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Executive Summary
The project involved evaluation of spatial impact in the vicinity of Rajajinagar metro station
since its commencement. Spatial impact analysis was made with reference to land use
changes, density variations, change in property value impacting affordability, socio economic
changes, quality of life and visual transformation.
In order to support the above scope of work, the project was conducted in three parts:

1. Household survey through the Arc GIS collector app, where the land use, building
heights setbacks and amalgamation data was collected and maps were generated through
the GIS software and the spatial impact of metro was analysed using the collected data and
maps. It was observed that mixed use development and commercial establishment have
increased over the years along the metro line as well as major transects, however the FAR
utilization has still been low due to unchanged road widths.

2. Real estate trends

were analysed through primary interviews of potential real
estate agencies and secondary data from different articles and papers. From the analysis, it
was observed that market values have increased along the metro line leading to more
commercial developments, whereas few residential properties have been displaced away
from the metro owing to varying land rates.

3. Metro user’s survey was conducted to understand the travel patterns of people.
Parameters like age, gender, occupation, travel mode, origin and destination, travel cost were
looked into to understand people’s behaviour and travel patterns after the commencement
of metro project.
From these three surveys, some key findings were established by interlinking the observations
made through their analysis. It is established through this study that Rajajinagar is still a
predominantly residential neighbourhood and the change in land use has not just been along
the metro line but also along all the major transects following the already existing market
trends. However, the land rates have increased along the metro line, questioning the
affordability and quality of life of the economically weaker sections. Also, people have opted
to travel by metro mostly due to reduced travel time and comfort even though their travel cost
has significantly increased.
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1. Project Brief
The spatial transformation of the area around the metro stations (500 m radius) post
implementation of the Namma Metro project had to be evaluated.
Spatial analysis is the process of extracting or creating new information about a set of
geographic features to perform routine examination, assessment, evaluation, analysis, or
modeling of data in a geographic area based on pre-established and computerized criteria
and standards. Spatial analysis can be done using various techniques with the aid of statistics
and geographical information systems (GIS). A GIS facilitates attribute interaction with
geographical data to enhance interpretation accuracy and prediction of spatial analysis
(Gupta, 2005). The spatial analysis that is involved in GIS can build geographical data and the
resulting information will be more informative than unorganized collected data.
An assessment was already available for some aspects in the station accessibility plan
prepared for this station by DULT. Spatial impact beyond that period, if any, was evaluated
with reference to land use changes, density variations, and change in property value
impacting affordability, socio-economic changes, quality of life and visual transformation.
Along with this, a study on the real estate market trends was held through primary and
secondary data. Also a metro users survey was conducted to draw patterns of people’s travel
behaviour from and to Rajajinagar.
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2. Methodology

Figure 1 Methodology flowchart

The above table shows the methodology that was followed for the project.

WEEK 1
1. Study of various reports such as Revised Master Plan (RMP),2015 to understand land use
patterns
2. Study of SAP report Vol 1 & 2
3. Preliminary survey at RAJAJINAGAR - to study different land use patterns, Shade analysis,
parking spaces, heights of the building, footpath conditions and hawker activities.

WEEK 2
1.
2.
3.
•
•
•
•
•

Introduction to ArcGIS Collector app
To carry out Household survey using the Arc GIS collector app
Parameters collected through app are Current use of the building
Right of way- Width of the road
Front setback
Side setback
Rear setback
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•
•
•
•
•
•

Footpath present
Footpath condition
Number of parking space available inside the building
Footpath width
Condition of the building- New or Old
Ground floor, First floor and Second floor usages

WEEK 3 and WEEK 4
1. Household survey using the Arc GIS collector app
WEEK 5
1. Household survey using the Arc GIS collector app
2. Metro user survey using Survey Monkey app

WEEK 6
1. Metro user survey using Survey Monkey app
2. Interviews with the real estate agencies

WEEK 7
1. Compilation of data collected
2. Analysis of data
3. Generation of maps, graphs and excel sheet

WEEK 8
1. Submission of Final report

3. Basic Definitions
➢ To have a better understanding about our project we looked into some of the basic
definitions that are listed below-

Spatial Analysis- Spatial analysis is a type of geographical analysis which seeks to explain
patterns of human behavior. Six types of spatial analysis are queries and reasoning,
measurements, transformations, descriptive summaries, optimization, and hypothesis testing.

