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1. DRIVERS OF PKDA COMPREHENSIVE DEVELOPMENT PLAN  

Comprehensive development plan as the name suggests should look into all the sectors and aspects of development, ensuring sustainable growth and a better 

standard of living that what exists in the plan design stage. The Puri Konark development region has myriad potential through its natural bounties and its human 

resource. However, the key to its sustainable future lies in striking right balance between the development and the opening up of its lesser explored dimensions 

and a meticulously driven conservation efforts.   

The previous volume was dedicated in understanding the baseline scenario. The existing situation the way it operates and the issues and concerns of the same 

were explored. Various gaps in the service in the existing as well as the proposed scenario were studied and the projections were undertaken. The studies 

aspects were those of Demography, socio- economic conditions, Land use set up, traffic and transportation scenario, physical and social infrastructure 

availability, heritage status, environment and disaster related aspects. While volume 1 was heavier in understanding what exists, the volume 2 is dedicated to 

the proposals and interventions that may eventually lead to the larger development vision of the region. It also consists of the design details of various pilot 

interventions and projects that on shorter run shall set the stage to the long and medium term interventions suggested in the plan.  

Land use planning strategies have been identified as an important tool to percolate growth in the desired direction, spatially, socially, economically and in an 

environmentally sustainable manner. Provisions for infrastructure and the specific areas which require further studies have been elucidated through this 

proposal. Owing the special nature of the region dedicated heritage proposals has been suggested. This shall aid in the strengthening and development of the 

heritage base of the city as well as contribute to the revenue generation of the city. The tourism management land helps in reiterating the unexplored bounties 

of the region and the interventions through which PKDA and its people can better manage these. The disaster management plan identifies the components of 

disaster planning and addressing the same with minimal damage to life and assets, suitable interventions have been suggested. 

The final sections consists of the institutional strengthening and highlighting the capacity building needs of the authority for the better implementation of the 

proposed plans and the programs in the region. This section also highlights the phasing of the several activities based on the investments required, institutional 

strength and the need of the same owing to the rising demand.   

The proposals for the PKDA region are based on the following  

 Addressing the issues and concerns derived from the situation analysis  

 Understating the future growth trends in the region, natural as well and desired and plan for the same. 

 Identification of the infrastructure gaps in the region and planning for the same, both consolidated demand in the urban areas and the fragmented 

demands in the rural areas.   

 Development of a robust institutional framework for the better management and implementation of the plan  
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The environmental issues of the region are rooted in the poor infrastructure facilities. The rampant eutrophication of almost 70% of all the water bodies, both 

lakes/kunds and Nalas, indicate lack of sewage management. The estuaries of the rivers of Kushabhadra, Nuanai, Ramchandi and Kadua, need to be 

protected and conserved. The proposal of the activities in these region, are asymptotic to these concerns.  The coastal zone norms and the amendments in 2011 

should be adhered to in all the developments that are proposed. The interventions of tourism that are proposed in the forest areas are strictly based on the 

clearances from the forest department.  

Addressing these issues this volume of the Comprehensive Development plan shall focus on formulation of Land use planning strategies, Land and Housing 

development and slum up-gradation schemes, Physical and social infrastructure arrangements, Heritage and tourism development the cost estimation for 

investments along with the institutional arrangements as well as capacity building for regional development of Puri Konark Development authority area. 

1.1 SWOT of Study Region  

The following section summarizes the SWOT analysis of the site.  

1.1.1 Strengths  

 Rich Cultural and built Heritage  
 Pristine Beaches and Landscape 
 Regional Connectivity 
 Abundant tourism opportunities  

1.1.2 Weakness  

 Old City Core requiring renewal 
 Internal Circulation and Traffic Infrastructure 
 In adequate sanitation infrastructure  
 Lack of Social and Community Spaces  
 Limited Economic Opportunities 

1.1.3 Opportunities  

 Long scenic unexplored coastline  
 Eco tourism  
 Tangible and intangibles heritage  
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1.1.4 Threats  

 Disaster vulnerability  
 Unplanned development  
 Fragile ecosystems  

1.2 Vision 2031 PKDA  

Having understood the existing situation of Puri Konark development area the vision for the region can be developed at this juncture. The ways and means of 

achieving the vision shall be discussed in the subsequent sections.  The vision for Puri Konark Development Authority area has been elucidated as under:  

Developing PKDA into a vibrant tourist destination by weaving within its scenic fabric, the religious significance, culture and heritage, while augmenting 

the economic development and hence improving the quality of life while sustaining the growth with regional development, is the vision with which the 

CDP has been prepared.  

