PART – III

ZONNING REGULATIONS

24.    Zoning   
(1)
In the Comprehensive Development Plan area, various use zones viz, Residential, commercial, industrial, administrative, institutional, open space uses, transport & communication , green belt, natural drainage channel and water bodies having their zonal boundaries as indicated in the development plan shall be regulated as per the table under Regulation 25. Except as otherwise provided no structure or land hereinafter shall be used and no structure shall be erected, re-erected or altered unless its use is in conformity with these Regulations.

  
(2) All places of worship, temples, churches, mosques, burial and cremation ground etc. existing prior to enforcement of these Regulations shall be exempt from being treated as non-conforming uses, provided that continuance of such uses are not detrimental to the locality as decided by the Authority from time to time.


(3) All non-conforming uses of land and buildings shall be discontinued by the owner and the modified uses shall be made to conform to the land use of the development plan in force within six months of the Regulations coming in force.


25.   Different 
(1)Permission for different uses  shall be  accorded outright

        use of land
for the principal use earmarked in the different zones described in column(3) of the table No. 2.

(2) Permission for different uses described in column -4 shall be permitted on special consideration and reasons for such consideration shall be recorded in writing.

(3) The purposes specified in column (5) of the said table shall not be permitted in the areas reserved for particular uses.

(3) Residential buildings may be permitted in the open space use zone if the following conditions are satisfied along with other conditions of these Regulations.

A. the land is a stitiban land and is not a leasehold land;

B. the coverage is not more than 40%;

C. the height is not more than 7.0 (seven) meters; and at least 20 percent of land is used for plantation;

(4) Mixed land use may be permitted in a particular zone. However, the main use shall cover not less than 2/3rd of the total floor area and the ancillary use shall not exceed 1/3rd of the total floor area .

TABLE-1: LAND USES PERMITTED/PROHIBITED IN DIFFERENT USE 

       ZONES

	Sl. No.
	Use Zone
	Uses/Activities Permitted
	Uses/Activities Permitted on application to the Competent Authority
	Uses/Activities Prohibited

	
	
	(a)
	(b)
	(c)

	1.
	Residential Use Zone

	1.   Residential, residential flat 
2.   Hostel, Boarding and lodging houses 
3.   Night shelters, foreign missions, dharamshala, guest houses 
4.   Professional offices not exceeding one floor 
5.   Educational buildings (nursery, primary, high – school, college) 
6.   Research institutes 
7.   Social, cultural and neighbourhood,  recreational institutions with adequate parking facilities 
8.   Marriage hall, community hall 
9.   Convenience shopping centres, local(retail) shopping 
10. Community centres, club, auditoriums 
11. Exhibition and art galleries 
12. Library, gymnasium 
13. Medicals, clinics, dispensaries, nursing home, health centres (20 beds) 

14. Public utilities and public buildings 
15. Nursery and green houses 
16. Household occupation if the area for such use does not exceed one floor and there shall be no public display of the goods 
17. Banks and other financial institutions not exceeding one floor 
18. Bus stop, taxi stand 
19. Services for households (saloon, parlours, bakery, sweet shop, dry cleaning, internet kiosk, etc) not part of a residential building 
20. Police post 
21. Park/ tot – lots, technical training centre, yoga centre/health clinics
	1.   Places of worship
2.   Convenience shopping 

3.   Government and Semi-Government offices 
4.   Colleges and research institutions 
5.   Petrol Filling Stations 
6.   Places of entertainment 
7.   Cinema halls 
8.   Markets for retail goods, weekly markets, multi – purpose or junior technical shops 
9.   IT, IT enabled services 
10. Tourism related services, transient visitor camps 
11. Motor vehicle repairing workshop/ garages, storage of LPG gas cylinders 
12. Burial – grounds, restaurants and hotels 

13. Printing press 
14. Godowns /warehousing, 
15. Bus depots without workshop 


	1.   a Heavy, large and extensive industry, noxious, obnoxious and hazardous industries 
2.   Warehousing, storage godowns of perishables, hazardous, inflammable goods 
3.Turnkey yards, 
4.  Workshop for buses etc. Slaughter housing 
5.Wholesale mandis 
6.Hospitals treating contiguous diseases 
7.Sewage treatment plant/disposal work, 
8.Water treatment plant, solid waste dumping ground 
10. Zoological garden, botanical garden, bird sanctuary 
11. International conference centre 
12. Reformatory, district battalion offices, forensic science laboratory 
13. All uses not specifically permitted

