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Note on Impact of change in Ground Coverage for Sector 36, Rohini, 
Warehouse Complex 

1. Background: 

The Request for Proposal (RFP) for e-auction of license rights for a land parcel located in 
Sector 36, Rohini, New Delhi for Development of a Warehouse Complex was published on 
July 02, 2025. 

The plot area is approximately 23.2 acres across two plots: Plot A, measuring about 10.43 acres, 
and Plot B, around 12.73 acres.  

Plot A is accessible via one 30 m wide road from south and Plot B is accessible via two 30 m 
wide from north and south and 24 m wide road from the east.  

Plot A and Plot B are segregated via 30-meter-wide road. The TSS map of the site is show in 
the figure below: 

 

Annexure B

169



Page 2 of 10 
 

2. Key Site Details:  

The key site details as per the RFP published are mentioned below: 

S. No. Description Details 

1 Total Plot Area 

23.16 Acres approximately spread across two plots 
Plot A – 10.43 acres approximately 
Plot B – 12.73 acres approximately 
(Setbacks shall be governed as per MPD norms as two 
separate plots.) 

2 Permissible FAR 80 

3 Maximum Ground 
Coverage 40% 

4 Height 

Below 15 meters  
(As per UBBL 2016 – Table 3.2 – Risk Matrix for Storage 
Building/ Warehouse/ Godowns as per MPD 2021 Table 
6.4.2.1 Other Conditions) 

7 Parking 3 ECS per 100 square meters 
 

3. Summary of Pre-Bid Meeting 

The Pre-Bid meeting was held on Wednesday, 16 July 2025, during which prospective bidders 
raised concerns about the ground coverage limit of 40%, considering it insufficient and 
suggesting an increase to at least 60%. They also cited the ground coverage from other state 
bye-laws in support of their request. Formal queries regarding this issue, along with other 
concerns, were submitted by the prospective bidders. 

After the Pre-Bid meeting, a meeting was held with DDA officials to discuss the issue, during 
which the following details were presented by SBI Capital Markets Limited: 

The minimum setback as per Table 17.1 of MPD 2021 modified up to 31/08/2022 is given in 
the table below:  

S. No. Minimum Setback (In Meters) 

1 Front 15 

2 Right 12 

3 Left 12 

4 Rear 12 

 

• For Plot A, the site area is approximately 42,247.454 square meters, and after 
accounting minimum ensured setbacks, the area available on ground is approximately 
30,212.346 square meters. Thus, percentage of site area available after ensured 
setbacks to total site area equates to 71.51%. 
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• For Plot B, the site area is approximately 51,555.765 square meters, and after 
accounting minimum ensured setbacks, the area available on ground is approximately 
39,791.266 square meters. Thus, percentage of site area available after ensured 
setbacks to total site area equates to 77.18%. 

The Setback Layout of the site is shown in the Figure Below: 
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The details are tabulated below:  
 

Plot A Plot B 
Total Area (in Square Meters) 42,247.454 51,555.765 
Area Remaining after Setbacks (in Square Meters) 30,212.346 39,791.266 
% of Area Remaining after Setbacks to Total Area 71.51% 77.18% 
After ensuring setbacks as per MPD, 2021, the area available on the ground is more than 
70%. Thus, allowing the Ground Coverage to be increased to 60%. 

 
4. Comparative Representation of the Ground coverage and Setbacks 

The prospective bidders have submitted the formal queries via email in which the prospective 
bidders stated that the neighbouring states to Delhi like Haryana, Uttar-Pradesh and Punjab 
offers 60% or more ground coverage area respectively. 

The comparative representation of the ground coverage and setbacks for the mentioned states 
is illustrated in the table below: 

S. 
No. As per RFP FAR Ground 

Coverage 
Front 

Setbacks 
Side 

Setbacks 
Rear 

Setbacks 
1 Rohini Sector 36 80 40% 15 12 12 

Haryana 
S. 