Impact Assessment- is a means of measuring the effectiveness of organizational activities
and judging the significance of changes brought about by those activities.

Land Use- Land Use is the term used to describe the human use of land. It represents the
economic and cultural activities (eg: agricultural, residential, industrial, mining, recreational
uses) that are practiced at a given place.

Land parcel- Itis an area of land with defined boundaries, under unique ownership for specific
real property rights.
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Ancillary land use- A subsidiary or secondary use or operation closely associated with the
main use of a building or piece of land.

Time series analysis- It is a specific way of analyzing a sequence of data points collected over
an interval of time.

Transit Ridership – It refers to the number of passengers boardings on public transportation,
which includes buses, trains etc.
TOD-Transit Oriented Development (TOD) is a type of community development that includes
a mixture of residential and commercial centers, and other amenities integrated into a
neighborhood, designed to maximize the access to public transportation. TOD integrates land
use and transport planning and aims to develop planned sustainable urban growth centers,
having walkable and livable communes with high density mixed land use.

Public transport:Feeder services- Public transport feeder networks are the various private or
public means used for reaching the nearest public transport stop.

Travel Behavior- Travel behavior refers to the complicated decision-making process of
travelers during a trip, regarding travel mode choice, route choice, departure time choice,
destination choice etc.

Travel pattern- A combination of the destinations they choose to visit, the order they choose
to visit them.

The “last-mile” or “first and last-mile” connection- It describes the beginning or end of an
individual trip made primarily by public transportation.
Multimodal integration- Multimodal integration refers to the steps taken to enable the use of
one or modes of transport (including cycling) to increase access to destinations.

Interconnected street network- A street network is a system of interconnecting lines and
points (called edges and nodes in network science) that represent a system of streets or roads
for a given area. A street network provides the foundation for network analysis; for example,
finding the best route or creating service areas.

4.Introduction To Study Area: Rajajinagar Metro
Station
Rajajinagar is a residential locality and business hub in the west of Bangalore. It is one of the
zones of BBMP. It is bordered by Basaveshwaranagar, Malleshwaram, Mahalakshmipuram alias
West of Chord Road 2nd stage, Mahalakshmi Layout, Vijayanagar and Rajajinagar Industrial
Suburb. It serves as a center place to all in Bangalore.
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Map 1 Study area

There are mainly two wards Nagapura and Rajajinagar. whereas the predominant land use
found at Rajajinagar is Residential, Commercial and Mixed use. The predominant destinations
found in Rajajinagar includes parks, theatres like Navaranag theatre, schools and colleges and
various offices. Rajajinagar can be accessed by Modi Road and Chord Road as well.
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Figure 2 Study area in pictures

5.Literature Study
a) Social Impact assessment for phase iii corridors of Delhi
metro - Delhi Metro rail corporation/RITES Ltd June 2011
Objectives
A socio economic survey was carried out in April- May 2011- to analyze the impacts of the
proposed corridors of Delhi metro rail project phase-III on the socioeconomic conditions of the
Project Affected Families.
A questionnaire was developed and used to collect information of the families/people
likely to be affected. Stakeholder consultations were also organized.
3) The information compiled are:
a) Type of impact
b) Type of ownership
c) Social profile of affected people
d) Poverty status
e) Presence of title holders and non-title holders
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Impacts
1) Positive impacts
a) Generate Employment Opportunity
b) Economy growth
c) Mobility in the project area
d) Safety in Traveling
e) Traffic decongestion
f) Save fossil fuel
g) Reduce Levels of Air pollution
h) Save Foreign exchange
2) Negative impacts
a) Loss of land
b) Loss of residential structures
c) Loss of commercial structures
d) Loss of jobs and livelihood
e) Loss of fruit bearing and non-fruit bearing trees
f)Loss of common property resources and Public utility structures.