	2.
	(a) Commercial Use Zone 

	1. Retail business, mercantile 
2.  Business and Professional Offices 
3.   Government/ institutional offices, and semi Government offices 
4.   Shops 
5.   Services 
6.   Restaurants, hotels 
7.   Hostels/Boarding houses, social and welfare institutions 
8.Convenience/ neighbourhood shopping centre, local shopping centres, weekly/ formal markets, bakeries and confectionaries 
9.Cinema hall/theatre, banquet halls, auditoriums 
10. Guest houses 
11. Marriage hall, night shelter 
13. Residential plot/group housing 
14. College 
15. Religious places 
16. Commercial centres 
17.Research/training institute 
18. Public utilities 
19. Parking lots 
20. Meat, fish, Vegetable & Fruit markets 
21.Banks and financial services 
22. Bus stop, taxi stand/ 3-wheeler stands 
23.Filling and service stations 
24.IT and IT enabled services 
25.Telephone exchange 
	1.Place of entertainment and recreational uses 
2.   Place of worship 
3.   Service garage provided they do not directly abut the main road 
4.   Printing presses employing not more than 10 persons. 
5.   20 bed hospitals not treating contagious diseases and mental patients 
6.  Wholesale storage yards. 
7.   Weigh bridge 
8.   Polytechnics and higher technical institutes 
9.   Sports/ stadium and 
10.Public utility installation 
11.Transient visitor’s homes 
12.  Incidental/ancillary residential use 

	1. Polluting industries. 
2.   Large scale storage of hazardous materials expecting in area, specifically earmarked for the purpose 
3.   Dwellings except those of essential watch and ward personnel 
4.   Heavy, extensive, noxious, obnoxious, hazardous and extractive industrial units 
5. Hospitals/ research laboratories treating contiguous diseases 
6. Poultry farms/dairy farms, slaughter houses, 
7. Sewages treatment/disposal sites 
8. Agricultural uses, storage of perishable and inflammable commodities 
9.  Quarrying of 

   gravel, sand, clay and stone 
10. Zoological garden and botanical gardens, bird sanctuary 
11. International convention centre 
12. Courts, sports training centre, reformatory 
13. District battalion offices 
14. Forensic science laboratory and all other activities which may cause nuisance noxious and obnoxious in nature 
15. All uses not specifically permitted in the column (a) and (b)

	
	(b) Wholesale Ware-housing and Storage.

	1.   Wholesale and retail business. 
2.   Wholesale and storage buildings 
3.   Commercial and business offices/ work places 
4.   Restaurants
5.   Public utilities

6.   Railway and road freight station 
7.   Weigh bridge 
8.   Banks and financial 

services/stock exchange 
9.   Bus stop 
10. Parking space
11. Petrol pumps and service stations on roads of 12 meter or more ROW

12. Government and semi Government offices 
13. Convention centre 
14. God owns/ covered storage and warehousing 
15. Service centres/ garages/workshops 
16. Parks and open spaces Museums, library 
17. Police station/ posts, post offices
	1.   Truck terminal and parking 
2.   Freight terminal 
3.   Junk-yards 4. Service garage 
5.   Non- polluting, non- obnoxious light industries 
6.   Warehousing/

storage godowns of perishable, 

inflammable goods, coal, wood, timber yards 

7.   Bus and truck depots 
8.   Gas installation and gas works 
9.   Water treatment plants 
10. Railway yards/ stations 
11. Incidental/

ancillary residential use
	1.   Polluting Industries 
2.   Large scale storage of hazardous and other inflammable materials excepting in areas, specifically earmarked for

 the purpose. 
3.   All uses not specifically permitted in columns (a) and (b)


	3.
	Industrial use zone, light manufacturing industry, service industry and medium industry

	1.   All kind of industries 
2.   IT 
3.   ITES 

4.   Financial services
5.   Textiles and apparels 
6.   Food processing industries 
7.   Agro processing industries 
8.   Common facility centres 
9.   Tool rooms 
10. Industrial research institutions 
11. Non polluting industries 
12. Light engineering
13. Auto components 
14.Electrical and electronic goods 
15. Pharmaceuticals 
16. Beverages 
17. Breweries 
18. Small scale industries 
19. SEZs notified by government of India 
20. Activities associated with film production 
21. Computer hardware 
22. Machine tool industry 
23. Convention centres 

24. Exhibition stalls 
25. Transport terminals 
26.Hospitals to cater to the industrial workers 
27. Medical center

28.Recreational facilities for industrial workers 
29. Parks and playgrounds 
30. Restaurants 
31.Services for industrial workers 
32.Residential buildings for essential staff and for watch and ward 
33. Public utilities 
34. Parking, loading, unloading spaces 
35. Warehousing, storage and depots of non perishable and non- inflammable commodities and incidental use 
36. Cold storage and ice factory 
37. Gas godowns 
38. Cinemas 
39. Wholesale business establishments 
40. Petrol filling station with garages and service stations
	1.   Technical education institutions

