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to shop spontaneously. It also symbolizes the government’s prioritization of development over 

constituent interests, as the top-down approach to the highway design did not embody the needs 

of local stakeholders.  

Figure 26 
Different Designs for Flyovers on NH3 
 
a) Filled-in Retaining Wall from Khilchian       b) Flyover on Pillars from Rayya 

 
Source: Google Maps 

 

 However, through their protest, the shopkeepers succeeded in convincing the central 

government to change the design of the supporting structure to pillars which allowed for local 

access underneath (see Figure 26b). While the government plans for the town were willing to 

sacrifice the economic livelihood of Rayya in pursuit of improving trade infrastructure, the local 

community used political protests to amplify their voices and make a material impact on the 

design and implementation of the infrastructure.  

​ During an interview with a farmers union coalition in Jalandhar, the farmers complained 

that:  

“When they build the flyovers and bridges, there is no proper implementation of 

crossings and service roads for the people. They have to come all the way through 
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villages to find their way back to their homes or lands. Also the lands which are a bit on 

the slopes, they face water logging” (Community Meeting 1, July 2024). 

The farmer’s interview highlights how the benefits of the flyovers come at the cost of local 

accessibility and environmental hazards for farmers which affects the value of their land for 

agriculture. Furthermore, when the highway is elevated they do not even benefit from using the 

access-controlled highways. As a geography professor from Mohali explains “The planners are 

planning for people who live at a higher level not below” (Interview 24, July 2024). These 

patterns reflect a deeper flaw in the dominant development paradigm–– one that prioritizes 

expansion and investment over the needs and inclusion of local communities. This can include 

land use changes–– like that seen in Mohali–– which disregard local affordability or highway 

designs that serve one subsect of the population.  

Chapter III Conclusion 

​ The impact of all these economic and political challenges is that they create significant 

barriers for industry and infrastructure coming to Punjab. In the case of the flyovers, even the 

policies that aim to improve the economic development of Punjab create a diverging problem of 

isolating local economies. First, there are significant challenges regarding the inputs of industry: 

land and labor. High land prices, political protests, and a resistant state government have 

collectively made land acquisition very difficult. As a result, many industries can not afford the 

land costs, and often the infrastructure development is physically stopped. This is evident in the 

long list of uncompleted infrastructure projects. Regarding labor, emigration is creating a gap in 

the labor market that raises labor prices and creates economic precarity. Next, Punjab’s poor 

fiscal health constrains its own ability to invest back into the state and depresses the overall 

perception of economic opportunity. Altogether, competition with neighboring states with 
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improved conditions places Punjab at a relative disadvantage for garnering investment, 

augmenting all of the aforementioned challenges. Punjab’s physical distance from the shipping 

ports further affects its desirability for industry, yet the attempts to strengthen its connectivity 

create an issue of delocalization which reinforces some of the political protests and land 

acquisition issues.  

As will be discussed further in the next chapter these political and economic factors have 

an impact on the urban fabric of the state affecting what and how things are being constructed in 

the state. 
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Conclusion:  

​ Based on the patterns of real estate development, there are two main results from this 

study. First, land acquisition is a significant obstacle for urban development and it is 

compounded by a variety of political and economic factors. Land developments are made 

expensive by factors including agricultural productivity and real estate speculation. On top of the 

prices, farmers have physically resisted the construction and acquisition of land for development, 

most notably for the greenfield access-controlled highways. This includes the 

Delhi-Amritsar-Katra Expressway, the Amritsar-Jamnagar Expressway, the Ludhiana-Bathinda 

Expressway, and the Ludhiana and Jalandhar ring roads. The continual protests, which were first 

prompted by political reorganization in the larger Farmers Protest movement, demonstrate a 

disconnect between local residents and larger planning organizations. Without their land, many 

farmers are unable to integrate into the economy of the region, losing their future income and the 

security the land provides. Additionally, because of tensions between the state government and 

the central government, the local authorities in Punjab refuse to use force against the protestors 

when there is resistance to central government projects. The protests against infrastructure 

prompt the question of who benefits from large-scale infrastructure. In the case of the 

shopkeepers in Rayya, highways were constructed at the cost of local businesses, and Farmers in 

Jalandhar discussed how highways break up their land and cause waterlogging. Considering that 

expressways are access controlled, residents can not enter the expressways, even if they are 

willing to pay the high toll. In contrast to agricultural landowners, the highway infrastructure 

provides significant gains to real estate developers that capture the windfall changes in price. The 

conflict over infrastructure development demonstrates how infrastructure projects can deepen 
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existing inequalities, but also how political organizing can allow local communities to reassert 

their interests in the face of exclusionary growth.  

​ The second important finding of this study is that land use changes occurring in the state 

of Punjab are primarily for residential development instead of industrial development. Land that 

was previously productive is being replaced with land uses that create rents from basic needs like 

housing. The concentration in residential real estate is shaped by various factors like high land 

prices, NRI investments, infrastructure investment, and speculation. On the contrary, the absence 

of industrial growth is influenced by land acquisition problems, political tensions, a limited labor 

supply, fiscal policies, competition with other states, and geographic isolation. This pattern 

emerged in the state-level data and the case studies of Mohali and Bathinda. However, the city of 

Ludhiana followed a different pattern. It experienced relatively extensive industrial land 

development between 2017 and 2024. While the first two cities experienced urban growth more 

recently, Ludhiana already had a well-established industrial base. This shows that when capital 

has an existing manufacturing base to build upon it can expand production, but urbanization fails 

to create production centers where they do not already exist. In lieu of manufacturing, the 

planning agencies will invest in institutions to bring activity to an otherwise inactive urban 

conglomerate. But, the economic spillover effects of institution building may be limited.  

​ Altogether the case study of Punjab shows how regional development plans are situated 

in national and international discourses on economic development. It highlights the tensions 

between international investment and local livelihoods, and it explores how zoning and the 

economic and political conditions shape the type of urbanization that occurs. The Ludhiana 

exception shows that late urbanizing cities may face constraints in attracting manufacturing. 

Without the prospects of industry, late-urbanizing cities, like Mohali, need to decipher how to 
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pursue sustainable economic development within the framework of the agricultural-urban 

transition.  
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