Conclusion
1) Based on the impact assessment, a relocation and rehabilitation policy was implemented
with respect to project affected persons after the implementation of Delhi metro project.
2) Delhi Metro Rail Corporation acquires' land for the project under two categories
(i)Government land (ii) Private land.
3) As per approved policy dated 25/1012006 for Relocation & Rehabilitation of Project
Affected Persons for all categories due to implementation of Delhi MRTS project, concerned
LAC shall prepare the list of persons eligible for rehabilitation in case of residential,
commercial/shops, industrial units and same will be approved by Land & Building
Department or Department of Industries (for industrial use).

DULT Internship – 2021

12

Figure 3 MRTS Network impact parameters

b) Madhavi Jain, Dorje Dawa, Rajender Mehta, A. P
Introduction
Urbanization is the primary driver of Land Use/Land Cover (LULC) changes throughout the
world. In a fast growing city like Delhi, land use changes are tremendous.The LULC results
provide evidence of relationship between built-up area, agricultural land and wasteland over
the past four decades. The effect of economic reforms of 1991 has manifested itself as a
change in LULC. Overall it illustrates a characteristic picture of LULC change and its dynamics.

Result and discussion
1)The detailed classified images of Delhi depicting nine different LULC classes for the years
1977, 1993, 2006 and 2014.
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2) The city has expanded in terms of built-up area. The radial outgrowth has led to
continuous urban sprawl, resulting in expansion of new colonies and high densification of
older ones

Conclusion
1)The study spanning four decades provides an insight to the Land use and Land cover
changes that have taken place in Delhi. The effects of rapid population growth and
changing economy have led to drastic changes in the rates of urbanization thus acting as a
driver of Land use change.
2) spatial urban sprawl needs to be checked in the future and introduction of vertical
stratification through high-rise buildings could possibly be one of the solutions to the city’s
urban distress.

Map 2 City growth in Delhi

c)

Impacts of a metro station to the land use and transport
system: The Thessaloniki Metro case - Roukouni A.a, Basbas
S.b, Kokkalis A.c

This paper deals with the interaction between the transport and land use system in an urban
area having as a case study the Thessaloniki Metro. The metro line is of 9.4Km length. The
research presented in this paper is based on analytical recording of the land use system
characteristics within a buffer zone of 500 m. Appropriate maps with the transport and land
use data were produced using the Geographical Information System technology.
Questionnaire research is based on sampling. A total of 290 interviews were made. The
completion of the questionnaires took place by the use of the method of personal interview.
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The stated preference questionnaire addressed to pedestrians consists of 3 different parts. First
socio – economic characteristics, the second part attempts to describe the characteristics of
the specific trip, finally, attempted to capture the stated preferences of the interviewee,
concerning the intention to use or not the new metro line.

Conclusion
Over 70% of the interviewees claimed that they would use the station for their trip. The tunneling
is considered feasible due to the suitable gradient. Commercial used increased. Residential is
converted into mixed use with increase in floor heights. The road usage also increased towards
the metro area.

Map 3Thessaloniki Metro location

d) Mumbai Metropolitan Region: Impact of Recent Urban
Change on the Peri-urban Areas of Mumbai
Aparna Phadke
This paper focuses on the experiences of peri-urban areas of Mumbai. The paper attempts to
explore the impacts of the current project of ‘transforming Mumbai into a global city’ on its
peri-urban areas.
To demonstrate the same, thorough primary research was conducted in select nodes of MMR.
The selected nodes are Airoli, Kharghar and Panvel from the inner periphery. The urban
restructuring in Mumbai has imposed varied, strange and misappropriate forms of urban
development and land uses in the peri-urban areas. (there are suggestions afoot to develop
IT and software parks.
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SEZ at Uran and Khopta; private (edge) cities; malls; film and entertainment studios; theme and
amusement parks; alternate business hubs; and a land bank by acquiring commercially
profitable lands in the MMR.
The image shows the emerging land use pattern in the MMR, how this space is governed and
planned will be critical to the aspiration of Mumbai to be India’s global city-region.