The various contributing components of the Vision 2031 of PKDA have been indicated in the following illustration.  
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1.3 Objectives of Comprehensive Development Plan  

The main objectives of the CDP are:  

 Developing a sustainable pattern of economic development 

 Conservation, maintenance and promotion of the special features like Forests, water bodies and heritage structures to develop a more meaning 

partnership between the citizens of PKDA and their built and natural heritage 

 Strengthening the traditional economic base 

 Improvement of the infrastructure levels in the region hence improving the quality of life and creation of more economic opportunities in the region. .  

 Strengthening the role of the Puri Konark Development Authority for better and more responsive administration and development of the region.   

The Comprehensive Development Plan focuses on: 

 Generating the up-to-date urban land use map of the area using revenue maps and recent period satellite imageries using GIS technology in 1:2000 

scale  

 Formulating a meaningful physical development Plan to regulate and guide the urban growth in the region by 2031 A.D. in a planned and healthy 

manner as per the provisions indicated in ODA Act 1982 and ODA rule 1983. 

 

1.4 Structure of Comprehensive Development Plan 2031 Report   

The report has been structured as under: 

The drivers and vision of the PKDA region has been elucidated in Chapter 1. This chapter sums up the issues identified in the volume 1 of the report. These 

issues have been understood as the drivers of the proposed development. Chapter 2, details the vision of the Puri Konark Development, the underlying 

principals and the concepts of development have been explained in this chapter.  

Chapter 3 introduces the land use proposals of 2031, the density calculations and the identification of the nodes and corridors dispersing the development 

have been studied in this chapter. The 4th Chapter details the land use proposals of the region zone wise, and land use allocations have been elucidated in this 

chapter. The integrated land use chapter sums up Chapter 4.  The means of securing the desired development pattern has been explained in Chapter 4, under 
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2. ENVISIONING PKDA  
 

Puri Konark is a special area, a region which is deeply rooted in its culture, tradition and heritage. Its planning concerns are more complicated and challenging 

than the usual demand supply gap driven planning approaches. The development has to be a balance of conservation, promotion, management and provision 

of new opportunities for the region to grow, in terms of economy and the quality of life of its citizens and also the quality of life of its tourist.  

Through the comprehensive development plan the sectors which need conservation, promotion and development have been identified. These interventions need 

to be visualized spatially also. Identification of germane growth catalysts for PKDA is the need of the hour. The role of the CDP does not end at formulation 

vision and plan, but to also need to identify the mechanism and tools through which these plans may be implemented. The sustainability of the proposals based 

on financial, environment and understanding the carrying capacity of the region to withstand these planned interventions have been identified through the 

course of the study. The following sections give a brief idea, of “envisioning PKDA”, the identified activity patterns and the driving forces of the planning 

decisions that have been take for the same. The vision for PKDA has been developed in three layers  

Regional Development 

The regional vision is aimed at improvement of the employment opportunities, improving the 
connectivity and dispersal of the amenities for better outreach to the residents and tourists  

Urban Centres 

Congesting Puri and creation and provision of counter magnets to facilitate the same. Creation of 
better infrastructure levels in the new planned developments 

Neighborhood Level 

Improved connectivity, safety and recreation opportunities for healthy living. Mix use development 
for dynamic urban form and easy commuting

Figure 5- Envisioning PKDA 
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2.1 Regional Development  

The regional development of the Puri Konark region is the first layer while envisioning the development pattern of the region. The development vision at this 

scale is to primarily bring the two towns of Puri and Konark closer, more so in a twin town concept. The mobility pattern and the choices of system to traverse 

between the two need to be augmented. Puri and Konark are envisaged as developing symbiotically through strong physical social and economic links. The 

following sections discuss the intricacies of the Puri Konark development pattern.  

2.1.1 Twin Towns of PKDA  

PKDA area comprises of Puri city, Konark NAC and other administrative units primarily rural in nature. In current scenario all areas are being developed 

independently, without the consideration of the other’s development patterns, and lack a coherent development plan.  The land use proposal therefore 

promotes twin town development especially for Puri and Konark. These are the two main growth nodes of the region, with a concentration of economic 

opportunities, as well as tourist attractions. The induced growth patterns in the region have been oriented at inter weaving the two cities in terms of employment 

opportunities and the amenities.   