No. State FAR Ground 
Coverage 

Front 
Setbacks 

Side 
Setbacks 

Rear 
Setbacks 

2 

Haryana  
(custom bounded) 75 60% 15 15 15 

Haryana  
(Non-agriculture) 75 60% 9 9 9 

Table (V) Warehouse/ storage/ Godown (Refer page number 36 of Haryana Building Code 
2017)  

Punjab 
S.  

No. State FAR Ground 
Coverage 

Front 
Setbacks 

Side 
Setbacks 

Rear 
Setbacks 

3 

Punjab  
(Wholesale/ IFC) 100 40% 6 6 6 

Punjab  
(Warehouse/ Godown) 100 65% 6 6 6 

Table (4) Wholesale Trade or Integrated Freight Complex (standalone); warehouse or 
godown (standalone) (Refer page number 73 of Punjab Building Rules 2021) 

Uttar Pradesh 
S. 

No. State FAR 
Ground 

Coverage 
Front 

Setbacks 
Side 

Setbacks 
Rear 

Setbacks 

4 Uttar Pradesh 80 

Max. 
Coverage 

after 
ensuring 
setbacks 

12 6 6 

 
Table 3.2.2.3, refer page 49 of UP Building 
bye laws2025 

Table 3.2.4.3, refer page 58 of UP 
Building bye laws 2025 
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Note: The relevant Ground Coverage and Setback details from bye-laws of the mentioned 
states is attached as Annexure-1   

 
5. Cancellation of Tender 

The Responses to Queries raised by Potential Bidders & Corrigendum No. 1 was published in 
which the Ground Coverage was raised from 40% to 50%. As a result, other key financial 
parameters were also revised. 

However, no bids were received by the bid due date of 28 August 2025 and subsequently tender 
was cancelled. 

6. Feedback from Prospective Bidders after Cancellation of the Tender 

Following the cancellation of the tender, feedback was sought from the prospective bidders and 
the same are tabulated below: 

S. No Name of the Company Feedback 
1 Chamadia Group • Opinion on Rental: To be able to offer an ALF of 

20 Crore, the entire site would have to be leased at 
a rental of ~ Rs. 70-80 per square feet.  

o City level warehouse which are usually 
taken up by players like Blinkit/ Zepto etc. 
(going up to maximum of 1.5 lac square 
foot) can command a rental of Rs. 40 per 
square foot).  

o However, the maximum rental that can be 
commanded from a large size warehouse 
(such as Amazon/ Flipkart and etc.) is Rs 
25-30 per square feet.  

• Opinion on Annual Escalation: The Annual 
Escalation of 5% and 7% is very steep. Annual 
Escalation in warehousing is usually 3% per 
annum 

• Opinion on Ground Coverage: May be increased 
to 60% 

• Opinion on Land Parcels: The site may be 
offered as a unified land and not two separate land 
parcels 

2 Pragati Warehouse • Opinion on Rental: ALF of ~ 20 Crore is very 
steep  

• Opinion on Bidding Parameter: MG + Revenue 
Share model may be adopted. As already being 
followed by CWC. Annual MG may be fixed at ~5 
crore and the Revenue Share (as reserve price) may 
be set at 5% 

• Opinion on Annual Escalation: The Annual 
Escalation of 5% and 7% is very steep. Annual 
Escalation in warehousing averages ~ 2% per 
annum 
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S. No Name of the Company Feedback 
• Opinion on Land Parcel: City level warehouse 

which are usually taken up by players like Blinkit/ 
Zepto etc. It will be difficult to lease the entire land 
parcel to such players. Thus, 

o The land parcel may be split and offered to 
2 separate licensees, Or 

o One part of the land parcel may have a 
moratorium of 3 years, and the other part 
may be allowed a moratorium of 5 years.  

• Opinion on IRR: Warehouse developers expect an 
IRR in the range or 15-20% 

• Opinion on Rental: Bidder feels they can 
command a max rental of Rs. 60 per square feet at 
the project site. 