Figure 4 Status of employment in last two decades in select nodes of MMR, 2010

e) Analysis of the impact of the MRT system on
accessibility in Singapore -Xuan Zhu, Suxia Liu
This paper presents a study on the impact of the mass rapid transit (MRT) network on
accessibility in Singapore.
Four types of accessibility are assessed, including the accessibility to the central business
district, to working population, and to industrial and commercial opportunities. The biggest
changes occur along the new North–East line with the peak in the Sengkang HDB town area,
with an increase of about 13% in accessibility to industrial opportunities.
The empirical evidence obtained in this study indicates that the construction of the new North–
East line has greatly improved accessibility of the northeastern areas, but has insigniﬁcant
impact on accessibility of the northern, northwestern, and eastern part of the country.
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This study demonstrates that there are significant spatial variations in accessibility to working
population, industrial and commercial opportunities in Singapore.

6. Reconnaissance Survey
For a specific point in time, these provide detailed examination of ownership, physical
changes, and property adaptations associated with social, cultural, or economic patterns.
The various types of parameters that were surveyed are:
Land use
Building Height
Parking
Shade analysis
Hawker activities

Land Use
Land use” is the term used to describe the human use of land. It represents the economic and
cultural activities (e.g., agricultural, residential, industrial, mining, and recreational uses) that
are practiced at a given place. Public and private lands frequently represent different uses.
Overview of land use in Rajajinagar
• The land use varies from residential to mixed and commercial
• Majority of the buildings along arterial roads are commercial
• Sub arterial roads are concentrated with mixed use buildings
• Tertiary roads are usually of residential purpose

Residential use
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Figure 5 Above Pictures are from Land Use survey

Commercial use

mixed use

Building Height
Height of a building means the vertical distance measured, in the case of flat roofs, from the
average level of the ground around and contiguous to the building to the highest point of the
building and, in the case of pitched roofs, upto the point where the external surface of the
outer wall intersects the finished wall.
Overview of building heights in Rajajinagar:
• Most of the buildings vary from Ground floor to G+3
• High rise buildings are negligible in number

Building height G+1
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Figure 6 Above pictures represent building heights typology

Building height G+4 (Right)

Parking analysis
Rajajinagar Parking analysis:
• There was on street and off - street parking and also paid parking
• There were various types of perpendicular parking and parallel parking
• Mixed parking was also observed in various s

4 Wheeler parking

Figure 7Above pictures from Parking Recci
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Parking issues
One of the most common problems today is a saturation of parking spaces. Vehicles continue
to outnumber existing parking spaces, thus clogging roads. Incidences of violence over
occupancy, deformed cars due to a space crunch, and overcharging for parking are some
problems that result.
Parking issues in Rajajinagar
•

Vehicles were parked on footpath, causing issues for pedestrians.

•

Due to the no parking signs on the main roads, vehicles were also parked in residential area
causing a havoc for pedestrians

•

Issues regarding accessibility of residences

•

Parking spaces were mainly observed near commercial establishments

Figure 8 Vehicular parked on footpaths,on-street parking in
residential areas (Right)

Shaded analysis
Shade analysis was conducted for pathways, where the grading was based on the shade
provided by the trees or shadow casted by the building heights on the roads.
The following are the three types of shades based on the shadow casted on the roads:
• Fully shaded pathway
• Moderately shaded pathway
• Lightly shaded pathway

Fully shaded pathway
Full shaded pathway means that the path is completely shaded throughout the day either
through tree cover or the shadow cast by the buildings and thereby the respective path or
road is not directly exposed to the sunlight.
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Moderately shaded pathway
Moderately shaded pathways are those that are shaded for a minimum of 4 hours in a day
either through the shade provided by the tree cover or the building shadows. However some
parts of the path are not shaded through the day.

Lightly shaded pathway
Lightly shaded pathways are those that receive minimum shading throughout the day, while
for major parts of the day, the path receives direct sunlight.