To implement the twin town concept, addressing the corridor development between the two is crucial. The growth demands till 2031 do not allow the entire 

corridor to be developed equivalently, however at this point the identification of the intermediate growth nodes has been done. Growth nodes are the  

development nodes which would help PKDA develop rather rapidly and would  help diversify the economy of the city and would also  at the same time 

enhance  opportunities  to live and work in the such area.  The proposal therefore provides such “driving forces” or growth nodes for future development.  Such 
growth nodes are 

 Special commercial zone 

-  IT hub 

- SIZ to promote economic development and to invite large businesses and companies to India 

 Tourism zone  

-  Puri ,  Konark and the area surrounding  has unique potential to attract tourism and related business such as 

 Shamuka beach development 

 Area near Ramchandi to be developed  for mainly tourism infrastructure,  hotels, resorts and similar activities 

 Targeting tourist infrastructure, hotels, golf courses, budget hotels to international brands of hotels and resorts etc. 

 Regional bus station 

- The proposed bus terminal would act as a growth node for Puri City and would be instrumental in bringing in more small and medium scale 

commercial development.  



Comprehensive Development Plan – PKDA 2031 

  CEPT, Ahmedabad 26 

-  Strategic location  

- Proximity to  the temple and other touristic places  
- Connectivity to NH  connecting Konark,  BBSR 

Studying the existing development pattern and the location based carrying capacity of the land for such an intervention has been undertaken. A special 

institutional hub, special commercial zones and eco villages have been included. These activities proposed at the identified nodes are such that they may sustain 

on themselves, with patronage not only from Puri and Konark but a larger region. These activities have been discussed in detail in the section detailing the 

activity pattern identified for the PKDA region.  

2.1.2 Special Zone for Tourism Development  

The special nature and the immense tourism potential of the PKAD region, calls for identification of special tourism nodes and development of facilitating 

facilities for linking the same and provision of enjoyable experience to the visitors of the region. The proposed tourism activities aim at all the user sections from 

high end luxury tourism to middle and lower middle class user section.  

 Shamuka beach resort proposal 
- High end hotels 

- Resorts 

- Beach side cafes, restaurants 

- Golf courses 

- Boating and sightseeing areas 

 Special tourism zone near Ramchandi mandir 
- Cater to local as well as international tourists 

- International hotels and resorts 

- Budget hotels and  Dharmasala 

- Landscaped areas 

- Beautification of beach area 

- Boating and other related activities 

 Village tourism models for Block B  
 Beleshwar area development  
 Tourist trails and treks  
 Demarcation of Puri and Konark Heritage Precincts  
 Nuanai Riverfront  
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The attached illustration indicates the various growth and activity hubs in the proposed PKDA CDP.  

 

Figure 6: Hubs of specialized activity 

2.1.3 Improvement of Economic Opportunities  

For the regional growth creation of economic opportunities has to be created. The economic opportunities should be asymptotic to the skill levels, existing and 

induced in the locals for them to gain meaningfully from the proposed economic opportunities. The various provisions for the improvement of the economic 

opportunities and the diversification of the economic base of the region are elucidated as under  

 Creation of counter magnets in the peri-urban areas like IT SEZ and allocations for industries  
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 The economic opportunities in terms of the commercial and the industrial allocations have been dispersed hierarchically at the sector level; concepts of 
walk to work have been incorporated.  

 Strengthening of the existing economic base of tourism through the provision of the eco-villages, better heritage management and infrastructure 
provision.  

 Provision of agriculture markets and facilitating infrastructure to promote agriculture and allied industries  
 Creation of alternate transport links between Puri and Konark shall open up the villages of Block A.  
 The regularization and handholding of the fishermen, which are an important alternate economic base, should be undertaken.  
 Opening up of the coast to tourism shall strengthen the economic opportunities.  
 Regularization of the tourism activities and the formalization of the allied activities shall lead to the improvement of the revenue streams from the same. 
 Strengthening the infrastructure levels, the basic services allow better productivity and efficiency at work.   

The basic services to the poor and the rural areas need to be augmented and attempts at the improvement and strengthening of the existing facilities and 

improving the outreach of the facilities has been taken care of. They have been enforced through design interventions and also strengthened through policy 

interventions.  

