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Introduction to the Project

Focus and Outline of the Project

Capacity Building for the Urban Environment is a comparative research, training and
experience exchange project that was launched in October 1994 with the support of the Dutch
government. It provides an inventory and review of the experiences of relevant bilateral and
multilateral organisations and of Best Practices in urban environmental mapagement. For the
countries of India, Peru and Bolivia, it identifies, communicates and extends the application
of Best Practices in environmental management for cities. In May 1995, the project was
expanded to include Senegal/West Africa with the support of the Swiss government.

The focus of the project is on learning from experiences in urban environmental management
at the city level and on developing strategies for capacity building in order to replicate and
scale up the best of these experiences elsewhere. The overall co-ordination of the project is
the responsibility of the Institute for Housing and Urban Development Studics in Rotterdam,
while co-ordination in the participating countries is the responsibility of the following partner
organisations:

Human Settlements Management Institute (HSMI), New Delhi, India;
Instituto para la Democracia Local (IPADEL), Lima, Pery;

Instituto de Desarrollo Urbano (CTUDAD), Lima, Peru (since January 1997);
Centro de Servicios para el Desarrollo Urbano, (PROA), La Paz, Bolivia, and
Institut Africain de Gestion Urbaine, (IAGU), Dakar, Sencgal.

Project Activities

Support to cities in the form of applied research and development activities in the area of urban
environmental management has been, and continues to be, provided by the co-ordinating partner
organisations through the following set of activities:

Research

Within the applied research programme undertaken in the project, Best Practices in urban
environmental management in Bolivia, India, Peru and, to some extent, Senegal were identified, and
their lessons and experiences reviewed. An analysis and review of the identified Best Practices then
took place involving a large number of individual research groups and professionals. In a process of
on-going monitoring and review, guidance and support were provided by 1HS and its partner
organisations. The results of both the individual studies of Best Practices and their review are being
published in several books and papers in both English and Spanish. These and their publication dates
are listed in the Introduction to the Project Papers, which follows this note.

Networking

In identifying the research priorities of the project, during the conduct of the research studies, and
throughout the review of research findings, a structure was developed and utilised to ensure the
participation of all interested and concerned individuals and institutions through a consultative process.
Expert group meetings and consultative seminars were organised for this purpose.

Capacity Building Strategies

After the Best Practices research, analysis and review were completed for all countries, outline capacity
building strategies were developed for cach based on what was learnied from these local experiences
and practices. These strategies were developed through a broad-based consultation process involving a
large number of research institutions, individual professionals and academics, city representatives,
NGOs and local representatives. They are currently being modified based on the outcome and findings



of Habitat II, which was held in Istanbul in June 1996, and the emphasis has now shifted to applying a
number of Best Practices to selected cities.

Best Practices Documentation

Concurrent to and co-ordinated with this project, IHS served as the secretariat of and contributed to the
review of the Best Practices that were submitted to the United Nations Centre for Huinan Settlements
(UNCHS) for the Global Best Practice Initiative for Improving the Living Environment in preparation
for Habitat 11. HSMI, PROA, TAGU and IPADEL were also involved and contributed to the national
preparatory processes that took place in their own countries. An overview of the Best Practice
submissions to UNCHS, as well as summaries of the additional case studies received by IHS, are being
made available on the Internet through the IHS Home Page.

Databases

Two databases are also under preparation: an institutional database and a literature database. The
institational database is being developed in co-operation with the International Institute for
Environment and Development (IIED) in London. It contains entries on relevant organisations, some
of which are documented in extensive profiles, while others are included as shorter reference
information entries. IHS is developing the second database, which provides references in the literature
on experiences with urban environmental management.

Rotterdam Seminar

The Rotterdam Seminar, which took place in May 1996 during the two weeks preceding Habitat I1,
brought together all principal researchers, as well as city representatives and other professionals
involved in the project for a period of intensive discussions. The seminar resulted in a document that
provided a comparative analysis of practices and experiences in the field of urban environmental
management. This analysis inclided the project process and network building, governance, job
creation and poverty alleviation and gender. This was published as a book in February 1997 and is
listed later in the /rmeroduction to the Project Papers.

The Rotterdam seminar aiso discussed city-level capacity building strategies for the cities of Calcutta,
India; Ilo, Peru; Santa Cruz, Bolivia and Dakar, Senegal. Experiences in urban environmental
management were reviewed for the cities of Tilburg, The Netherlands and Nairobi, Kenya.

Habitat 1]

At Habitat II the project was presented in the Special Meeting on Implementing the Urban
Environment, organised by UNEP and UNCHS, as well as in other fora.

Capacity Building Strategies for Peru, Bolivia, India and Senegal

The outline capacity building strategies which were developed in preparation for Habitat II (i.e., by
CIUDAD, PROA, HSMI and JAGU with the support of IFS). They are being modified for
implementation, which is expected to begin late in 1997.

Gutline Training Program for Local Officials, CBO Workers, and other Partners for Peru, Bolivia and
India

These training materials are to be developed over the next few months and will comprise curricula for
short courses related to the most directly applicable Best Practices identified for each country in view
of its national strategy for capacity building in urban environmental management.

The Development of a Medium-Term Capacity Building Strategy for Senegal and West Africa

This activity is in progress and addresses the building of individual and institutional capacities at the
local level for urban environmental management in both Senegal and thronghout West Africa.

Ed Frank, Project Manager
Rotterdam, February 1997



Introduction to the Project Papers

A number of publications have appeared under the Capacity Building for the Urban Environment
project. These are listed below and can be ordered from IHS or its partner organisations respectively:

o Capacity Building for the Urban Environment, edited by David J. Edelman and Harry Mengers,
summarises the research findings of the project and the conclusions of tile Rotterdam Seminar. It
was published by the Institute for Housing and Urban Development Studies (IHS) in Rotterdam in
February 1997;

o Urban Environmental Management: The Indian Experience, edited by B.N. Singh, Shipa Maitra

- and Rajiv Sharma, reviews the Indian experience in urban environmental management and
presents all the Indian Best Practice of the project in detail. It was published by the Hurman
Settlements Management Institute (HSMI) and (THS) in New Delhi in May 1996;

e Problems and Issues in Urban Environmental Management: Experiences of Ten Best Practices,
also edited by B.N. Singh, Shipa Maitra and Rajiv Sharma reports on the Indian Best Practices of
the project in an abridged form. It was published by HSMI and IHS in New Delhi in May 1996,
and

»  Ciudades para la Vida: Experiences exitosas y propuestas pard la accion, edited by Liliana
Miranda Sara, presents the Best Practices and outline capacity building strategies for Peru and
Bolivia for a Spanish speaking audience. It was published as Volume 6 in the Urban Management
Series of the joint UNCHS/UNDP/World Bank Urban Management Programme in Quito in May
1996.

The objective of this series of Project Papers, then, is to bring to an English speaking, audience the
results of the project research in Peru and Bolivia appearing in the Miranda book. In addition, the
Indian research, while documented in English in the second and fourth references listed above, has not
appeared as complete, individual studies. Consequently, a selection of these will also be chosen for this
series. Finally, the first reference in the above list covers aspects of the research undertaken in all four
countries of the project.

As a result, the selection of work appearing in the Project Papers includes the following:

Bolivia

s  “Urban and Environmental Reality Workshops’ by Zoila Acebey;

s ‘Urban Agriculture in Community Gardens’ by Julio Prudencio Bohrt, and

e ‘Institutional and Development Framework for Urban Environmental Management in Bolivia’

edited by Gastén Mejia.
Peru

e ‘Defence and Conservation of the Natural Swamp Area Pantanos de Villa, Lima’ by Arnold Millet
Luna, Eduardo Calvo, Elsie Guerrero Bedoya and Manuel Glave;

e ‘Consultation in Urban Environmental Management: The Case of Ho’ by José Luis Lopez
Follegatti, Walter Melgar Paz and Doris Balvin Diaz;

o  ‘Promotion of Employment, Health and the Environment, Lima’ by César Zela Fierro and Cecilia
Castro Nurefia

e ‘Environmental Sanitation and Infrastructure: The Case of the Marginal Urban Areas of the
Southern Cone of Lima’ by Silvia Meléndez Kohatsu, Victor Carrasco Cortez and Ana Granados
Soldeviila, and

e ‘Inter-institutional Consultation and Urban Environmental Management in San Marcos Cajamarca’
by Marina Irigoyen and Russeles Machuca.



India

‘Power to the People: The Local Government Context’ by the Times Research Foundation;
‘Carrying Capacity Based Regional Planning’ by the National Institute of Urban Affairs;
‘NGOs/Civic Societies and Urban Environmental Advocacy’ by Development Associates;
‘Integrated Low-Cost Sanitation: Indian Experience’ by Sulabh International Institute of Technical
Research and Training;

‘City-Wide “Best Practices”™ in Solid Waste Management in Collection, Transportation and
Disposal” by HSMIYWMC of UIFW;

‘Environmental and Health Improvement in Jajmau Area, Kanpur: Lessons and Experiences for
Wider Replication’ by Ministry of Environment and Forssts;

‘An Approach to Poliution Prevention in Electroplating Sector’ by Development Alternatives;
‘Integrated Study on Wetlands Conservation and Urban Growth: A Case of Calcutta's Wetlands’
by Institute of Wetlands Management and Ecological Design;

‘Sustainable Urban Development: A Case of Navi Mumbai (New Bombay)’ by City & Industrial
Development Corporation; :

‘Community Based Sanitatton and Environmental Improvement Programme: Experiences of
Indore, Baroda and Ahmedabad’ by Shri Himanshu Parikh, and

‘Institutional and Development Framework for Urban Environmental Management in India’ by
HSMIL.

It should be emphasised here that the nineteen Project Papers in this series reflect the views of their
authors only and have been edited to varying degrees. Initial English language editing was done by,
among others, B.N. Singh, S. Maitra and R. Sharma for India and by D.J. Edelman for Peru and
Bolivia. In faimness to both the authors and the publishers, they should, therefore, be characterised as
working papers rather than full academic papers.