Map 4 Highlighted shaded areas

Fully shaded

Moderately shaded

Lightly shade

Figure 9 Paths with different shades

DULT Internship – 2021

21

Hawker activities
•

A hawker is a vendor of merchandise that can be easily transported; the term is roughly
synonymous with costermonger or peddler. In most places where the term is used, a hawker
sells inexpensive goods, handicrafts, or food item

•

Hawking activity was mainly observed along parks and open spaces

•

Hawkers generally occupy the footpaths along the main roads.

•

Hawking activity was mainly observed along parks and open spaces.

•

Hawkers selling groceries were mainly located near residential area.

Figure 10 Hawkers Activities
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HAWKER INTERVIEW Impact of metro on their livelihood

An interview of a hawker selling corn and vegetables on Dr.Rajkumar road was taken. From
the interview, it was brought to notice that, with the onset of metro, the livelihood of such
hawkers have been impacted and they are being forced to hike their selling rates in order to
meet their daily needs.
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7. Household Survey And Introduction To GIS
Household surveys are questionnaires that are given to a sample of households in a
population. An intensive household survey for 500m radius was conducted, considering
Rajajinagar metro station as the vertex. GIS collector app was introduced to collect the
household data and maps were generated using the ArcGIS software. Land use, building
heights, setbacks, building age and amalgamation data was collected by foot and entered
in the collector app for 3096 plots. From the collected data and maps, spatial impact analysis
was conducted.

Map 5 Study area (Rajajinagar 500m radius around metro station) data collected through
collector app
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8. Existing Land Use Map- 2021
The existing land use is predominantly residential. While the Buildings along the arterial roads
and metro line are commercial, Sub arterial roads and secondary roads have been observed
to have mixed use development, whereas buildings along the tertiary roads are usually
residential.

Map 6 Existing Land use map 2021

3%

6%2%

Land Use

Total

%

Residential

406421.9

53.8

Mixed

99420.9

13.2

Commercial

70101.8

9.3

vacant plot

97257.1

12.9

Public
Semipublic

23163.1

3.1

Utility

1130.2

0.1

Open Space 45242.7

6.0

Industrial

1.7

12972.8

Table 1 Land use 2021

13%
56%

9%
13%

Figure 11 Pie chart showing Land use percentage (Left)

From the above pie chart, it is evident that the mixed use and commercial development are
equally distributed at 13%, while the ratio of open spaces to residential is 1:9. Significant area
of Rajajinagar i.e., around 54% is residential with about 9% of public semipublic spaces that
includes schools, colleges, hospitals, temples etc.
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9. Land Use Comparative Of 2004 (Before
Metro),2014 (Implementation Of Metro) And
2021(Post Implementation Of Metro)
Comparing the land use maps of 2004,2014 and 2021, it is evident that Rajajinagar has still
been predominantly residential. However, the percentage of residential area has reduced
over the years and there has been a boom in mixed use development. Commercial
establishments have slowly been increasing especially along all the major transects and not
just along the metro line.

Map 7 Land use map 2004 (Left), Land use map 2014 (Middle), Land use map 2021 (Right)

Figure 12 Pie charts showing the respective land use percentages for the years 2004,2014 and 2021 respectively

From the pie charts above, it is observed that the residential area has reduced by about 11%
in the span of 17 years. There has been a slight increase of 4% in the number of public and
semipublic spaces thus providing close proximity to essentials and also improving the
surveillance of Rajajinagar. However, the open spaces have been maintained at 6% from 2004
till date.
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10. Existing Building Heights- 2021
The height of a building in relation to its overall configuration or massing is one of the more
significant factors in determining the impact a building will have on its surrounding
environment. It helps in determining the permitted building height, character of the area,
streetscape character etc.
From the map below, it is evident that Rajajinagar has still been a low-rise development with
majority of the buildings being at ground floor and G+1 level. However, newer constructions
are opting to go above G+3.

