
Volume III, Issue VII, July 2014                                 IJLTEMAS                                                          ISSN 2278 - 2540  

 

www.ijltemas.in Page 32 
 

The Impact of Increasing Land Value and 

Population in Cities– Case of Chennai City 
 

Santhakumar Swamidurai 
Assistant Professor 

School of Architecture and Planning, 

Anna University, Chennai, INDIA 

 
Abstract - The rapid urbanization has created immense burden 

on land in the urban areas of the world. High land utilization 

pressure is felt in the core areas of the city due to increasing 

land value and functional requirements. Chennai city one of 

the fourth highest densely populated cities in India is facing 

this pressure is taken as a case study. This paper identifies the 

areas which are having high land value that undergoes serious 

pressure for development due to land value and increasing 

density of population. The areas which are of old developments 

and having high commercial value were found to be having the 

pressure for optimal land utilization for residential and 

commercial purpose. This paper establishes the problems 

caused due to high development pressure and the need for 

alternative approaches in utilization of land for a sustainable 

city development. 
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I.  INTRODUCTION 

 

he per capita land resource availability has been 

decreasing over the years in India. In 1995 it was 0.89 

hectares, decreased to 0.27 in 2007 and the prediction shows 

it may further reduce to 0.21 hectares by 2030 [1]. In 

correspondence to the above there is a tremendous economic 

growth throughout the urban centers. The GDP to economic 

value addition in the cities have increased from 46 percent 

in 1990 to 54 percent in 2001 and by 2030 it is expected to 

rise further to 70 percent with an urban population of 40 % 

[2]. This increase pushes us to a great pressure on 

development in the vacant and underutilized lands in the 

core areas of the city. Residential, commercial and civic 

projects demand is more since the land value is high and 

other uses like offices and industries are preferred more 

towards the periphery since the rental value will be lesser. 

Hence an alternative approach of land utilization has to be 

planned for the core areas of the cities. 

This paper is divided in to three sections. The first 

section gives an over view of the impact of land value on 

urban development. The second section explains the urban 

problems due to high land value and density of population. 

The third Section gives the Conclusion and discussions for a 

sustainable city development. 

 

II. IMPACT OF HIGH LAND VALUE AND DENSITY OF 

POPULATION 

 

The various factors which determine the land prices 

of an area are location, land use, amenities, allowable FSI, 

speculations, changes in interest and development trend in 

service sector [3]. This increase in land price has pushed the 

market to go for immediate development in the areas having 

high land value since the revenue generated will be more in 

these areas. The increasing land value causes increasing 

urbanization and encroachment of rural land and transferring 

it to urban plots in the peripheral areas [4]. The development 

is both urban sprawl and increased density with in the city.  

The Fig. 1 shows that the Chennai Metropolitan 

area along with other urban settlements in the hinterland has 

experienced a rapid pace of urbanization. In the process, 

Chennai has lost agricultural land from 40,991 ha in 1991 to 

22,130 ha in 2004 [5]. 

Fig. 1: Urban Sprawl of Chennai Metropolitan area from 1987–2009 [6]. 
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Fig. 2: Population distribution and percentage growth from the city center from 1971 to 2001 

 

The Fig. 2 shows how the population of Chennai 

has increased over the years with city expanding outwards; 

the increase is not greater beyond 10 kilometers in 2001 

Even though the rate of growth of population has decreased 

in the areas below 5 kilometers the absolute value is high 

[7]. Due to development projects in many areas. Single 

family plots are getting replaced by apartments or 

commercial buildings due to high market value. There has 

been a transformation in the recent years but the density in 

the core areas has retained its high value with more 

development due to land value push and functional 

requirements for the high residential density.  This increase 

has created burden on the land use for immediate 

developments and creating various urban problems. 

The study on the density of population shows most 

of areas with in the city crosses the average. The Fig. 3 

shows that the CBD area and old settlements like George 

Town, Old Washermanpet, Saidapet, Triplicane and 

Mylapore scores the highest density of population exceeding 

even 1000 persons per hectare in some of these areas. The 

growth of the Chennai metropolitan area is triggered by the 

economic activities along the major corridors GST, OMR, 

NH4, NH205 and NH45.  This development had a direct 

impact on the huge increase of land value with in the city. 