David J. Edelman, Series Editor
Rotterdam, February 1997



Sustainable Urban Development : A Case of New Bombay
(Navi Mumbai)

by

City and Industrial Development Corporation,
Navi Mumbai






TABLE OF CONTENTS

BACKGROUND

PLANNING OF NEW BOMBAY

SOCIAL INFRASTRUCTURE

LAND ASSEMBLY

HOUSING FOR URBAN POOR

SOURCES OF FINANCE

PUBLIC-PRIVATE PARTNERSHIP
INNOVATIVE APPROACH (PAPS)

LAND RECLAMATION IN NEW BOMBAY
MULTI ORGANISATIONAL RESPONSIBILITY
FINANCING THE DEVELOPMENT OF NEW BOMBAY

SYSTEM OF LAND PRICING

16

10

11

13

16

18

19

20






9

Sustainable Urban Development : A Case of New Bombay (NAVI MUMBAI)

City and industrial Development Corporation, Navi Mumbai

BACKGROUND

Some of the main factors respossible for the present state of
affairs in Bombay are -embedded in its physical form. The
majority formal sector jobs in Greater Bombay are located in
its istand part at the southern tip. This is because the develop-
ment of the city began with the construction of a Fort at the
southern tip of the island, very early in the life of the city.
Through successive periods of history this area has been accu-
mulating newer activities to finally become the present day
Ceniral Business District (CBD) of the city. The eastern side
of the island part provides deep waters and an excellent namral
harbour, as the result of which, development of the Port and
consequent rading facilities took place here, accompanied by
the growth of industries, which also chose 1o locate themselves
in the island part.

THE REGIONAL SETTING

Recognizing the need for planned expansion of Bombay in the
wider context of 2 metropolitan influence zone, the Maharashtra
Government appointed the Gadgil Committes in 1965 to report
on the steps that should be taken to achieve planping in a
regional context. Following on its recommendations, the Bom-
bay Regional Plamming Board (BMRPB) was set up in 1967.

While deliberating upon the Bombay Metropolitan Regional -

Plan in early 1970, BMRPB had before it three alternative

scenarios of growth for the Region. It ‘could be a linear cor-

ridor plan or it could be a series of medium sized New Towns,
around the Bombay Metropolis, forming a sort of a circular

ring -road or it could be a Single New Counter Magnet of.

Meuopolitan size (BMRPB-1973). Out of the three, the last
aliernative had the best potential for sustainable growth, both
for itself as well as for the already congested Bombay Metrop-
olis. The new metropolis was expected to be ‘Capable of ab-
sorbing large numbers of tertiary sector jobs® (BMRPB op cit
p XXVII). This metropolis, later named as New Bombay, was
expected to hold a population of two million by the year 1991,
thus relieving Bombay from further congestion and also pre-
venting rapid & unregulated growth of other small towns in the
region.!

FORMATION OF CIDCO

To implement .the twin city recommendation of the BMRPB,
the Government of Maharashira set up the City & Industrial
Develepment Corporation (CIDCO) under the Indian Compa-
nies Act, in March 1970. CIDCO is wholly owned by the State
Government. It has been designated as the New Town Devel-
opment Authority (NTDA) under the Maharashtra Regional &
Town Planning Act (MRTP} Act) for the New Bombay Project.
Simultaneously, the State Government notified 166 sq. Km. of
privately owned land in 86 villages in the area across the creek
for acquisition. Along with it, the State Government land lo-
cated in these villages was brought under CIDCO’s control for
effective planning and development of the city of New Bom-
bay. While as NTDA CIDCO was 1o prepare and administer
the plan, the Government, by a separate order entrusted to it
also the works of plan implementation and provision of urban
services. Services will be transferred to a local body when it
is established and is ready to take over this responsibility. New
Bombay and other new towns, were to be self-financing by
tapping financial sources other than the State ex-chequer. These
included private capital and value-addition to land.

SITE OF THE NEW CITY

BMRPB recommended the locatjon of the new metropolis within
the BMR itself, primarily becanse any other location would
defeat the basic objective of decongesting Bombay. A new city
‘located away from the existing metropolis would have reguired
more effort, it would have also lost the benefits of agglomer-
ation economy which its location closer to Bombay would have
assured. While deciding the location within the BMR, BMRPB
focussed on the following criteria:

«....The pew location must be able io provide all the’
necessary inputs for Metropolitan Development, must
provide scope for its extension over the hinterland
area when such a contingency arises i fature, and
must also be able to exploit the growth poteniial
created by major developmient projects already initiated
in the region. Above all, the location for the New
Meitropolis must not be drab, and must offer a variety

11n19’.71,ﬂm:wm:lﬁMmicﬁ)alTownsandsnuu-municipal'towminmcregimSomcofm:wwmlikcﬁm&mhmpxhadapopuhﬁonofwcrlw.om
mdmraﬁdbgrwhgmdmnm&cpmmsmﬂgmmemaﬂaadjohhgm. : ’
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in its setting & an aesthetic potential for being ex-
pleited while molding the city plan..."(BMRPB op cit
p XXVID.

Trans-Thane Cresk (TTC) and the Trans-Harbour area extend-
ing up to Panvel was selected as the site of New Bombay, as
it fulfilled ali the requirements laid by BMRPB. Geographical
location of this area vis-a-vis the existing Bombay, and its
metropolitan region .is shown in Figure 9.1. Area of New
Bombay including the Municipal townships of Usban & Panvel,
is 344 sq.km. The area comprises marshy lands along the
Thane-Creek, hills of the Sahyadri Ranpge and generally east
and west sioping land.? The hills rise up to a height of 235
mirs.

ENVIRONMENTAL CONSIDERATIONS AND THE SITE
OF NEW BOMBAY

The Bombay Metropolitan Regional Planning Board (BMRPE),
while stressing the physical and economic suitability of the site
had also highlighted its aesthetic and amenity values. It, how-
ever, did not comsider two major emvirommentally negative
aspects of the site. Its location between two existing industrial
areas exposes the site to risks of high air and water pollution
as well as to the risks on account of industrial disasters. A
recent sjudy has emumerated over 1200 industrial umits of dif-
ferent sizes in the area. Some of the industrial units are highly
polluting. They collectively discharge over 500,000 M /day of
waste water and large amounts of 8O, NO and TSPM (Govi.
of Maharashtra (GOM), 1994a).

Pollution effects are further compounded by the peculiar geo-

graphical location of the city. Vast plane surface i.e.'creek and

low lands, bordered by the curved (concave towards Bombay)
Sahyadri range, provides a good trapping ground for
pollutants both from Thana Belapur Industrial Area (TBIA) as
well as from Chembur area across the creek. Large land-fill
(Deonar) on the Bombay side of the Thane Creek further worsens
the situation. Incineration of waste at this site results in large
amount of smoke whick due to easterly wind, settles over the
Thane Creek and beyond over some of the residential areas of
New Bombay.

Study conducted by the Govt. of Mahdrashtra (ibid) farther
identified that use of fire/explosion prope chemicals such as
ethylene oxide, kerosene, LPG etc. can.be potential sources of
industrial disaster or toxic pollution. Other toxic chemicals
used in TBIA are Ammonia, Chlorine, Hydrogen Sulphide and
~ oleum/sulfuric acid (GOM. 1994a).

Second environmental consideration that was overlooked was
the large scale reclamation which will Be necessitated. Nearly
27 sq.km. of land consisted of salt pans and many more sq.krn.
consisted of low lying marshy land. Their reclamation has two

major consequen:;&s Firsity, large amounts of sand and debris

will be required for reclamation which may lead to disturbance
to the fauma and flora found i the littoral zome. Second,
modifying the namral drainage may lead to flooding, if proper
and adequale stomm. water dramage network is not provided.
Some of the negative aspects of the site of New Bombay have
been mitigated by proper strategy and planning, as will be seen
in subsequent sections of this study.

Third envirommental consideration is the passage of major high-
way (Bombay-Pune Highway), right through the heart of the
new city. Nearly 18 km. of this very busy highway passes
through the city. According to a survey compducted in 1994,
traffic load on this highway is 27,830 vehicles.

PLANNING OF NEW BOMBAY

New Bombay city is perhaps the largest New Town anywhere,
and hence experiences gained while planning for this city are
expecied to be of use to other places, especially in the developing
world. While preparing the New Bombay Development Plan
(NBDP) in 1973, the following main principles were followed:

a. Poly-centric patiemn of development;

~b.  Development to be undertaken through land banking
by acquisition of the entire notified area of New
Bombay. This is to exercise better control on overall
enviropment as well as o use land as the main re-
source for development.

PROJECT OBJECTIVES

The main objectives of creation of New Bombay inchided not”
only provision of a better urban environment in New Bombay,
but also a consequent improvement in the environment of
Bombay. These objectives® are given below:

~ to reduce the growth of population in Bombay city by
creating an attractive urban cenire which will:

a. absorbthelmmgranmmmﬂothemsecome
to Bombay

b. attract some of Bombay’s present population so
that overall population of Greater Bombay can be
contained within 2 manageable limit.

- 10 ‘support the state-wide Industrial Location Policy
which will eventally lead to an efficient and rational
distribution of indostries over the State and a bal-
anced development of urban centyes in the hinterland

- 10 provide physical and social services, raising the
hiving standards and reducing the disparities in the

2 Sahyadsi range which funs almost parsflel to the Thane Creck divides the New Bombay area inte two parts. One part drains wwards cast into the Thane Creck and

the other one drains towards west mto the Panvel Cresk.
3 Source : New Bombay Development Plan of 1973.
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amenities available to the different sections of the
population

— o provide an emvironment which would permit the
citizens of New Bombay to live fuller and richer lives
in so far this is possible, free from the physical and
social tensions which are commonly associated with
urban living.