Map 8 Building heights map

BUILDING
HEIGHT

Total

%

G

453

14%

G+1

1104

35%

G+2

985

31%

G+3

440

14%

G+4

135

4%

G+5

16

1%

G+6

3

0%

G+7

2

0%

G+10

15

0%

Table 2 Building Heights

From the given pie chart, it is clear that
about 80% of the buildings are at ground
floor or G+1 level. The number of buildings
above G+4 is quite negligible thus
indicating that the FAR consumption is
low given that FAR can reach up to 3.
Figure 13 building heights percentage graph
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11.Building Heights Comparative Of 2014 &
2021
From the 2014 map below, it is observed that there is opportunity for extending the number of
floors, especially for larger plot sizes. However, the heights are still maintained at low levels of
ground floor or G+1 as shown in the 2021 map.

Map 9opportunity for floor extension according to 2014 SAP
report

Parks/open space
No opportunity
1 Floor
2 Floor
3 Floor
4 Floor
6 Floor
7 Floor & above

Map 10 building heights 2021

GF
G+ 1
G+ 2
G+ 3
G+ 4
G+ 5
G+ 6
G+ 7
OPEN SPACE

To summarize, the allowable FAR has not been completely utilized and there is opportunity for
high rise development as far as the FAR is concerned.
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12. Existing Right Of Way- 2021
Right of way is a type
transportation purposes.

of easement granted

or

reserved

over

the

land

for

The major arterial road i.e., the Chord Road has a road width of 30m, sub arterial roads like
Rajkumar road and Modi hospital road have road widths of 15m. while, for residential areas,
road widths vary from 3-9m.

Figure 14 . Existing right of way-2021

RIght Of Way Total

%

0-3

457

29%

3-6

770

49%

6-9

166

11%

9-12

47

3%

15

81

5%

15-35

46

3%

Table 3 Right of way

Figure 15 graph showing road width percentage
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13. Right Of Way Of 2014 And 2021
From the maps below it is observed that, the width of the roads has remained unchanged over
the years
Since large percentage of roads are under 3- 6m widths, the potential for FAR consumption is
low

Below 9 m

9 m -12 m
12 m -18 m
18 m - 24 m
24 m - 30 m
Above 30 m

Figure 17 Right of way 2014

Figure 16 existing right of way 2021

It is also observed that new commercial buildings along the arterial and sub arterial roads are
going above G+3, taking the advantage of wider road widths.

14. Existing Setbacks 2021
From the maps below it is observed that the front setback is about 63%, side setback is about
56% and rear setback is about 57% and the setbacks were based on the table provided.
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FRONT SETBACK

SIDE SETBACK

REAR SETBACK

Setback as per RMP 2015

Map 11 Setback as per RMP 2015
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15. Plot Amalgamated And Subdivided-2021

Map 12 Amalgamated and subdivided plots

The amalgamated plots are about 9% of the survey area and subdivided plots are about 5%.
From the map we can also observe that most of the amalgamated plots were of commercial
use.
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16. Land Use Of Amalgamated Plots- 2014

Map 13 Land use of Amalgamated plots

The above map shows the land use of amalgamated plots of 2014 which is currently been
converted into residential, commercial and mixed use.
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17. Comparative Of Amalgamated Plots
2014 &2021

Map 14 Comparative of amalgamated plots of 2014 and 2021

This map shows the comparison study of amalgamated plots of 2014 and 2021 respectively
where 6% of the residential land use in 2014 is been changed to commercial in 2021 and 9%
of the residential land use in 2014 Is been changed to mixed use development and 5% of the
commercial in 2014 is been converted to residential in 2021 and 4% of the commercial in 2014
is ben converted to mixed use development in 2021 from this comparison study we can
analyse the changes happened over the period of time in Rajajinagar area.
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18. Bengaluru’s Real Estate Market Trends
It is stated that the residential market has shown an increased preference for premium
properties -- those that cost above Rs 7,000 per sqft, holding a market share of 39% in Q2 2021,
as against 36% in Q1 2021. For premium houses, areas that saw an increase in property prices
are Rajaji Nagar, RMV Extension Stage 2, Haralur Road, JP Nagar Stage 6, and Konanakunte.
Overall, demand was mostly concentrated for 2 and 3 BHK homes, together contributing to
88% of the total searches in the city. The 3BHK configuration dominated the residential market
accounting for around half of the total consumer preference. 3BHK configuration dominates
the residential market as it accounts for around half of the total demand (consumer
preference) even as the share of 2BHK has come down by 4% .