2.   Government and semi government buildings

3.   Private business offices 
4.   Hotels 
5.   Noxious, obnoxious and hazardous industries except storage of perishable and inflammable goods

6.   Junkyards 
7.   Sports/stadiums/ playgrounds

8.   Sewage disposal works 
9.   Electric power plants, service stations 
10. Cemeteries, 
11. Banks and financial institutions

12. Helipads

13. Hospitals/medical centers, religious 

buildings

14. Taxi stands 
15. Gas installations and gas works

16. Animal racing or riding stables

17. Workshops/

garages

18. Dairy and farming 
19. Quarrying of gravel, sand, clay and stone 
20. Other industries and facilities as suggested by the Industries Department of Government in consultation with Orissa Pollution Control Board and the Authority
	1.   Polluting industries 
2.   General Residences

3.   General business unless incidental to and on the same site with industry.

4.   Any manufacturing establishment detrimental by way of nuisance or hazard 
5.   Industries not permitted by Orissa Pollution Control Board

6.   Residential dwellings other than those 

essential operational and watch and ward staff

7.    Schools and colleges

8.    Hotels, motels

9.    Caravan parks, recreational spots or centers

10. Other non-industrial related activities

11. Irrigated and sewage farms

12. Major oil depot and LPG refilling plants

13. Commercial offices, educational institutions, social buildings 
14. All uses not specifically permitted in column (a) and (b)

	4.
	Public Semi-Public Use Zone.
	1.   Local, State and Central Govt. Offices 
2.   Semi-government 
3.   Public undertaking offices 
4.   Universities and specialized educational institutions, schools 
5.   Educational and Medical Institutions, Research institutions, college 

6.   Hotels/ guest houses 
7.   Commercial uses centre, other uses/activities 
8.   Shopping complex 
9.   Social and cultural institutions/ welfare centres 
10. Libraries 
11. Community hall 
12. Conference halls, auditoriums 
13. Marriage hall, dharamashala 
14. Hospitals/nursing home/health centre/clinic/ dispensary 
15. Hostels 
16. Public utility buildings 
17. Uses incidental to Govt. Offices 
18. Local Municipal offices 
19. Monuments and religious 
20. Museums/art galleries/libraries exhibition halls 
21. Institutions 
22. IT,ITES, Financial services 
23. Multi level car parking 
24. Convention centre 
25. Banking and financial services 
26. Police stations, police lines, jails, fire stations, post offices 
27. Uses for defence purpose, defence quarters, educational and police headquarters 
28. Bus and Railway Passenger terminals 
29. Incidental/ancillary residential use
	1.   Residential flats, residential plots for group housing and staff housing 
2.   It services 
3.   Hostels, transit accommodation 
4.   Entertainment and recreational complexes 

5.   Nursery and kindergarten, welfare centre 
6.   Open air theatre, playground 
7.   Residential club, guest house 
8.   Truck terminals, helipads
	1.   Heavy, extensive and other obnoxious, hazardous industries, 
2.   Slaughterhouses, junkyard, wholesale mandies 

3.   Dairy and poultry farms, farmhouses 
4.   Workshops for servicing and repairs, processing and sale of farm products and 
5.   Uses not specifically permitted herein 
6.   All uses not specifically permitted in column (a) and (b)



	5.
	Utilities and Services
	1.   Public utilities and buildings, solid waste dumping grounds 
2.   Local municipal facilities like water supply, sewerage, drainage, solid waste 
3.   Booking office 
4. Radio and television station 
5. Tele communication centres, telephone exchange 
6.   Cremation grounds and cemeteries, burial grounds 
7.   Police post, fire post 
8.   Post and telegraph office 
9.   Observatory and weather office 
10. Power plants/ electrical substation 
11.Incidental/ancillary residential use
	1.   Water supply installations

2.   Sewage disposal works 
3.   Service stations 
4.   Cemeteries/graveyards 
5.   Warehouse/storage go downs 
6.   Health centre for public and staff or any other use incidental to public utilities and services 
7.   Nursery and kindergarten, welfare centre 
8.   Residential club, guest house

9.    Community hall 
10. Truck terminals, helipads 
11. Commercial uses center, other uses/ activities
	1.   Any building or structure which is not required for uses related to public utilities and activities is not permitted therein. 
2.   All uses not specifically permitted in column (a) and (b)