2.1.4 Improving Mobility 

Transit corridors have been the growth precipitators. Hence the mobility corridors have been identified along the selected growth nodes of PKDA. The road 

development pattern has been designed such as to reciprocate the development pattern. It has been attempted to induce public transport into the region 

through the identification of corridors which generate sufficient ridership, through the proposed interventions. Bus stops, terminal facilities and parking needs 

have been calculated and translated into the land use and moderated through the development control regulations.   

Even though Puri and Konark are the main tourist attractions as well as the economic centers of the region, they are not well served or connected by public 

transport networks. To promote the use of public transport and to provide mobility corridor and modal choice to the residents, commuters as well as to the 

tourists the proposal indicates efficient shuttle bus service between Puri and Konark.  The plan also proposes a loop / ring BRT route all   at the periphery of 

the Puri city.   This shall act as an outer ring road for Puri town and connect the places of interest both tourism and economic activity based. This proposed bus 

transport system will also serve the newer area developed areas beyond Atharnala, Narendra tank as well as the new business/ tourism centre “Shamuka 

Beach” 

 To efficiently implement the transport system proposed activities are mentioned below.   

- Regional bus stand  

- Bus stop 

- Parking areas 
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2.1.5 Hierarchy of Amenities  

The development of areas specifically urban and peri-urban areas need a hierarchy of facilities. The city centers, sector centers and the neighborhood have 

been designed hierarchy.  The scales of each facility various based on the catchment section it is to cater to. 

 

Figure 8: Hierarchy of amenities 
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The attached illustrations indicate the same.  Provision of the recreation areas and the greens has also been designed with the same concern. The city level 

greens flow into the district and neighborhood level greens through a continuous green network along the major road corridors. The setbacks under the 

development control have been mandated to bring out the same. The attached illustration indicates the planned green spaces in PKDA. 

2.2 Urban Centers  

The twin urban centers of PKDA, Puri and Konark should have different growth strategies based on the existing and the envisaged growth patterns. While in 

Puri the current requirement is de-congestion of the existing areas and the conservation of the heritage and natural features, Konark needs a more cohesive 

growth strategy for the future development pattern. The following sections detail the envisaged development patterns of the urban centers in the region.   

2.2.1 De-congest Puri Town   

Due to religious and spiritual significance, the city has experienced rapid growth especially around the temple area.  Importance of the Jagannath temple and 

the proximity to beach are 2 main driving forces for people to reside in the city.  Over a period time the city has experienced inward growth. It is quite 

evident that growth over the last few decades have overburdened the infrastructure that city had.   This has resulted in  

 Stress on heritage precincts 

- Densification of  heritage core  

- Congestion on road 

- Extremely narrow roads and no scope for widening due to dense development in both sides and the religious sentiments of the people.  

 Overburdened services delivery/ Lack of adequate infrastructure 

- Water management 

- Sanitation 

- Transportation 

- Water supply 

 Lack of developable land 

- The city has very limited government land to  provide public amenities and infrastructure to enhance the quality of life within the city 

- The prime  lands are developed as residential areas, without sufficient allocation for amenities  

- Major chunk of land owned by temple trust and  is mostly used for religious activities / infrastructure only 

- Due to lack of available land -  unable to  provide  green spaces and open areas for  residents of Puri, this can be understood from the over all 

percentage of open green recreation areas in the city 

 Due to above mentioned reason the land use plan provides minimum development within the city. the development proposed would cater to only 
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- Special tourism related infrastructure 

- Commercial activity and  enhance the economic base 

-  public green spaces 

-  small  residential development to  incorporate the natural growth of the city   

2.2.2 Develop “New Puri” 

In order to ease the increasing stress on Puri town and the house the increased population of Puri, new areas need to be planned. It is suggested that the 

peripheral areas of Puri, Puri Sadar can be developed as “New Town- Puri” to absorb the increasing population. This is a sparsely populated area when 
compared to Puri, and hence there is opportunity for better urban management and lay trunk infrastructure before actual development. It is suggested that 

provision of infrastructure shall permeate growth in this region. The planned counter magnets of Puri have been provided in this region, to provide with 

alternate employment opportunities.  The overall objectives of the development of “New Town- Puri” is to  

 Relive Puri Town of congestion 

 Planned development in the new areas 

 Provide better quality of life  to people 

 Provide  multiple residential options as well  as  opportunities for  employment 

 Concept of green infrastructure -  by providing adequate  green cover,  public parks and open areas for  residents of the new communities 

 Provide adequate social amenities 

 Provide employment opportunity.   