Map 15 Ready to move price index 2017-2022

The increment in Affordable Residential
price range which lies under less than
Rupees 5000/sq ft is seen higher for UC
with respect to RM.
Premium Properties, which are under
pipeline, has shown greater spike in
prices

Figure 18 Average change in price change
UC: Under Construction RM: Ready to Move

Source; magic bricks

DULT Internship – 2021

35

18.1 Bengaluru’s Real Estate Market Trend
Bengaluru has emerged as a shining spot for real estate investors offering a sound return on
investment and assured rental income. With the IT/ ITeS sector driving real estate demand, the
city boasts of strong macroeconomic dynamics and stability.
Some of the key developers across Bengaluru are Prestige, Salarpuria, Brigade, Sobha,
Phoenix, Godrej, Mahaveer and Purvankara. Out of which few prominent ones in Rajajinagar
are Prestige, Sobha, Brigade and Phoenix.

Figure 19 Real estate trends in Bengaluru-2014

Figure 20 Real estate trends in Rajajinagar-2014
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18.2 Primary Real Estate Survey In Rajajinagar
About 15 real estate agencies were identified falling in the radius of 500-1000m from the metro
station and a questionnaire was prepared to interview these real estate agencies and Two
interviews were captured in the process.
Few takeaways from the interview with BS Associates are:
• The Yeshwantpur industrial area has drastically converted into residential area
•

There is an opportunity for increased FAR after amalgamation of plots, hence increasing
the demand for high rise development

•

The land rates for residential plots lies between Rs. 8000-9000 per sqft, while commercial
rates are about Rs.20000 per sqft. The YOY increase in land rates vary between Rs.1000-1500
per sqft.

•

Due to privacy concern, people do not opt for mixed use (R+C) development

BS Associates
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Anugraha properties
Few takeaways from the interview with Anugraha properties are:
•

There is high demand for commercial properties usually along the transit line

•

Properties are usually given out for rent or for lease to increase the income

•

The land rates for residential properties are around 15000 per sqft whereas for commercial
properties land rates vary between Rs. 20000-25000 per sqft. The land rates increase by 1015% YOY.

•

Recent developments aren't affordable by EWS

•

There is an advantage of improving business and rentals make people opt for mixed
development
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19. Metro User Survey
Metro users survey was conducted to understand the travel patterns of people. Parameters
like age, gender, occupation, travel mode, origin and destination, travel cost were looked into
to understand people’s behavior and travel patterns after the commencement of metro
project. From these three components, some key findings were established by interlinking the
observations made through all the three analysis. It was found that Rajajinagar has still been
predominantly residential and the change in land use has not just been along the metro line
but also along all the major transects following the already existing market trends. However,
the land rates have increased along the metro line, questioning the affordability and quality
of life of the economically weaker sections. Many people have opted to travel by metro mostly
due to reduced travel time and comfort although the cost of living has increased.

Figure 21 Metro user survey – Demographic characteristics
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Figure 23Metro user survey: Residence

Figure 22Metro user survey: Commute Purpose

Figure 24Metro user survey: Destination
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Figure 25Metro user survey: Purpose for commute

Figure 26Metro user survey: Origin station

Majority of the people commute to and from Rajajinagar for work purpose and Rajajinagar
also attracts higher recreational trips from the survey which was been conducted.
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Figure 29 Metro user survey: Proximity

Figure 28 Metro user survey: Travel mode

Figure 27Metro user survey: Travel mode from origin
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People within 500m buffer zone prefer to walk from their origin and destination from respective
metro stations. People beyond 500m buffer zone prefer getting dropped by family members
or get an auto to their origins and destinations.

Figure 30 Metro user survey: Parking

30% people prefer reaching Rajajinagar metro station by using their own vehicle and park their
vehicles on – street. About 50% of people surveyed park their vehicles for 6-12hrs majority of
whom are working professionals and students.
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Figure 31Metro user survey: Frequency/mode/time(years)/ before metro mode

Figure 32Metro user survey: costing
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SURVEY QUESTIONS – walking experience

Figure 33 Street lightening
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20. Key Findings
•

Mixed development is majorly observed in the sub-arterial roads which smaller plot sizes
which connects to the major residential areas. A trend of conversion of corner plots of the
residential areas to mixed use is observed.