To fulfil the above objectives, planning has been used as a tool.
More specifically the concept of poly-centric development, and
the planning norms including land-use, population-job ratio and
Development Control Regulations etc. and plan implementa-
tion, have all been used to develop an ever sustaining city. In
the remaining part of this section, the planning concept and
planning norms are described in greater detail.

PLANNING OF NEW BOMBAY

The main problems facing Bombay can be arributed o its
peculiar physical form and the conceniration of jobs at one
single place. These lacunae necessitated that a different plan-
ning concept should be the basis for the city of a New Bombay.
Thus the fondamental concepts of spatial planning adopted for
New Bombay are: polycentric pattern of development; spatial
dispersal of employment centres; and use of land-use zoning
and development controls as tools for better environment cre-
ation. .

Availability of this infrastructure and the lessons leamnt from
the Bombay situation gave rise to the concept of polycentric
pattern of development. New Bombay was conceived as a se-
ries of Nodal Concentrations strung out along Mass Transport
axis. There were to be 14 such centres, referred 1o as ‘Nodes’,
each having restricted size and separated from the pext by open
spaces. Each node is pianned t0 contain accommodation for all
the income groups. The planned city commercial zones were 10
integrate the TBIA with the emerging Complex.

While each node is planned to have its own residential accom-
modation, depending upon the location of major employment
centres. each pode is also planned 1o be 2 self-contained town-

ship with all necessary urban ameaities. Nodes are subdivided

into sectors that are delineated along roads which are further
divided into residential condominiums. Each node is planned to
have a complete set of social facilities such ‘as schools, com-
munity centres, religious facilities, hospitals, gardens and play
grounds, eic. and public utilities such as fire stations, police
stations, Trapsport terminus, post offices, waler storage reser-
voirs, sewage treatment plants, electricity and telephone sub-
stations, etc.

DISPERSED WORK CENTRES
While planning for the decongestion of Bombay, indesirial

iocation policy in Maharashtra was seen as 2 tool 1o disperse
industrial jobs throughout Maharashira. However, the office

jobs couldn't be dealt with so easily, for the simple reason that
a lot of prestige is artached to such areas. Hence, the office
jobs needed to be redistributed in BMR itself, in regions like
New Bombay, Bandra-Kurla complex, ete. Again, the extent of
their shifting would depend on how prestigions these areas
becomte. Thus, a very aftractive location was to be chosen in
New Bombay, and the choice was the prestigious Water Front
Development. The Central Business District (CBD) of New
Bombay is planned around the Waghivali lake encompassed by
land. This area is planned to be accessible by the mner and
outer ring roads, the commuter rail corridors, and also by
Water Transport.

The employment cenires as described above are spatially well
dispersed to: .

a) avoid uni-directional flows of traffic during peak hours,
as experienced in Bombay, causing traffic congestion,
and -

b) to place the work cemtres in close proximity 1o
residential areas, thereby reducing work trips and travel
ume. :

Locations, while dispersed spatially, are also chosen with
reference to the existing and future availability of infrastructure,
location of Port and ONGC, and keeping in view the €CONOInies
of agglomeration.

NEW BOMBAY DEVELOPMENT PLAN (NEDP)

Land-use zoning was used as a tool for creation of better
environment in New Bombay. There was’ perceived to be 2
possibility of serions error while translating the objectives of
New Bombay into land-use plan, the effect of which could be
disastrous. For this reason, it was planned to keep as many
options open as possible, instead of laying down prescriptions
for the entire plan area at one time. Thus,a Development Plan,
indicating the broad land-use zones with the uses permitied -
therein was prepared for New Bombay (Fig. 9.2). This ap-
proach also allowed freedom & flexibility in planning to sult
the changing circumstances.

THE CITY STRUCTURE

The basic form of New Bombay evolved with & circular and
intense development around the Waghivali lake and with four
transport corridors emanating towards Thana, Nhava-Sheva,
Taloja and Panvel. Residential areas are centrally placed to
serve the three industrial employment centres of TBIA, Taloja,
and the Port near Uran. Developments are also proposed along
the four mass transit corridors around the lake. Closed circular
loop form of transportation is considered very efficient, and
fortmately for New Bombay, the Waghivali lake allowed such
a development to be proposed. The possibility of creating a
large lake using the extensive areas of Panvel Creek including
the low lying Waghivali island by putting up 2 .dam is still
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under consideration, o achieve high intensity water front de-
velopment. The presence of Hills and water bodies offered 2
striking .opportunity for the development of the new city.

The NBDP, as first published in October of 1973 and having
undergone five subsequent minor modifications dli date, is the
main stamtory framework for guiding the development of New
Bombay, supported by the General Development Control Reg-
ulations (GDCR) and the Land Disposal Policy, all of which
are smended from time to time.

Detailing out of the nodal plans is based on planning norms
with respect 0 densities, land-use distribution and provision of
smenities. While the GDCR of New Bombay prescribes build-
ing bye-laws in detail, it does not prescribe many land sub-
division regulations except those related to provision of open
space (15% of layout) and means of access ¥ However, the
planming norms are in-built in the process of planning. The
norms as thought of in the NBDP of 1973 are explained below.
Pianning Norms as followed in the Planning of New Bombay
Schools: For the expected population of two million,
with 16,000 Pre-primary scheol pupils, 200,000
Primary School pupils, 171,000 Secondary
school pupils and 69,000- College going stui-
dents. 100, 360, 257 and 40 institutions are
planned respectively.
Hospitals: ‘No. of beds required per 1000 population are
4.5 & 0.86 (maternity). The buiit-up area per
- bed assumed is 52 sq.m and 45 sq.m with and
without staff quarters. Hospitals of minimum
economical size of 100-200 beds are assumed.

Town amenities:

One post for every 15,000 pop-

a) Police -
‘ viation, one Station for every
node and Central Station of
New Bombay.
b) Banks - One bank branch per 10,000
population
c) Markets - One site of 2000 sq.m per 20-
25,000 population with an av-
erage area of 20 sq.m/shop.
d) Hotwels & - Asper actual demand.
Restauranis ‘
e} Social - Big community balls in each
node.
Cinema Halls ’

f) Cirema Halls - One cinema seat per 50 people,
with a mimimum of 20,000
population

g) Public Convenience- At a rate of 1 unit per 2000
population.

in addition to the above space specific norms, thought was
also given to the following:

a) Social Welfare Instimtions such as Remand Homes
for boys & girls, Night Shelters near Railway Stations
and Wholesale Markets, Institutes for Physically
Handicapped and the BEnd, Schools for Mentally
Retarded Children, Leprosy Homes, and Shelters for
Destitate Children.

b) Libraries and Reading Rooms;
¢) Auditotia for Cultural, Linguistic and othet groups;

d) Swimming pools; two by CIDCO at Vashi & Belapur
-anticipated and the rest from privaie sector;

e) Hostels for working wotmen;
f) Jail as and when appropriate;

g) Crematoria: Crematoria to be located near sea and
burial grounds on the periphery near the hills. Those
existing to be brought to CIDCO standards;

h) Hawkers' Zones to be resolved;

i) A large Urban Data Bank or Information System useful
for entire BMR, consisting of information on land
Ownership, Use, Suitability, Physical Development,
Socio-Economic data, Transportation details, - Air
Pollution data, details of Services & Uilities.

HOUSING

The approach to housing provision adopted by CIDCO has besn
a complete package of urban amenities. The households wish-
ing to move to New Bombay are offered all their daily neces-
sities within walking distance. Every sector was provided with
a Commercial Complex where all the facilities such as Provi-
sion Stores, Fiour Mills, Hardware & Flectrical Shops, Ration
Shops, Post Offices, etc were made available. The actal pro-
vision of houses has been it the form-of Built Houses, Plotied
Development for Row & Bungalow plots, development of Sites
& Services, developed plots for Co-operative Housing Socie-
ties, plots for Corporate & Government Bodies for housing
their employees, and now, large plots for Developers.

# This issobccausethcmajordcvclopmemiscmmdwbcundcmkmorprﬁcﬁbcdbymmﬁmmﬂlmmmmyﬁmoﬁmﬂ

amenities is vested with CIDCO.
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During the initial years of development of New Bombay, there
had been a need io offer ready-for-occupation houses to atwract
residents to New Bombay. The socio-gcononiic survey (CIDCO,

1987 reveals that the reason cited by 2 majority of residents

who moved to New Bombay, was ready availability of ownership
houses. However, with development picking up, co-operative
housing societies as weil as the private secior were encouraged
to build houses. Large scale development by housing co-
operatives took place during the late 70s and the 80s.
Simultzneously CIDCO provided plotted development for
Bungalow sites (New Panvel) & row house plots (Vashi &
Belapur). The average size of private houses in New Panvel is
95 sq.m, while this figure is 65 sq.m for other nodes (ibid).

With the inanguration of first railway line o New Bombay in
1992, need for -inducement diminished as the city stazted
attracting population on its own. This led to great appreciation
of land values. Further, the recommendations of the Narionai
Housing Policy that Public Agencies should act as facilitators
rather than providers of housing, prompted CIDCO o limit its
involvement in direct provision of housing, but to continue the
same for the lower income groups. Development of houses for
the other income groups is primarily left to the private seclor.
By now, government agencies and large companies have taken
up the work of housing their employees. They were given
preferential allotment of land. However, since the areas
demanded are large, CIDCO evolved the mechanism of granting
gross FSI3, which has the following advantages:

a. Less burden on CIDCO for laying infrastructure at

. jpdividual building level, as mow only plot level
connections are given (cost of internal development
works including roads and open spaces is bome by
the plot owners) resulting in saving in cost and effort
by CIDCO:

b. for the plot owners, this meant additonal build-up-
area, because otberwise FSI would bave been available
only on net residential area after reserving land for
amenities, roads & open spaces; and easily manageable
properties.