 Improved connectivity to maintain the connection with Puri and the larger region 

 Public transport option 

The newer development is envisaged keeping the modern design and site planning principles. The area not just caters to the need of the growing population 

but also helps to develop the area and attract people to come and reside in the envisaged development.  New Puri is developed to de- congest the existing 

city. 

2.2.3 Planned Density Variation 

To secure the envisaged development pattern it is required to regulate the densities based on the growth potential. Density regulation is an important tool to 

manage the stress on land. The areas which lack the carrying capacity to sustain high intensity development need to be balanced with density slabs. It is 

envisaged to reduce the densities from the major transport corridors to the inner areas. The proposed residential categories are of R1 R2 and R3, which 

decreasing densities respectively. Most of the residential development along the major road or surrounded by commercial activities have high density 
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Figure 11: Three dimensional character of proposed uses 

2.2.4 Cultural and Ecological Sensitivity 

PKDA area has a high percentage of the agriculture and no-areas like those of wetlands, forests and water bodies. The proposed development should 

maintain and enhance the same. The heritage stock of the region comprises of both tangible and non tangible heritage. The various components that have been 

included in conservation and restoration are -  
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 Acknowledge the rich heritage of city 

- Tanks / kunds 

- Temples and mathas 

- Ancient ashrams and  jagaghars 

- ASI / UNESCO protected monuments 

 Weaving the natural recourses into the proposed future developments such that they may be conserved and contribute meaningfully to the quality of 
life at the neighbourhood level.  

 Minimum interventions in the no go areas   
 The agricultural lands have been preserved as much as possible, and only in areas where the development pressure is too high has the agriculture land 

been converted for development purpose.  

2.3 Neighborhood level  

Managing growth, reducing traffic, creating sustainable development, and making smart transportation investments; these are all challenges we face today. 

New Urbanism is a development strategy that addresses these issues more by creating communities that are livable, walkable, & sustainable, while improving 

the quality of life. The principles of New Urbanism can be applied increasingly to projects at the full range of scales from a single building to an entire 

community. 

The neighborhoods have been planned based on the concept of new urbanism. The attached chart indicates the tenets of new urbanism that have been used for 

developing the Puri Konark region.  

  

Figure 12: New Urbanism Concept 

The attached illustration explains the concept of walkable amenities and the planned variation in density and mixed use at the neighborhood level in the Puri 

Konark Development. A typical sector has been taken for the development of the concepts. Similar neighborhoods have been identified in the region and the 

similar configuration has been used.  
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Figure 13: Typical neighborhood- Mix use clusters  

It can be observed that the medium density 

development abut the sector binding roads and the 

low density purely residential clusters follow suit. The 

neighborhood level commercial and institutional 

facilities are located at a walkable distance from the 

residential.  

The greens are planned such as to absorb and give 

opportunities for the spillover activities from not only 

the residential but also the commercial and the 

institutional.  

This is a sample module, and similar modules join to 

form the sectors. These sectors have a sectoral node, 

for locating higher order amenities of health, 

education and commercial facilities.  

While the sector binding roads and the internal roads 

are for the motorized traffic, the internal roads may 

be used for non motorized means of transport. The 

intermodal facilities are located in the sectors, such as 

to make it convenient for people to avail the public 

transport opportunities.   

2.4 Mixed use Development  

Indian cities have been traditionally mixed use in nature. The modern experiments of urban planning gin the country have attempted to secure segregation and 

compartmentalization of land uses, the likes of the cities of Chandigarh, Bhubaneshwar and Gandhinagar. However in a traditional setting of Puri and its 

surroundings, it is suggested to develop mixed use, because of the following advantages that this has in the context of PKDA area  

 Dynamic urban form  
 Blending of functions  
 Safer neighbourhoods  
 Walk able amenities  
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3. INTRODUCTION TO PKDA LAND USE – 2031 

This chapter gives an introduction to the land use planning and calculation procedure for the proposed Landuse 2031. The various assumptions taken based on 

the envisaged growth scenario has been discussed. The assumptions and the growth scenarios and the growth pattern have been discussed in this chapter.  