•

Commercial establishments are observed not just along metro but also along all important
transects following the already existing trends.

•

Majority of the buildings in the study area are GF & G+1 structures. Only about 7% of the
total buildings are above G+3 which are spread across the entire study area. The high rise
structures are observed away from the metro station along Rajkumar road.

•

Amalgamation is majorly observed along Modi Hospital road and Rajkumar road

•

According to the analysis of real-estate scenario, it is observed that West Bangalore is the
second highest gainer in the current quarter with Rajaji Nagar recording maximum price
rise of 24 per cent.

•

Mixed development is majorly observed in the sub-arterial roads which smaller plot sizes
which connects to the major residential areas. A trend of conversion of corner plots of the
residential areas to mixed use is observed.

•

Commercial establishments are observed not just along metro but also along all important
transects following the already existing trends.

•

Majority of the buildings in the study area are GF & G+1 structures. Only about 7% of the
total buildings are above G+3 which are spread across the entire study area. The high rise
structures are observed away from the metro station along Rajkumar road.

•

Amalgamation is majorly observed along Modi Hospital road and Rajkumar road.
According to the analysis of real-estate scenario, it is observed that West Bangalore is the
second highest gainer in the current quarter with Rajaji Nagar recording maximum price
rise of 24 per cent
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21. Annexure
Questionnaire Survey form for metro users
GENERAL INFORMATION
* 1. Gender
Female
Male
Other
* 2. Age
* 3. Occupation
Working professional – Government
Working professional – Private
Self-employed
Student
Home-maker
Retired / Senior Citizen
Other (please specify)
* 4. Are you residing in Rajajinagar?
Yes
No
RESIDENT OF RAJAJINAGAR
5. Which is your destination station from Rajajinagar metro?
Chikpete
Athiguppe
Baiyappanahalli
Balaganagadharanatha swamji station
City railway station
Cubbon park
Dasarahalli
Deepanjali nagar
Doddakallasandra
Vidhana soudha
Gorguntepalya
Halasuru
Indiranagar
Mysore road
Majestic
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* 6. How far is your Origin from Rajajinagar metro station?
Within 500m
Beyond 500m
* 7. Purpose of commute from Rajajinagar?
Work
Education
Recreation / Shopping
Other (please specify)
* 8. Do you use your own vehicle to reach Rajajinagar metro station?
Yes
No
VEHICLE PARKING FOR RESIDENTS
* 9. Where do you park your vehicle?
On-Street
Off-Street
Other (please specify)
* 10. How long do you park?
Less than 2hour
2-4hours
4-6hours
6-12hours
Above 12hours
* 11. Are you paying for parking?
Yes
No
PARKING COST
* 12. How much do you pay for parking per day?

GENERAL INFORMATION PART 2
* 13. How frequently do you use metro?
Only on weekdays
Only on weekends
Other (please specify)
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* 14. How much do you spend on your commute in metro/per month?
Less than Rs.500
Rs.500- Rs.1000
Rs.1000-Rs.2000
Rs.2000-Rs.3000
Above Rs.3000
* 15. Since when did you start commuting by metro?
Less than a year
1-2 years
2 -4 years
4-6 years
* 16. What was your previous commuting mode before metro?
Bus
Auto
Cycle
Taxi/ Ola/ Uber
Four-Wheeler
Two-Wheeler
Other (please specify)
MODAL JOURNEY DETAILS
* 17. What was your travel cost per month by bus?
* 18. Since the shift to using metro, what has been the impact on travel cost?
I am saving on travel cost since the shift
There has been no impact on travel cost
I am spending more than before on travel cost
* 19. Reason for shifting to metro from your previous mode?
Reduced travel time
Cost efficient
Good connectivity
Ease of access
Comfort
Other (please specify)
* 20. What do you use to commute on metro?
Smart Card
Token
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