During 1993, a new scheme of participatory developers was
announced for 12 plots of 3 ha. each, where development wais
expected to be carried out under prescribed conditions. However,
the conditions pertaining to the planning aspects are mentioned
below:

Scale of these plots for sale to developers, is now being increased
10 50 ba. in Ulwe node, where a fixed number of houses are
1o be built and remmed to CIDCO by the developers.

During 1995, a new scheme of regisiering the demand for

Corporaie sector offices in New Bombay has been carried out,.

for Kharghar & New Panvel nodes. Considerable interest was

showa by corporate bodies i this development. Two main
features of this scheme are:

1. The companies wishing to shift, establish, and expand
their operations in New Bombay, with a minimurm
annnat tamnover of Rs.1000 Million each in the last
three years, and those employing not less than 100
persons are cousidered eligible- to apply under the
scheme.

2. By way of incentive, residential plots at a rate of 50
sq.m per employee is offered on demand, and 25%
of the FSI is permitted to be sold to other parties (as
built premises) to raise finances for the construction
of the office complexes. '

3. The office plots are offered at market price, and the
residential plots at differential price (depending on
the percentage of employees for whom Tesidential
plot is demanded), varying from 250% of reserve
price® to 1000% of reserve price (or the market price,
whichever is higher).

This method of attracting corporate sector has the. following
advantages;

- it is need-based;

- development is not fragmented as happens in case the
plots are sold to developers:

- housing for the employegs of the corporate bodies is
assured in New Bombay and as far as possible is
located closest to the respective offices, reducing trip
generation. ) .

SOCIAL INFRASTRUCTURE

In New Bombay, development of social mfrastructure is en-
sured by fixing notms for various amenities such. as schools,
poly-clinics, creches, communpity buildings, etc and then pro-
viding for the same by land reservatiops. As against the policy
of calling upon large plot holders like housing co-operatives o
develop the local amenities, CIDCO itself undertakes these '

. works either directly or through institutions already working in

concemed fields. -
PHYSICAL INFRASTRUCTURE

Physical infrastructure consisting of roads, storm water drzins,
solid waste management and sewerage for the city of New
Bombay is planned and executed by CIDCO. To spread the
costs, however, it is executed in stages. The expenditure on
these infrastructure items is enormous due to the land charac-
teristics. As most of the land was originally low-lying flat land,
area development as well as foundation costs are higher. Due

sﬁnorspsoclndnisﬁuraﬁoofﬂnmulbuilmw—m(ofanfmommgemer)mm:amofmepm

6 Reserve price is the bresk-cven cost of the developmerz of land per 5q. m-
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0 very poor gradien:s available, sewerage network has a high
cost involving laying of sewerage pipes ar depth and conse-
quent pumping to Sewage Treatment Plants (STPs).

Over 50% of the annual total expenditure on New Bombay
Project is on account of infrastructure & amenities. It is estimated
that at current price, per capiia infrastructure investonent of Rs.
15,000 & Rs. 1200 for residential & commercial area
development is needed.”

On an average, the percentage break-up of various infrastrucnrre’

components out of the total on-site physical infrastructure cost
works out to be:

Infrastrucmre item % cost
a. land development including

site clearance, cutting &

filting, and leveling 20%
b. Storm water drainage 25%
¢. Roads & pathways 25%
d.  Warter supply 12%
e. Sewerage : 18%
Total 100%

TRANSPORTATION SYSTEM IN NEW BOMBAY

The transportation system in New Bombay is planned to achieve
easy accessibility, reduction in trave] time to reach destinations,
and reduction in use of multipie modes of transport for reaching
a single destination. To achieve the above objectives, Railway
is taken as the mode of Mass Transit, which is supplemented
by road transport by Public Buses, hired taxis and privatejy
owned vehicles. For the development of rzilway mass transit,
its linkage with transport nodes of Bombay, i.e. Victoria
Terminus and Bandra, were taken as essential.- For road
transport, besides the existing highways, very high capacity
arterial roads have also been planned. For inter-urban travel,
mn addirion 10 the above, Hovercraft and Catamaran services
- across Bombay Harbour, and Boeing 737 type Aircraft for
imter-city travel are also envisaged. Basic framework for adopting
innovative modes of transportation is, thus, established.

COMMERCIAL COMPLEXES OVER THE RAILWAY
STATIONS

For the first time in India, an effort has been made to utilise
the air space above railway stations. The objectives of this
concept are:

1. 10 buil¢ commercial complexes above the railway
stations, spreading both over the tracks as well as on
both sides of the tracks, for providing intensive com-
mercial place which will reduce the dependency en
secondary travel;

2. to accelerate shifting of offices from congested areas
of Greater Bombay to New Bombay. The general
development pace has speeded up phenomenally after
the commissioning of railway, with real estate prices
going up; and

3. o partly meet the cost of railway infrastructure from
the surplus generated from these commercial cope-
plexes.

The construction of commercial complexes has already been
taken up by CIDCO, over the raitway stations of Vashi, Sanpada,
Juinagar, Nerul and Belapur, which will give rise to saleable
built-up commercial spaces of 60,000, 8000, 2000, 6000 and
70,000 Sg.Km. respectively. Each railway station-cum-com-
mercial complex is a complete public building with all public
amenities, shops and offices.

The financirig method adopied for the first time in the history
of milway development in India is a fine example of co-
operative effort of the Ministry of Railways, Government of
Mabarashtra and CIDCO for providing urban rail commuter
service. Mankhurd (Bombay) - Belapur (New Bombay) rail-
way, is a2 unique example of a joint Public-Public venture. The
cost for this line is shared by CIDCO (Government of
Maharashira) and the Ministty of Railways (Govermment of
India) in the proportion of 67% and 33% respectively. For
raising finance for CIDCO’s share, it was allowed 1o float rail
bonds with the approval of the Government of India. The
Central Railway also levies a surcharge on passenger tickets for
travel between Bombay & New Bombay, and the amount so
collected is being deposited with CIDCO, to enabie it to repey
the bonds with interest over a period of 15 to 20 years.

Thus CIDCO’s share of the contribution is proposed to be
recovered from :

a. the appreciated land-valves in the areas served by the
railway line;

b. the surphus from disposal of the commercial complex-
es on the railway stations;

c. coliection of surcharge levied on railway tickets.
LAND ASSEMBLY

Almeost at the same time when the project was being notified,
a scheme was lannched by the Government of Mzharashira,

7thmfcmummespaciﬁcinﬁasuuc‘um:invmmcds.mbymmthmBmMymWthmgmhmhn.(l)me
(with no investment need by CIDCO), (2) the incidemsl employment arising our of the general development of nodes, (wich again doesn't require special invesmment
by CIDCO), (5) the areas designed 2s major cmployment ctntes (to be developed by CIDCO requiring major infrastructere investments by CIDCO).
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which prevenied further sub division of units and also provided
for consolidation of holdings of individual land owners. In the
project area this task was started early and was completed
covering considerable area in a mumber of villages. While this
did result in some consolidation of holdings and in greater
regularity of shape of a holding, the land still was not suffi-
ciently assembled to enable proper planning. Besides the size
and shape of a holding, the issue of ownership of land was also
crucial for proper and effective planning. It was felt pecessary
that the ownership of the land should vest in the New Town
Development Authority (NTDA). In 1970s the large scale land
acquisition of private lands and transfer of Government land to
the NTDA was the only option available. Accordingly all the
private lands were notified for compulsory acquisition.

DELAY iN LAND ACQUISITION

Though the first set of notifications was issued in 1970, land
measuring about 4000 ha. is not yet in possession of CIDCO
after 25 years. The delay was caused by stff opposition from
land-owners, inadequacy of infrastruciure in the area, lack of
logistical support to the land acquisition officers and extreme
inaccessibility of socme of the lands particularly the salt pan
iands. Issue of land acquisition was further complicated by an
amendment to the Land Acquisition Act in 1984, which made
it obligatory to acquire the lands involved in ongoing cases
within two years from the commencement of the amendment,
i.e. September 1984. Failure to do so will mean automatic
lapse of the original notification and the process will have to
start de-novo. In view of this, a decision was taken by the
CIDCO in 1984, to focus on those lands which were urgently
required and 1o let the notification lapse in respect of those
lands which were not so urgently needed. The latter were the
lands earmarked for regional parks or ne-development zones.
This meant that on September 1986, notification in respect of
about 5160 ha. of lands lapsed. Delay in land acquisition is
exhibited by the fact that as on 1st January 1995, peatly 4050
ha. of land is still to be acquired, i.e. over rwenty percent of
the total land o be acquired.

DISPUTES ABOUT COMPENSATION

Land Acquisition Act provides for a reference to the Civil
Court for determination of proper compensation in the event 2
dispute is raised. A large mumber of land acquisition awards
declared end up in Civil Courts. Civil Courts bave enhanced
the compensation on the average by about 300% to 400%. This
has affected the project in two- ways. Firstly unforseen costs
have to be now loaded on to the project, thereby affectng,
though marginally, its financial viability. Secondly, it has meant
large amount of extra admimisirative work. '

SOCIAL COSTS OF ACQUISITION

In the project area, so far, a large number of families have
been affected by land acquisition. Land was their only source
of income. Situation is further compounded by the fact that
1and mostly belongs to uneducated and nnskilled people, who

were -far removed from the culmre of cites. Though large
numbers of rehabilitation projects {as will be discussed later),
particularly the returning to the original owners the developed
land equivalent to 12.5% of the acquired land, has midgated
the adverse effect on the affected families, but the resentment
against the project continues.

ALTERNATIVES TO COMPULSORY LAND ACQUI-
SITION '

Over the last two decades, some other alternative methods of
land assembly have become available. The Land Acquisition
Act has been amended to provide for “Consent Award”, where-
in the acquiring anthority can negotiate with the land owner to
arrive at an agreed amount of compensation. More important
than this is the amendment of the Maharashtra Regional Town
Planning Act (MRTP Act). This amendment provides for direct
negotiation, without the authority of land acquisition officers,
with the land owners. This process, if judiciousty followed, can
save on time and also eliminates the lpcal resistance tw the
project.