3.1 Land Requirement Determination 

The process of determining the land use distribution is dependent on the standards, the requirements of the region and the existing level of amenities. The area 

requirements have been calculated based on the same. The attached table elucidates the assumptions for area calculations. The residential areas of PKDA 

have been defined in three categories namely  

 R1- Purely residential low rise low density development. This is typically characterized by the planned low rise housing.  
 R2- Medium rise medium density development  
 R3- High rise high density development with allocation of commercial facilities  

The facilities for commercial, industrial, institutional and amenities and green recreation areas have been calculated based on these categories. The attached 

table indicates the per person area requirement under the various categories. UDPFI has been taken as the minimum basic standards and the additional areas 

have been suggested based on the growth and density pattern that has been envisaged in the region.  

Table 1: Land use calculation assumptions 

  R1 R1 R3 Assumptions/Remarks  
Per person residential area  0.004 0.003 0.0025 Based on case studies 
Per person commercial area  0.001 0.001 0.001 

Based on UDPFI and moderated as per the 
PKDA area. Allocations for the special 
zones have been taken over and above 
these assumptions.   

Per person institutional area (School, hospitals, banks, 
religious, police, jail, petrol pump ) 

0.002 0.002 0.002 

Per person green/recreational areas  0.0035 0.0025 0.0025 Based on UDPFI and moderated as per the 
PKDA area  

Per Person transport  0.001 0.001 0.001 Based on road density per person and 
UDPFI standards  

Per person industry  0.0006 0.0006 0.0006 40% WPR and 150sqm per worker of BUA 
and FSI 1 

Per person space 0.0121 0.0101 0.0096  
Gross density  80 95 110  
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3.1.1 Density Calculations  

The density calculations have been done considering the relation between the existing development and the proposed development corridors. The density 

patterns have been regulated based on the location of the activity hub and the identified intensive and extensive development scenario. The residential density 

in the three classes have been identified as 80 PpH in the low rise areas, 95 PpH in the medium rise and 110 PpH in the high rise areas. The high density 

residential areas are off-setted with the provision of sufficient institutional, commercial and public areas. The plot sizes in the low rise low density have been 

kept high such as to initiate the process of development dispersion from the core city areas. It should be also noted at this point that PKDA constitutes of quite a 

high percentage of non developable lands constituted of forests, wetlands, gullied and eroded lands and water bodies. Hence the gross PKDA as well as the 

zonal densities are much lower than the calculated densities of 80, 95 and 110 PpH.   The allocation of these amenities has been indicated in the annexure and 

has been further elaborated on the development control regulations.  

The residential areas from R3 to R1 have been dissipated from the major road corridors which have the R3 category abutting the road followed by R2 and R3 

in the fringe areas.  The proposed densities have been achieved by examining the difference between the carrying capacity of the existing urban area from 

the projected population such as to assess the spillover population, which needs to be dissipated over the developable land.  

The land potential analysis and the land suitability analysis layers were then superimposed over the existing land use so as to identify the density patterns. The 

density was regulated with the FSI and the plot sizes. The ground coverage was also regulated such as to meet the per person open area norm. It is estimated 

that the low density areas shall expand to meet the future requirements through densification and intensification with the increase in the municipal area limits.  

The residential clusters are to be fragmented into low density low rise, medium density and high-rise developments depending on the location. The areas 

abutting the roads are to have high density mixed use development such as to garner the advantage of road frontage. These blocks can have commercial 

amenities in the G and G+1 and residential development on the higher levels.  
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3.1.2 Identification of Government land  

The identification of government land for locating the public amenities, institutions, roads, recreation areas is essential for the speedier implementation of the 

proposed land use allocation. The ideal distribution of the land use classes have 

been considered based on the requirement and the travel distance and time to 

these amenities from the residential sectors.  

However it has been observed that the government lands have been lesser than 

that required to put all the public uses on them. Hence CEPT suggests the 

adoption of the TP scheme mechanism in areas where the government land is 

lesser than that required. The attached illustration explains the limitations of 

allocating all the amenities on the government land.  

The parcels of government lands are located on the outer periphery of the Puri 

Sadar area, the propensity of these areas to urbanize shall be only after the 

intervening areas have become urban, and hence the redistribution of the sectors 

based on the government land is not feasible.  