The market maximum land value in some areas of Chennai 

was 4000 Rupees per square feet in 1999 has risen to more 

than 25000 Rupees per square feet by the year 2011. The 

Fig.4 shows that the land price is more than 10,000 Rupees 

per square feet in most parts of the city. The highest land 

value is prevalent in and around the areas of Mylapore, Raja 

Annamalaipuram, Egmore, Purasawalkam, Thousand lights 

and Nungambakkam.  There few exceptional areas like Raja 

Annamalaipuram, Poes garden etc. having lower density and 

high land value mainly due to very high income groups.  

 

III. URBAN PROBLEMS CAUSED DUE TO HIGH 

DEVELOPMENT PRESSURE IN THE CHENNAI CITY 

 

The increasing density of population and increasing 

land value is creating pressure for development in the city. 

The rapid growth in urban population has created various 

problems in the Indian cities mainly because of 

technological and industrial boom. High population growth 

has created various problems mainly in transportation, 

industrial, housing, water and sanitation sectors [8]. Chennai 

being one of the fastest growing metro cities in India faces 

this pressure. The following section explains some of the 

problems which need to be addressed by alternative 

planning, policies and technologies.  

 

A. Urban Open space loss and lack of public facilities. 

 

The congestions due to haphazard developments 

has encroached many of the open space in the city. The 

public space is the breathing area for the congested urban 

areas. The city now occupies only 2.09 %( 366 hectares) as 

green cover. To achieve a sustainable city, the urban 

development has to echo the need to protect and conserve 

natural resources [9].  

 
Fig. 3: Density of Population Source: Census, 2011)
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Fig. 4: Indicative Land Value, 2012 [10]. 

 
B. Urban Transportation problems 

The number of vehicle population in city has 

grown to a phenomenal rate of about 28.14 lakhs in the year 

2009. The problems accrued by this growth are travel 

delays, accidents, air and noise pollution and ruining the 

image of the city [11]. The road in Chennai doesn’t have the 

carrying capacity for the required volume of traffic. The 

cramping of road space, has led to a low speed of 10 km/hr 

in the CBD and 18 km/hr in other major roads. The number 

of accidents in the city is about 625 persons die annually on 

the city roads with a fatality rate of 35per 10,000 vehicles. 

The study showed that 70 % of the road traffic is taken by 

the major road with the estimated pollution for the base year 

2002 exceeding in all pollutants like CO, NOx, HC and PM 

from vehicles with a high level of about 177.00 t, 27.29t, 

95.64 t and 7.29 t respectively [12].  

 

C. Urban Noise problem 

The amplitude survey conducted by the TamilNadu 

Pollution control panel reveals that amplitude exceeded the 

boundaries principally in business and the main areas as a 

result of transport movement. The noise level is found to be 

more than 80dB in most of the areas compared were the 

allowable level is only [13]. 

 

D. Urban parking problems  

 There is acute shortage of parking facility in most 

part of the city. About 15% to 65% of the road capacity is 

lost because of the improper encroached parking. The 

parking index is found to be more than one in majority of 

the business areas of the city [12].       

 

 

E.  Urban Floods 

The city faces blockages and pollution in the 

drainage channels creating flood during peak rainy season. 

For about 2,847 km of urban roads only 855 km of storm 

drain found in the city. The reason for this degradation is 

due to uncontrolled urban sprawl, encroachment of drainage 

channel, inadequate storm-water drainage, increase of 

impervious surfaces and lack of coordination between 

agencies [14]. 

 

F. Problems due to disposal system and Waste treatment 

plants 

The problems created by sewage treatment plants are 

[15]:   

 Noise near pumping station affects the 

communication facilities 

 Foul smell, noise, pollution disturbs the habitability 

of the area  

 The STP site affects the soil and water quality of 

the locality 

 Disturbance of traffic and bad odor is experienced 

during the removal of blocks in the sewers. 

Various other Problems with respect to housing, 

storage, water supply, etc., can be included based on the 

region. The solutions for these urban problems can be 

achieved only by alternative utilization of land. 

 

CONCLUSIONS 

 

 Land value growth is a phenomenon depending on 

the economic level of the city. With the increasing 

land value the city has to use an optimum 

utilization of land.  

 The density of population growth is directly related 

to the land value in most part of the Chennai city.  

 Plans, policies and projects have to look forward 

for alternative approaches like underground, high 

rise, underwater, multiples use, etc. to relieve the 

pressure for development and allows opens spaces 

as a breathing space.  

 The Second Master plan for Chennai is proposed 

for a density of 330 persons per hectare for the 

future. The alternative approach has to go with the 

plans such that the citizen’s physical, social, 

economic and cultural needs are satisfied for a 

sustainable city development.  
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