• Opinion on Clearances and Approcals: Single 
window clearance as both pre and post 
construction approvals usually get delayed as the 
authority lies with MCD. This will delay the 
Construction timelines  

• Opinion on Change in Ownership: The lock in 
period for change is ownership should be linked to 
the start of operations and not to 5 years from 
Project COD 

3 Horizon Industrial Park • Opinion on Rental: ALF of ~ 20 Crore is very 
steep  
 

• Opinion on Annual Escalation: The Annual 
Escalation of 5% and 7% is very steep. Annual 
Escalation in warehousing averages ~ 2% per 
annum. Their escalation with CWC Projects is as 
below: 

o 12% every 3 years (from year 0 to year 10) 
o 10% every 3 years (from year 11 to year 

25) 
o 9 % every 3 years (from year 25 to term 

end) 
 

7. Impact of change in Ground Coverage from 50% to 60%: 
a. Estimated Development/ Project Cost: There may be a reduction in the estimated 

development cost as with the higher ground coverage we estimate that the licensee 
will build more at the ground level and less on the higher levels to consume the 
available FAR. 
 

b. Bid Security: With reduction in Project Cost, the Bid Security (calculated as 3.5% 
of the Project Cost) will also reduce 

 

174



Page 7 of 10 
 

c. ALF: The ALF may increase as the estimated project cost has reduced, and thus 
the bidder can pay a higher licence fee to DDA to maintain the same level of IRR 
of around 15.5%  

 
d. Net Worth: Due to the reduction in Project Cost, the Net Worth (calculated as 25% 

of the Project Cost) will also reduce 
 
e. Technical Eligibility: Due to the reduction in Project Cost, the Project Cost of Each 

Functional Eligible Projects (calculated as 80%, 60% and 40% of the Project Cost) 
will also reduce  
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Annexure-1 

1. Ground coverage and Setback- Haryana Building Code, 2017 
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2. Ground coverage and Setback- Punjab Building Rules, 2021 
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3. Ground coverage and Setback- Uttar Pradesh Building Bye-Laws, 2025 
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6.3 STORAGE OF OIL, CNG AND LPG 
 

Shakurbasti Oil Depot has been shifted to a site between Ghevra and Tikri Kalan, 
which will be a major storage site for oil. The land thus vacated should be partly 
utilized for Disaster Management Centre and rest for recreational activities. 
 
No new Depots for oil and LPG shall be developed in NCT of Delhi. The new depots 
required for the increased energy requirement shall be developed in the National 
Capital Region and the supply of Oil / LPG / CNG etc. to Delhi should be through 
pipelines. 
 

Table 6.2: Development Controls  Wholesale Trade 
 

Use/ Use 
Premises 

Maximum 
Parking 

Standard 
ECS/100 
sq.m. of 

floor 
area 

Definition 
Activities 
Permitted Ground 

Coverage 
% 

FAR Height 
(m) 

Integrated 
Freight 
Complex / 
Wholesale 
Market  

30 80 No 
Restriction 
subject to 

(i) 

3 Wholesale 
Market. 
A premise 
from where 
goods and 
commodities 
are sold and 
delivered to 
retailers. The 
premises 
include storage 
and godown, 
loading and 
unloading 
1[facilities].  

Wholesale 
shop, Godown 
and storage, 
Commercial 
office 
(restricted to 
25% of the total 
floor area), 
2[Night Shelter] 

Notes: 
i) Height subject to clearance from Airport Authority of India, Fire Department and 

other statutory bodies. 
ii) In case of plots upto 300 sqm. common parking is to be provided. 
iii) In case of plots of size 300 sqm and above, the utilities such as E.S.S., underground 

water storage tank, roof top water harvesting system, separate dry and wet 
dustbins, solar heating / lighting system etc. are to be provided within the plot. 

iv) In case of individual plots not forming part of any comprehensive / integrated 
development scheme, the development controls shall be as per already approved 
scheme / layout plan. 

                                                

1-2 Added vide S.O. 2894(E) dated 23-09-2013 
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