Despite not being located on the government lands the water bodies need to be 

conserved on the proposed land use, and hence the recreation areas have been 

suggested accordingly.  

 

 

3.2 Growth Corridor Identification  

The process of designating growth corridors and the identification of potential lands for the future expansion of the designated activities is governed by the 

development vision of the area and the existing growth trends. The land allocation for various activities is based on the demand in the region. The demand can 

be further segregated into two categories. The first is the natural trend based growth of the region and the second is the induced demand which is originated 

from the activity pattern that is envisaged in the region.   

Figure 16: Government land 
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The spatial distribution of the land is based on the land suitability and the availability of the conducive amenities in the region such that the area may support 

the proposed activities.  The area distribution and the calculation of the land requirement is done through guidelines, case studies and customizing it to the local 

requirements. A reasonable objective would be for 70-80 percent of new development to occur within the designated growth areas.  

The UDPFI specifies the land requirement and the norms for the distribution of land according to the various categories. These standards were followed for 

identification of the area required under the various heads. However these were also customized to the regional requirement since the UDPFI details for urban 

areas and there is a considerable share of rural areas in the region. The UDPFI details the land requirements based on threshold population. However in the 

case of rural areas the population is often not enough to house the proposed amenities based on normative planning principals. Hence in these cases a 

developmental planning policy has been followed such that the amenities are assessable to the rural population which shall induce development in these areas 

and also help in dispersing the development and reliving the stressed urban areas.  

With these guidelines for designating rural and growth areas in mind, consideration has to be given to the characteristics of each area. The identification of the 

growth areas are based on the absorbing capacity of the region for new developments, environmental constraints that the area might have, and the existing 

development characteristics’ of the area.  

There are different kinds of growth areas (residential, commercial, and industrial), and different kinds of rural areas (agricultural and forest).  Among growth 

areas, it may designate (for example) one or more types of residential growth areas, one or more types of commercial or industrial growth areas, traditional 

downtown areas, other mixed use areas, and/or seasonal resort areas. These concerns have been addressed by identifying the lands as the Special 

Institutional areas, differentiating the residential areas, classification of the commercial areas based on the feasibility of each.    

Identification of the area for growth have been classified under three categories 

3.2.1 Land Suitability Analysis  

Land suitability analysis is a tool to identify the suitability (or the unsuitability) of the different land parcels for development. While planning for the PKDA 

region the sensitivity of the environmental receptors and the need to protect and conserve them was felt. Hence environmental suitability to understand the land 

parcels that can sustain development and the areas which need to be conserved was undertaken.  A GIS based analysis was carried out, based on the detailed 

land classes and sub classes received from ORSAC. The suitability evaluation supports a preferential decision to provide certain type of activities within a 

particular landscaped/land covered condition. The suitability analysis was done through a systematic, multi criteria analysis of different conditions, land type, 

and landscape. Two broad zones were identified based on the land suitability  
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Map 2: Land Potential Analysis 

3.2.2 Growth Nodes  

Growth nodes are located in close proximity to the developed urban areas which have the propensity to be developed in the immediate phase. These have 

been identified as the future hubs of development. They are characterized by the creation of urban/regional level magnets and activities. They shall be acting 
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as the next hierarchal level of development dispersion points. The identification of the growth nodes has been done based on the availability of the 

“urbanizable” lands, proximity to existing development and also the presence of transport network. The identified growth nodes have been marked 

conceptually on the attached map.  

Growth areas have been designed with the following criteria:  

 Have, or can efficiently obtain, public facilities and services.  

 Have natural characteristics suitable for development.  

 Are large enough to accommodate the expected growth over the next 10 years.  

 Can accommodate a variety of housing types.  

 There should be sufficient scope of integrated development around these areas for development beyond 2031.  

3.2.3 Growth corridors  

Growth corridors as the name suggest are the links between these growth nodes which create a corridor sort of development linking these identified hubs. 

There are heavier on the residential and the institutional required to support this residential land uses. This model of development helps in the penetration of the 

infrastructure facility and the urban amenities in the peri-urban and rural areas through the transport corridors. Promoting mixed use within these areas shall 

aid in the reduced job-home distance. This also allows the transit corridors to be developed as mass transit corridors, creating sufficient demand along the 

same.  