Besides the alternative method of attaining total ownership,
there are, also new ionovations providing for a participative
approach to land development. In one of the methods adopted
by Bombay Municipal Corporation, the owners are provided
with Transferable Development Rights (TDRs). In this, an
owner of land, whose land is acquired for 2 public purpose gets

- a TDR, which permits him to use equivalent FS! on any other

piece of land of his own ownership or to transfer the TDR to
any other land hoider. Success of tiis depends on the efficiency
with which it is administered and the extent of TDR market
development.

Yet anether alternative is to acquire only a certain percentage
of land from all owners and use the acquired land for providing
public services and also for compensating the owners whose
lands have to be per-force fully acquired due to their location
elc.

Thus, CIDCO has demonstrated that land could be used as a
resource for development with alternatives of total land acaqui-
sition (land banking), partial acquisition (Participatory
development)and even mo acquisition (Tramsferable Develop-
ment Rights).

HOUSING FOR URBAN POOR

AFFORDABILITY CRITERIA

Affordability Criteria adopied by CIDCO are threefold. First is
the criterion for conventional houses which are given to EWS/
LIG on hire purchase basis. In this the purchaser is expected
1o pay 20% to 33% of the total cost as down payment and the
rest as equated monthly instalments (EMI), which are-not more
than 18% of his monthly income. This criterion is in line with
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the one prescribed by HUDCO. Second is the cmitenion for the
serviced sites of CIDCO. Under this, the cost of sites is very
low, but the buyers contribution is higher at 33% to 40%.
Equated monthly instaiments are limited to 13% of the monthly
income. Third is the criterion for “Sites & Services™ under the
BUDP Phases I, I1 & III. The criterion is as follows:

1. Buyer's ipitial contribution should not exceed 1.5 to
2 times the mean monthly household incomte;

2. the EMI should not exceed 15% of the mean monthly
imcome for purchase of a serviced site, and 25%
including repayment for optional construction loan.

Income criteria for different size units as applicable since 1993-
94, for the BUDP Sites & Services schemes are as follows:

Plot Area (Sq.M) Household income{Rs/Month)

24 up to 915
28 916 to 1465
32 1466 to 2306

SOUR.CES OF FiNANCE

Housing for urban poor needs subsidy in some form or the

other. Low interest loans from HUDCO and under BUDP is -

one form of the subsidy. For exampie, up to 1995, HUDCO
has provided Rs. 163.6 million in loans at annuat interest rates
varying between 5 to 9% for EWS calegory, and Rs.524 million
at anmual interest rates ranging from 7 to 12% for the LIGs.
These loans are not by themselves sufficient to provide
affordable housing, considering the criteria as above. An
important form of subsidy is throegh provision of developed
plots for EWS/LIG housing at below the break even rate.
CIDCO charges only 25 to 50% of the break even (RP) rate
of land for EWS/LIG houses, depending upon the size of the
plot.

HOUSING PROVISION

A recent socio-economic survey conducted by CIDCO (1995)
specifically for the residenis of BUDP schemes at Airoli and
Kopar Khairane bring out certain interesting trends. There is an
incidence of 45% resale of plots in Airoli (eccupied for nearly
10 years) and of 15% in Kopar Kharane. Forty per cent of the
houses are built with locally available material, proving that
the provision of Building Materials Markets in BUDP schemes
are necessary. Thirty three per cenl and twenty per cent respec-
tively of the families in Kopar Khairane and Airoli moved in
from Bombay while the remaining moved in from the rest of

New Bombay indicating the predominance of local residents
mostly working in the TBIA. About 40% of the families cited
the reason for shifting as easy avajlability of ownership houses
while about 10% moved because the houses were nearer to
their work place. The average household size of 4.0 and the
average earners per houschold of 1.3 are the same as for the
nodes. The average monthly eaming of households is Rs.3500
as against the Rs.5000 in the nodes.

NEW OPTIONS

A new option of providing built-housing to the lower income
groups is through the Participatory Developers Schemes. With
this, while playing the role of facilitator as per the recommer-
dation of the National Housing Policy, CIDCO can acmally
involve the private sector in housing the poor. Under this
scheme, the entire 35% buijlt-up-area component of CIDCO's
can be utilised for housing the Jow income groups. Since these
houses will be handed aver to CIDCO at pre-determined rates,
they can be sold to the target groups at affordable prices.

However, it is being increasingly felt that conventional form of
built housing is going cutside the affordable limits of the urban
poor.3 Hence, the recent housing policy paper of CIDCO pro-
posed that 50% of the new housing to be created for the lower
income groups be created by the serviced sites method, and the
remaining by in-fill housing of three-storeyed buildings, where
partial tenements are constrizcted and handed over 1o people.
This is expected to bring down the initial cost of the hotses by
50% 10 60%. This, in essence, Is a vertical incremental houss,
while the serviced sites continne to be the incremental horizon-
tal housing option. Both, by virtue of their being incremental,
are perceived to allow more options to the target groups aloag
with total participation, and at the same time spread the ex-
pendiure on the house over a much longer pefiod than a
conventional built house.

PROXIMITY OF HOUSING TO INFRASTRUCTURE

The Stady Group appointed by the Government of Maharashira
1o formulate 2 scheme for shelter for 4 million slum dweliers
in Bombay® recommended that, as far as possible, the re-
housing of sium dwellers should be done at the same site
considering the economic linkages. In any case, relocation has
to be within a distance of 10 kms. and the new site should be
equalty accessible (Government of Maharashira, 1993).

Appreciating the economic condition of EWS/LIG, CIDCO
planned its Sites & Services programme accordingly. Four
locations where EWS/LIG houses or the programme of sites
and services have been undertaken have had the locational

advantage.

€ The cost ceiling on 1IG housing fixed by HUDCQ is Rs. $0,000/- and it is not any morc possible o contain the cost of an 13 sg. m. bousc within this amoumt.

¥ The Slzm Redevelopment Scheme (SRD) envisages on-site redeveiopment of shums in Greater Bombay. This is planned to be made possible by grant of additons] FSI,
which gives the redeveloper exirz saleable spartments for cross subsidising the free housing to the shim dweliers.
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Besides proximity £o rail bead and to the job centres, mese sites
also have as good an access to social infrastracture as the MIG
& HIG housing sites. Such prime locations have related probiems-
of efficiency of the schemes. :

High value sites closer 10 job centres and infrastuctire, are
always being cornered by organised housing developers and
builders. Even if by regulations, intensive development of such
sites can be avoided so as to keep away builders & developers,
sale by the beneficiaries is almost impossible [0 stop. An EWS/
LIG family can always be lured, particularly at times when the
need for ready cash for such a family is high (e.g. at the time
of major illness or social obligations like marriage of daugh-
ters, etc). In most cases these transfers are illegal, because the
Government does not permit such wansfers. This problem though
pot systematically smdied in New Bombay, is nevertheless
present, but its magnitude is less as compared to Bombay. 10

GAOTHAN EXPANSION SCHEME (GES)

Gaothan (village site) Expansion Scheme was formed to accom-
modate natural growth of pre-existing village seitlements with-
in the project area of New Bombay. This was exclusively a
rehabilitation effort, but has, as a bye-product, served as a
method to provide housing to EWS/LIG. A total of about 50
ha. of land has been distributed under this scheme, providing
over 8000 dwelling units generally of a size fitting the needs
of EWS/LIG. : .

PUBLIC-PRIVATE PARTNERSHIP
CIDCO'S ROLE AS A FACILITATOR

Except in the initial years,when it was pecessary 10 provide the
nuciens of growth, CIDCO has encouraged participation of
Private Secior in the provision of housing. Sale of large area
plots, by tender, 10 the highest bidder is one such approach. A
total of about 715 ha. of land had been disposed in this way
upto September 1994. It will provide about 33,000 tenements
in ali. While this method has high efficiency. both in realisa-
tion of trae value of the land and in ensuring speed and quality
of provision of houses, it fails to fulfil the social equity cri-
teria. These houses are high priced and are of larger size, i.e.
mainly targeted at the upper MIG/HIG groups. To mitigate this
and to retain the benefits of private sector efficiency, CIDCO
allots large plots to Co-operative Housing Societies promoted
by persons belonging to specific target groups. Under this, a
total of 377 plots have been allotted, which will provide about
11,000 tenements. Another way to achieve social equity in the
provision of housing is direct participation, but in a modified
mapner. This is discussed in the next paragraph.

MASS HOUSING SCHEME OF 1987

in the year 1987, CIDCO announced a2 Demand Registration
Survey, to assess the demand for housing in New Bombay-and
to plan for meeting this demand. Nearly 55,000 applications
wete received, which were classified into three priorites., It
was decided to provide houses to all the 19,500 applications
falling in priority I and II. To meet this requirernent, without
increasing the size of the Corporation,many innovative ap-
proaches were adopted.

Three types of consultants were engaged by CIDCO for design-
ing & executing these projects. a) Architects selected through
a national Architectzral Design Idea Competition, b) pre-gual-
ified Architects, ¢) selected Developers quoting on mm key
basis with their own designs. All these consultants had to
prepare their schemes based on the detailed design brieft! apd
as per the specifications laid down by CIDCO. The Architecis
together designed and execated about 10,000 houses out of the
total of 19,500, that were divided into units of 1000 10 1500
houses. Responsibility of these Architects inchuded all architec-
tural works in respect of the schemes, selection of Project
Management Consuitants (PMC), and execution of project
through CIDCO designated contractor. They were also respon-
sible for the defect liability. Supervision during construction
time for the developers schemes was to be carried out by
CIDCO appointed PMCs. The Developers were invited (o pri-
marily build houses with pre-fabricated technology.