	6.
	Recreation
	1.   Specialized parks/ maidans for multipurpose use 
2. Special recreational zones 
3.   Special education areas 
4.   Regional parks, district parks, playgrounds, children traffic parks 
5. Botanical/ zoological garden, bird sanctuary 
6.   Clubs 
7.   Community hall 
8.   Stadiums, picnic huts, holiday resorts 
9.   Shooting range, sports training centre 
10. Swimming pools

 11.Bus and railway passenger terminals, library 
12. Public utilities and facilities such as police post, fire post, post and telegraph office, health centre for players and staff 
13.Incidental/ancillary residential use
	1.   Building and structure ancillary to use permitted in open spaces and parks such as stands for vehicles on hire, taxis and scooters 
2.   Commercial use of transit nature like cinemas, circus and other shows 
3.   Public assembly halls 
4.   Restaurants and 
5.   Caravan parks 
6.   Open air cinemas/ theatre 

7.   Entertainment and recreational complexes 
8.   Open air theatre, playground 
9.   Residential club, guest house 
10. Fire post, police station, post and telegraph office, polytechnics 
11. Commercial uses center, other uses/ activities
	1.   Any building or structure, which is not required for open air recreation, dwelling unit except for watch and ward, and uses not specifically permitted therein. 
2.   All uses not specifically permitted in column (a) and (b)

	7.
	Transportation Use Zone
	1.  Bus bays, Auto stand, Bus shelter, information kiosk 
2.   Parking areas 
3.   Multi level car parking 
4.   Filling stations 
5.  Transport offices, booking office 
6.   Night shelter, boarding houses 
7.   Banks 
8.   Restaurants 
9.   Workshops and garages 
10. Automobile spares and services, Go downs 
11. Loading and unloading platforms (with/without cold storage facility), weigh bridges 
12. Ware houses, Storage depots 
13. Bus and Truck terminals 
14. Railway stations yard, depots 
15. Airport 
16. Incidental/ancillary residential use


	1.   Tourism related projects 
2.   Way side shops and restaurants 
3.   All ancillary (complimentary) uses for above categories (subject to decision of the Authority)
	1.   Use/activity not specifically related to transport and communication permitted herein. 
2.   All uses not specifically permitted in column (a) and (b)

	8.
	Agriculture 
Use Zone
	1.Agriculture and Horticulture 
2. Dairy and poultry farming, milk chilling centre 

3.   Storage, processing and sale of farm produce 
4.   Dwelling for the people engaged in the farm (rural settlement) 
5.   Farm houses and accessory buildings 
6.   Forest land 
7.   Brick kilns and extractive areas 
8.   Cottage industries 
9. Burial and cremation grounds 
10. Solid waste management sites 
11. Construction of building by government/development authorities beyond the existing developed basti area 
12. Building construction over plots covered under town planning scheme and conforming uses 
13. Petrol and other fuel filling stations 
14. Public utility and facility buildings 
15. Incidental/ancillary residential use
	1.   Houses incidental to this use. Place of worship, Dharmasala, lodging, rest shed etc
2.   Educational and research institutions
3.   Libraries and cultural buildings
4.   Parks and other recreational uses
5.   Wayside shops and restaurant
6.Hospital for infectious and contagious diseases, mental hospital after clearance of the Authority
7.   Agro serving, agro processing, agro business
8.   Extensive industry
9. Service industries accessory to obnoxious and hazardous industries
10. Ice factory, cold storage,
11. Godowns and warehouses
12. Petrol pump, garages and workshops
13. Studio
14. Activities related to tourism
15. Green buildings
16. Normal expansion of land uses only in the existing homestead land
17. Sewage disposal works

18. Electric power plant
19. Quarrying of gravel, sand, clay or stone
	1.   Residential use except those ancillary uses permitted in agricultural use zone
2.   Heavy, extensive, obnoxious, noxious and hazardous industries
3.   Any activity which is creating nuisance and is obnoxious in nature.

	9.
	Water bodies Use Zone
	1.   River, canal

2.   Streams, water spring

3.   Ponds, lakes

4. Wetland, aqua culture    pond

5.   Reservoir

6. Water logged/marshy area
	Any other use/activity

incidental to Water bodies

Use Zone is permitted.


	Use/activity not

specifically related to

Water bodies Use not

Permitted herein.



	10


	Special Area Use Zone
	1. Old built-up areas having mixed land use.

2. Areas of historical or archeological importance having historical monuments and architecturally important buildings.

3. Areas of scenic value and needs to be preserved without spoiling the character by putting up various kinds of structures

4. Village Settlements.
	Any other use/activity incidental to  Special Areas Use Zone is permitted.
	Use/activity not specifically related to Special Areas Use Zone not permitted herein.


N.B.- Mixed land use can not be permitted on the plots facing road of width less than 9.0 

          metres.