3.2.4 Rural Areas  

PKDA region is characterized by lush and productive agriculture fields and rustic rural settlements. It is crucial to conserve as much as possible of agriculture 

elands and the rural settlements that are not prone to urbanization through the CDP horizon. The rural areas have been designed such as to   

 Include important agricultural and forestlands.  

 Include large areas of contiguous, undeveloped land used by wildlife, for resource protection, and for outdoor recreation.  

 Include important natural resources and scenic open spaces.  

 May have very low densities of development interspersed among fields and woodlands.  

 Should not include areas in which a significant portion of the community's development is planned to occur.   

Rural settlement and rural character conservation has been attempted along with installation of social and physical infrastructure as per requirement. The 

identification of these areas has been done based on mapping of the existing amenities and the need forecast in the region. Thrust on access has been given 

for the amenities.  
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3.3 Activity Allocation  

Based on the understanding of the results of the land suitability analysis and the growth potential of the various parts of PKDA, activity based zones have been 

identified in the PKDA area. The development intensity shall vary in these identified zones made on the LSA outcomes of suitable, moderately suitable and not 

suitable. The unsuitable areas identified from the LSA are categorized under conservation zones, and the suitable and moderately suitable likewise. These are 

discussed as under.  

3.3.1 Development Zones   

The development zones have been marked based on the growth potential of the subzones. It has been observed that the Puri town has significantly high 

population concentration as compared to the region. The plan attempts to decongest Puri town and disperse development in the region. Hence these 

Development Zones have been identified and the activity pattern has been developed such as to create counter-magnets to Puri and induce growth the peri 

urban areas. The intermediate growth node shall help in brining Puri and Konark close through an intermediate development. This area is in close proximity to 

the proposed Institutional Hub and SIZ and shall also have impacts of the same. A region level commercial and recreation hub can be created in this location. 

Primarily residential area shave been suggested and this area is estimated to have high real estate demand driven by the “second home” concept.  
Sandwiched between lush agricultural fields and dense forestation this zone is poised for extensive development in the future.   

 

Map 3: Development Zones 
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3.3.2 Heritage Zone and Institutional Zone   

The heritage zone has been marked for Puri and Konark with the aim of preserving and promoting heritage based tourism in the region. The other 

developments in these heritage precincts have been closely moderated through stringent development control in these areas. While the Bhadrasahi area and 

the Grand road has been earmarked as heritage precinct in the temple town of Puri in Konark the temple precinct and the adjacent layer of built ups has been 

identified under the heritage zone. Demarcation of the heritage area especially in Puri not only takes into consideration of the temples and religious 

establishments but also the holy tank sin the city. It is expected that identification of the Heritage Subzone shall contribute to better implementation of the 

protection and preservation schemes. Special projects that are suggested for the same have been indicated in the relevant chapters.  

An institutional area has been marked as puncture in the forest areas. This is envisaged to develop into a knowledge hub of the region and not confined to 

PKDA but state and national level. Theme based education entrepreneurship training; traditional studies and art forms are suggested for this region.  

 

Map 4: Heritage and Institutional Zone  
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3.3.3 Restricted Development Zone  

As has been already discussed the population pressure and the crippling infrastructure issues of Puri Town, in the proposed land use 2031, Puri Town has been 

suggested as a low intensity development. Hence the growth magnets are to be shifted/created to the peripheries and the identified growth zones as the 

developed zones.  

It is suggested that the vacant areas in the periphery of Puri to be developed as green/recreation areas for the city, which it currently lacks. However 

considering the natural growth patterns and the need for urban lands within Puri some areas have been proposed for Intensive development. The aquifer areas 

have been conserved, and no development plan has been prepared for the no development zones.  

 

Map 5: Restricted Development Zone 
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3.3.4 Tourism Zone 

The areas with special opportunities for tourism has been put in dedicated Tourism Zone. These shall have all the opportunities as well as the amenities required 

for the tourism. The proposed Shamuka Project has been included as one of the major tourist hubs of the region. Another location identified in the area is that of 

the river mouth close to Ramchandi beach. The proposed ferry service links these points on the region. In the Zone 6 new areas for the proposed eco village has 

been suggested. This is a very low intensity and subtle approach for tourism development in the region and shall aid in improving the socio economic conditions 

of the locals as well contribute to the overall regional development.  

 

Map 6: Tourism Zones 

 






































































































































































































































