However, the lessons learnt from the housing schemes by demand-
registration and through planning consultancies are:

- Even though nodal and area preferences were emu-
merated, acteal construction programme had w be
modified due to various unforeseen reasons. This,
together with the changes in locational preference of
customers intimated from time @ time, have resulied
in mis-matches between what was registered and what
was finally aliotied. -

—  Lack of consistency in actual carpet area available
under various schemes due to different technologjes
nsed resulted in lot of embartrassment to CIDCO and
unhappiness 1o the customers’2. For the post-DRS
mass housing schemes such as PDS, it is being stip-
ulated that tenements having same built-up area shail
have same carpet area as well. The architectural de-
sign imnovations experimented by the various archi-
tects, without wmking into consideratjon the impact of
these on the space utilisation pattern in Bombay re-
gion has again led to similar dssatisfaction.

mmﬂmcEWSﬂlGhmshgschminBombach.OshimDindmhi&Majuwadi.ﬂ::diszribuﬂmofEWSMGuthncofalkmnﬂnwum%.SS%&58%
tupecﬁvcly.Thcmwasonly34.26&48% afier sbowt 5 w 7 years (Oberoi, op.cit)

u'I'heduignbricfsspeciﬁdcdmmﬁmmkbﬂ'ofvmmmgm.mdmmwbepmmuﬁmlmd-m=.
nForcxample,thcnﬁomﬂummhﬂupmofmmvmiodfmm!ﬂ%ww%inmpcctofpm-fab&m:h‘mctsschmSimcmecnsm

mchugedmrd:hsmm:mﬁh-upmitmsfckmhcmﬁk.
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- Differentiai methods adopted by different copsultants
for calculation of areas have led to estate problems.

- Delays in actmal handing over possession. of the hous-
es, and the resulting price escalation, led to unhappi-
ness and court cases at times. Even though the de-
mand was registered in 1987, the first batch of houses
were handed over only in 199313,

The experience is a lesson for efficient handling of such schemes
in future.

PARTICIPATORY DEVELOPERS® SCHEME

Architects and Developers’ schemes described in the preceding
paragraph had some limitations such as lack of incentives. 10 the
developer 1o ensure quality and early completion. This scheme
also hindered innovation on part of the developer, thereby
losing one of the major benefits of Private Paricipation, ie.,
cost effective alternative approach to accomplish the task. These
limitations were sought to be removed in the Participatory
Developers’ Scheme. Salient features of this scheme are:

a. Builders & Developers of repute, with 2 minimum
turnover of Rs.30 million per year in construction and
with a minimum construction of 30,000 Sq.m. in the
last three years, were pre-qualified;

b. Each pre-qualified developer was given 3 ha. of de-
veloped land. Thirty five percent FSI of the plot was
to be used for providing houses as per CIDCO’s
specifications, at pre-determined rate to be paid by
CIDCO. These houses will be marketed by CIDCO.

c. Balance 65% FSI will be used by the déveloper to

. plan, design and construct houses as per his percep-
tion of the market demand. Qut of this, he will be
entitled to use 5% for commercial purpose;

d. Work of construction of 35% of built-up-area is o be
supervised by the PMC appointed by CIDCO and
chosen from a panel, agreeable to the developer.

This scheme has many advantages:

1. I successfully allows private sector initiative;

2. | meets the Development Authority’s obligations of
providing low-cost houses by inducing the developer
0 cross-subsidise;

3. It relieves the Development Authority of the need for
direct mtervention in housing provision so that it can
focus on land development.

This scheme has such obvious benefits thar CIDCO is propos-
ing to enhance its scope by increasing the plot size upto 50 ha.

PRIVATE PARTICIPATION IN MUNICIPAL SERVICES

In the absence of any local authority till January 1992, and
thereafter due to lack of fipancial resources with the newly
created NMMC, CIDCO has been providing all kinds of mu-
nicipal services in New Bombay. NMMC has recently taken
over the provision of mumicipal services in the village site
{gaothan) areas, which fall in both New Bombay project arez
as well as outside it, but within NMMC area. Out of 2 total
population of 535,000 (1991), NMMC provides municipal serv-
ices to a population of about 156,000. Area wise, the percent-
age covercd by NMMC will be even less, becanse of high
density in village site areas, and more congested development.
For the provision of mumicipal services, CIDCO has relied
compietely on the process of “contracting out”. Broadly, the
method is to prepare cost estimates on the basis of predeter-
mined norms and levels of services, and inviting quotations.
The most competitive bidder is given the work. This procedure
and some of the problems which are encountered in adminis-
tering the scheme are detafled in the following paragraphs.

CONTRACTING OUT OF PUBLIC HEALTH WORKS

Three major contracts administered by the Public Health De-
partment (PHD) of CIDCO are Sanitation Contracts:including
operation and maintenance of Dumper placers; and bulldozing
work at dumping sites. For the purpese of sanitation contracts,
the entire area is divided imto sectors, each covering approx-
imately a population of 30,000 and responsible for handling of
about 20 tonnes of garbage daily. General norm is that for each
one km. of road length the Contractor should employ three
sanitation workers.

Collection and dimping of garbage is entrusted to two contrac-
tors, who are provided with 14 refuge compactors and six
dumpers placers. They are responsible for transferring garbage
from 550 dust Bins of 1 Cu. Mtr. volume each and 50 nos of
5 Cu.Muts. volume each to the dumping site. At the dumping
site, bulldozing contractor levels the garbage. One importamt
aspect of this contract is the operation and maintenance of
vehicles. Contract also specifies the Iabour per vehicle, the
route of the contract and the supervision methodology.

COST-EFFECTIVENESS OF PUBLIC HEALTH CON-
TRACTS

This brings us to the basic issue of cost-effectiveness of public
bealth contracts vis-a-vis the in-house provision of services.
Before attempting comparison, it should be bome i mind that
there are large number of variables whose values must be
known and quantifred for any meaningfu] comparison between

Blhr:spcedwixhwhichamem:houshgsch:meforafﬂnmsz—RmImﬁam(NRIs)'wmbnik(mtwbndahdfyem),hasrnisedlppreh:nsicmabanIDCO's

commitment to the DRS schemes
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the two approachss. These vamiables inciude the levels of out-
put in physical terms, quality of output, frequency of service,
characteristics of the area Iike density of housing, and extent
and type of open spaces, etc. These variables can’t be exactly
similar in any two areas so as to set a test project. Therefore,
though very approximate, the only way to determine cost-
effectiveness of “contracting out” vs “in-house provision of
service™ is to compare the operation of the first in New Bom-
bay with the operation of the second in the adjoining local
authority areas.

For Panve! Municipal Council (PMC), the expenditure for same
service in 1991-92 was Rs. 1.15 Million, giving a per capita
expenditire of Rs.48. In another adjoiming local anthority of
Thane Municipal Corporation, over ‘2500 persons were em-
ployed for public health works which accounted for 47% of its
total staff. Per capital current expenditure on same service by
the agthority in 1990-91 was Rs. 64. Another anthority, though
‘ot adjoining, Pimpri Chinchwad Municipal Corporation (PCMC)
employed 44% of its total staff on this service and spent Rs.78
per capita in 90-91, on provision of the service (ORG, 1992),
while the per-capita cost of Public Health Contract in New
Bombay was Rs.29.10.

LEGAL PROVISIONS AFFECTING PUBLIC HEALTH
CONTRACTING

Minimum Wages Act and Prevention of Unfair Labour Prac-
tices Act (PULP Act), provide for regulation of contracting out
of services. The Minimum Wages Act prescribes a minimum
wage for different types of workers. It also provides for a
contractual levy of 44% on account of contributory provident
fund, bonus, leave salary, allowance for uniform eic. Since the
legislation purs these limits, there is very little scope of com-
petidion in bidding. Further, since the estimates are prepared
keeping in view these provisions, prospective contraclors
compete only on the element of profit in the total estumates.

in practice, however, the comfractors, particularly incumbent
ones, quote very low to get the contract and then try to rene-
gotiate. The incumnbent contractors, since they have better access
to information, are better placed to quote. The PULP Act, has
a provision which prohibits contracting owt of those services
which are permanent in nawmre. CIDCO, however, is zble 1o

overcome this by the fact that these services will ultimately be

transferred 1o local authority and are, therefore, not a perma-
nent item of work, so far as CIDCO is concerned. Nonetheless,
this provision is very restrictive and is 2 remmant of the social-

RESIDENTIAL CONDOMINIUMS

Dwelling units in New Bombay are organised in the form of
residential condominiums, each accommodating 100 o 200
umits. It is mandatory to form and register condominimms as-
sociations with elected representatives. These condominiums
are responsible for maintaining the common tailt-up and open
arezs as well as the physical infrastructure within their bound-

ary. A tnonthiy subscription is collected frem assoclation
members and special contributions are arranged when periodic
building repairs or area development works are taken up. A
room of 20 to 30 Sq.m., depending on the number of tenements
within a condominium, is permitied to be constructed as con-
dominium office, -free of FSI. Thus, ensuring participation by
the residents in the maintenance of infrastructure at a decentral-
ised level, condominiums bave also proved to be cobesive
social units where innovative ideas can be introduced. A fine
example is being set in this direction in Vashi where women
members of resident condominjums have taken the lead 1o
propagate wasle segregation at source and vermi-composting.

OTHER AREAS OF PRIVATISATION

Contracting ot of services is not Iimited to Public Health only.
Services like maintenance of sewerage treatment plants (STPs),
collection of CIDCO’s dues, maintenance of water supply,
development and maintenance of parks & gardens have all been
contracted out. -

LESSONS OF PRIVATISATION

After enumerating in detail the instances of privatisation, it will
not be out of place to list out here the specific lessons and
benefits of privatisation. These are:

i. It has helped 10 keep the Corporation lean and there-
fore more professional. Since 1990-1991, there has
been less than 5% annual growth in manpower where-
as growth in mrn-over (measured by expenditure on
works alone) is over 63%. This has been possibie by
appointment of PMCs for construction works and of
contractors for municipal and other recurring items of
works and service delivery.

"ii. This has freed the Corporation professionals to focus
on Planning and Land Development work, which, as
recommended by the National Housing Policy, is the
legitimate work of a Development Authority.

iii. 'This bas helped to provide indirect employment 1o 2
large number of Project Affected Persons (PAPs).
There are 24 PAP contractors in Public Health works
and over 75 in maintenance of parks & gardens.
These contractors in mrn employ large number of
PAPs as workers.

iv. This has also led.to development of an entrepreneurial
cadre amongst the PAPs as is evidenced by the mumber
of independent labour and civil work agencies floated
by them.

v. Method has aiso been more cosi-effective, atleast so
far as contracting of municipal services is concerned.

vi. Legal framework, unfortunately, is not conducive to
more effective performance due to limitation on con-
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tracting oul reguiar works, restrictions on regulation
of employment of workers etc. For Security Con-
tracts, the employment has to be through State Secu-
rity Guard Board, which takes away employer’s abil-
ity to enforce conditons of contract fully.

vii. Propensity of public agencies to accept lowest tender
may mean acceptance of unsuitable tenders. There-
fore, it is necessary that tender documents are care-
fally worked out with clear indication that vnsuitable
tenders will not be accepred.

INNOVATIVE APPROACH TO THE REHABI-
LITATION OF PROJECT AFFECTED PERSONS
(PAPS)

Rehabilitation is an essential element of all major projects. In
the New Bombay Project, the entire land under private ownership
measuring about 166 Sq.km. was notified for acquisition which
affected a large number of families in 86 villages. Besides

_ rehabilitation of affected families, there was also the issue of

integration of these families into the city calmre, as they had
led, till the arrival of the project, a rural Iife in its truest sense.
Though'no socio-economic survey of the villages affecied was
carried out, it is, in retrospect, now felt that such a survey is
essential in ail major projects. Not deterred by this imitial
lapse, however, CIDCO has taken up a comprehensive
programme of PAP rebabilitation. This can be divided mto:

1. Individual Oriented Programmes like stipend for
Education, Skill Upgradation through Technical Train-
ing Programmes, Employment in CIDCO and other
public and private sector orgapisations, eic.;

2. Village Oriented Programmes like Grant-in-Aid for
strengthening the village infrastructure;

3. Compensating by “developed land™ for “virgin land”

under the Gaothan (Village site) Expansion Scheme
(GES) and 12 1/2% Scheme.

INDIVIDUAL ORIENTED PROGRAMME

The main problem for the PAPs was the mis-march of their
skills, with the skills required in the urban comtext. Man

activites of the village folk were, of course, rice caltivation,-

fishing and salt-making. Being in the Coastal belt, fishing has
been the major activity which was undertzken in addition to
agriculure. Even within this profession, there were a number
of sub-divisions. There were ‘Kalav Kolis’ i.e., those fishing
by impounding sea-water by erecting mud embapkments on the
high-tide flat lands. Then there were “Vana Kolis® i.e., those
who caught fish by spreading nets in the creek lands. And of
course, there also were those fishermen who fished in high-seas
with the belp of trawlers, etc. Besides this, there were village
artisans, who were collectively called ‘Bara-Valnie-dars’, which
fiterally translated means, ‘12 artisans paid in kind for their

Jservice'. They were Carpemigrs, Slacxsmiths, pair-cuners,
cobblers, ete. In view of this very diverse occupation of the
PAPs, their education, training, and upgradation of skills was
very important.

Besides encouraging coliege and technical education through
stipends, effort has also been to upgrade various skills amongst
the PAPs. Short term training in disciplines like driving,
plumbing, gardening, carpentry, computer works, electrical
works, etc. was given to about 650 persons. Compared to this,
persons who benefitted by way of stipend number about 8520.
This heavy stress on formal college education, has led to a
simation of large number of white-collar job seekers. On the
other hand functions like plumbing, electrical works, etc. which
are in high demand in a developing city, are not being properly
attended to.

In retrospect, lessons have been learnt to stress skill develop-
ment training more than formal education. Besides this, PAPs
are also encouraged to take up petty work contracts from CIDCD.
Samitation & Horticulture contracts are exclusively awarded to
PAPs. In the works contracts, works up to Rs.200,000 are
given only to registered PAP contractors. To increase the scope
of PAP contractors’ involvement in development works, 20%
of large works (i.e.,-costing more than 200,000} is also given
to PAPs, with a price-preference of 10% over the lowest tender |
for balance 80% of works. This has been possible in lmd
reclamation werks and road embankment works. So far 2810
contracts have been given to the PAPs.

STRENGTHENING OF VILLAGE
INFRASTRUCTURE

Villages within the project area are provided Grant-in-aid (GIA)
for building school rooms, community halls, approach roads,
village tanks, toilet blocks, crematoria, storm-water drains,
balwadis {creches), drinking water provision, etc. Since these
villages are located within various nodal areas, this scheme
also integrates their villages into urban life from the infrastruc-
fre point of view.

'GAOTHAN EXPANSION SCHEME (GES)

Village sites were exempted from acquisition, with the objec-
tive of protecting the culture of their inhabitants, as weil as
also to provide for accommodating natural growth of these
families. As the city developed, the pressure on gaothan sites-
kept increasing not only dve to increasing family size of orig-
inal residents, but also mushrooming of informat housing to
accommodate low-income migrants to the city. With a view to
accommodate namral growth of affected families not only up
to first geperation, but even beyond, in 1978, a Gaothan
Expansion Scheme was approved by the Government. Salient
features of this scheme were:

- 10% of the total acquired land of the village, will be
reserved for this scheme. This land will be in close
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proximily 0 ile exising sifes. iJul oI this, 30% land
will be used for giving Housing sites 1o PAP families_
and the balance 50% will be used for provision of
facilities.

-  Each land owner, from whom atleast 100 Sq.m. Jand

is acquired will be given a site equal to 5% of his
acquired land, sobject to a mipimum of 100 Sq.m.
and maximum of 500 Sq.m.%*

- Land given will be charpged at twice the acquisition
cost plus Rs.5/8q.m. towards development cost.

~ 1In cases where less than 100 Sq.m. land is acquired
from land owners and PAPs who bad no land, 40
Sq.m. will be given.

~ There was restriction on transfer of this land by the
original allottees.

12.5% GES SCHEME

Due to increasing pressure by PAPs for a share in the enhanced
value of acquired lands, in 1990, Government further amended
the GES, 1o provide for new scherne of retuming to the original
owner developed land equal to 12.5% of the land acquired-
from him. At this stage this scheme was to be applied only to-
those land owners whose lands were acquired and taken into
possession after February 1986. In October 1994, the scheme
was further liberalised and was also applicable to all land
owners. '

IMPLICATIONS

Both the schemes (GES & 12.5% GES), have meant very
effective transfer of benefits of city development to PAPs.
Nearly 1400 ha. of land is to.be transferred to PAPs under both
the schemes. Even at the averzge break even rate of Rs.1200
per Sq.m., the value of the land so transferred comes to 2
stagpering figure of over Rs. 150 billion. While transfer of
such benefits before the acquisition of lands would have facil-

itated the acquisition process and aiso avoided project delays, .

these benefits at a later stage are not much beneficial to the
project. On the other hand, it has some adverse impacts. Such
unexpected costs on the project in jts late stage of implemen-
tation obliterate the project economics. Low level of infrastrue-
ture o be provided for these lands may create sub-standard
environmental conditions in the area. Restriction on transfer of
the lands by allottee means encouragement to unauthorized
transactions, Ieading both o insecnre titles and joss of stamp
duty reveme,

ENVIRONMENTAL IMPLSCATIONS

As discussed earlier, the very location of New Bombay site
entailed two major environmental problems: (2) a vast devel-
opment arex is in the coastal stretch necessitating massive land-
reclamation and (b) vast stretch of north New Bombay is
sandwitched between the TBIA and the Chembur-Govandi In-
dastrial area and is vuinerable to the effect of industrial pol-
lution. At the same time, building a new town, especially with
CIDCO owning the entire land, has facilitated planning of New
Bombay in an epviropment friendly maoner and adoption of
measures for environmental upgradation. The environmental
considerations for New Bombay can be discussed at two levels,
those which are within the control of CIDCO and those for
which multi-orgagisational effort is pecessary.

CIDCO’S RESPONSIBILITY

The environmental factors under CIDCO’s control are broadly
the factors concerning the Planning of New Bombay, providing
transport & infrastructural facilities, shifting of wholesale
markets 10 New Bombay, land reclamation methods, and lastly,
adoption of direct enviromnental upgradation measures.

NEW BOMBAY PLANNING

The NBDP has been prepared with the following objects, namely
(a) to create 14 nodes, each being self-contained in terms of
availability of urban amenities, (b) to disperse the work centres
and fili the intervening areas with residential pockets each
separated from the other by green buffers, {¢) to designate and
preserve all major green and forest areas as regional parks, and
{d) to reserve a minmouem of 15% of alal nodal areas as green
spaces in addition to the city level green areas. Housing is
provided as a package of all amenities, at the time of occupe-
tion of the houses. Integrated planning has thus ensured eavi-
ronmentzl safegnards at macro level and also helped to provide
good ambience at household level.

SHIFTING OF WHOLESALE MARKETS TO NEW
BOMBAY

It was in the late seventies that the idea of shifting of wholesale
markets to New Bombay took shape as a part of the planned
effort of decongestion of Greater Bombay, by moving them
from congested south Bombay to a more centrally placed New
Bombay withiz BMR. This was sought to be carried out through
legislative measures. As part of this, 13 major Agricalmre
Produce Markets (APM) are shifted from congested Masjid
Bandar to Vashil® to 2 160.0 ha APM complex. As a second
step, shifiing of the wholesale iron and sieel market from

14 { yer on norms were revised W provide that joint holders of land will be allowed up to 100 sq. murs. individually bur subject to upper fimit of 20% of their acquired
Jand. Similarly joint iand owners having morc than 1 ba. of land Wil get up o 500 sq. mem=. of land, subject to 5% of tom] land acquired.

15 Under e Msharestra Agricultore Produce Marketing (reguintion) Act of 1963.
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Camac gundar and Danuikhana areas to Kalamboli is piapned-©.
This market which occupied an area of 30 ha. in Bombay is
planned on a sprawling 320 ha. site, combined with the facility
of bulk warchousing and railway siding: It is estimated that
every day a minimum of 5000 trucks 1o APM and 3000 trucks
to Steel market will be moving. This is also expected to lead
to significant economy in the distribufion costs of produce with
an estimated trade wrm over of over Rs. 15,000 million anmu-
ally. While refocating the markets in New Bombay, supporting
infrastructure has been provided,

Adequate planning for and provision of supporting infrastruc-
wre is expected to facilitate the beating of the load of market
actvities in an environmentally safe mammer. Simultanetus plans
have not, however, been drawn up for the redevelopment of
areas vacated by these two markels in Bombay. The land
ownership still vests with privaie parties. However, controis
are exercised to the extent thar the uses which are shifted and
those similar to them, are prohibited to be conducted from
these areas. This relevant safeguard has been provided for by
way of an amendment 10 the Development Control Regulations
for Greater Bombay. Thus the traders continue to also operate
from their offices at their carlier locations, while the operation
of handling of goods has been shifted to New Bombay.

INFORMAL SHOPPING

The 750,000 jobs planped for in New Bombay in the formal
sector are expected to create the potential for a great number
of informal jobs. During the initial years of planning for var-
ious nodes in New Bombazy, not adequate thought was given to
this aspect, with the result that encroachment on wider roads,
especially near the plaoned shopping complexes and transport
termini, became a common phenomepon. The impact on citi-
zens has been that the prices of all goods was higher in New
Bombay as compared to that in Bombay, as they had to be sold
only in big shops. There were mini-markets planmed during
these years, but skops in these markets soon became unaffordable
10 the petty hawkers. However, there is.now a conscious effort
to fulfitl these needs by plamming for stalls, daily bazars, markets
for hawkers/impulse shopping zones and mini-markets. These
are located especially near the job centres, railway and bus-
stations and in the residential areas. Road sections are now
being planned to accommodate linear stretches of markers,
considering the preference of traders as well as the buyers for
this form. A good example of this is the 5 m. wide reservation
on one side of all 35 m. wide roads in Kharghar node. Simjlar
proposal is 2is0 on for Dronagiri node. In addition, all sectors
are now being planned with space for daily bazars and stalls.
Efforts are, however, being made to bring these facilities to a
scale matching with the needs.

TRANSPOHTATION CONSIDERATIONS

Traffic is a major cause of pollution and thereby of environ-
mental degradation. The report of MEIP brings out the fact that

ibe warfic pollulion 15 the Major CAUse O CORCErM In ihe aress
around TBIA and Chembur, where the smudy was conductad,
and not indnstrial pollution. However, measures have been
adopted to minimize this form of pollution largely by:

2. Planning for mass rapid commnuter rail network in the
early planning period. The large mumber of commuters
Jravelling by the suburban trains would have required
much more road length which would have caused
more traffic related polluted on the additional roads.
‘Water transport carrying the affiuent that would have
otherwise used cars extensively, will also help reduce
similar pollution.

b. Integrating the commercial spaces with the railway
siations, CIDCO has been able to utilize the air space
above the railway stations, thus creating highly acces-
sible 6 to 7 ha. of built up space at each of the wo
bigger railway stations and about 7 ha. at smaller
stations. Twenty six railway stations in New Bombay
at the ultimate stage would, thus, create at least 68 ha
of built-up-space for jobs!”. A potential of 68,000
Jjobs (at a rate of 10 m /office job) is thus expected
to be created in the railway station-cum-commercial
complexes. Location of jobs in these complexes means
avoiding secondary mode of transport that is normally
resorted to from suburban railway stations in Bombay
and other places.

LAND RECLAMATION IN NEW BOMBAY

Given the land characteristics, there were two main options for
reclamation, namely,

2. extensive conventional reclamatiom, involving
quarrying and transport of huge amounts of earth; and

b. the dutch method of polders and dykes, wherein dykes
are built around the periphery of low-lying areas
(polders).

The second method as the name snggests is extensively used in
The Netherlands. Its application in this project is different on
the count that reclamation is soeght for the purpose of urban
development, in 2 heavy rainfall-intensity area, with unreliable
energy availability for pamping. Secondly, no active navigation
is being considered in the canals. CIDCO has, however, adopied
a via-media wherein panial reclamation up to or above the high
tide levels is necessary. This system necessarily needs:

a. Storm water from developed areas to be carried to
holding ponds near the creeks through drains and
open chamnels, where it will be held for some time
before being let off into the creeks at a slower rate
and urder more favorable conditions of low tide; and

16 Under the Bombay Metropolitan Region Specified Commodities Markets Act of 1983. .
17 Assuming that 30% of the sitions are going © be big, and ssuming zu employment mate of 10 Sq.m./person.
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b. Storm water from the pumerous hills and other catch-
ment areas, t0 be collected and detaimed at the foot
of the hills in deterition ponds before being let off into
the creeks through regular system of channels and
holding ponds.

The latter option, though necessitates utilisation of 10% of the
entire developable land in New Bombay for such ponds, reduc-
es environmental degradation and improves environmental quality
by adding holding ponds to the planned open spaces. This
method also creates ponds ar foothill areas for collection of
rainwater from the larger catchment areas. The concept of
detention ponds itself is relatively new in New Bombay, but is
favoured as it enables reduction in size of storm water diver-
sion chanmels, by regulating the flow from the catchment areas
at an upstream location and providing damping effect. Storage
of rain water in these detention ponds offers the possibility of
utilising the same at least for secondary purposes of gardening.
Possibility can also be explored of using this water for drinking
purpose, which is under consideration in the new nodes of
Kharghar and Ulwe. :

SOLID WASTE MANAGEMENT

Thirry to forty five per cent of all soiid waste generated in the
region of Bombay is bio-degradable, as per statistics available.
It is estimated that z total of nearly 325 MT/day of solid waste,
including debris is generated in New Bombay. There are two
dumping sites one each at Kopar Khairane and Kalamboli.
Solid waste is collected by 14 garbage compactors and six
dumpers working on one shift basis. Small scale vermi-
composting is carried out in Vashi. Otherwise, umprocessed
waste is dumped and levelied by bull dozers. CIDCO's
expenditure on solid waste management is Rs. 48/capita/year,
which is 40% of what BMC spends. The total approachability
of plots and the daily and efficient collection systems result in
economical collection and disposal methods. :

STORM WATER DRAINAGE (SWD)

The storm water drainage systemn adopted in each node is based
on reclamation levels, tidal levels and ground levels of existing

villages. The sysiems comprise gravity drainage, holding &

detention ponds with channels and partial pumping as well.

In New Bombay, the SWD system is designed for no imunda-
tion and for the highest intensities forecast for the next 100
years. To the extent possible, natural stable drainage courses
are retained and strengthened. Storm water is collected through
covered drains as part of the road sections, and carried to the
open channeis of widths up to 60 m. stored in the holding
ponds and let off ultimately into the creeks during favorable
conditions. The open channels at times are converted into covered
box type RCC drains, to economise on the land requirement,
and where point accesses are to be given to large mumber of
plots.

Separate SWD systems are designed for viliages at local lev-
els!® and additional holding ponds are created. CIDCO main-
tains a record of specific needs of each node-and also carries
out regular pre-monsoon checks of all SWDs with the help of
a detailed maintenance manual. The MEIP report finds the
SWD methods adopted in the region to be generally adequate.
It appreciates the ‘SWD manual and maintenance practice of
CIDCO and suggests that other organisations should follow this
good practice. A proposal for installation of anio rain ganges
by CIDCO, also a suggestion by the stdy, is already in the
pipeline for selected locations in New Bombay.

SEWERAGE

Sewerage is designed as a distinct system- for each node, again
based on the above mentoned criteria. The designs are made
with the assumption of generation of sewage as 100% of water
consumption and rate of seepage of 20-25%. The underground
sewerage system is run on gravity as well as imermediate
pumping mechanism when depths exceed 6 m. below ground
level. Sewape is treated at the Treatmeni Plants (STP) located
close 1o creeks. The standards of MPCB are met before treated
efffuent is dscharged into adjoining creek inlets, such as BOD
levels brought down to 100 ppm.

However, the need for recycling of this treated water for gar-
dening purpose has been recognised and there are few examples
such as the use of treated sewage from STP of Belapur node
for watering the plantation under the transmission corridor
nearby. Another fine example is use of treated effluent from
London Pilsner Beer factory near Nerul for irrigating the tree
belt along the Sion-Panvel Expressway. It is mow felt that
centralised STPs are not snitable for certain areas where the
water table is high or where the treated water is sought to be
recycled locally. Thus, the concept of decentralised Package
Treatment Plants (PTP) emerged for using the trezted effluent

for gardening and watering the plantation areas.
WATER SUPPLY

In New Bombay, ground water is not potable, and hence can
be used oply for secondary purposes such as pardening and
irrigating plantation areas, etc. The system is designed for a
supply rate of 180 ltrs/capita/day for residential use. The sys-
tem for each node has been designed separately, like other
infrastructure systems in New Bombay. A hierarchy is planned,
of Master Balancing Reservoir (MBR), Ground and Elevated
Storage Reservoirs (GSR & ESR) or Hill Storage Reservoir
(HSR), and distribution is made by dividing the node into
water districts. Water is presently supplied through two exisi-
ing sources of Barvi dam and Patalganga river receiving the tail
water of Khopoli Hydro Power station of Tata Electnic Cot-
pany. Together they supply about 100 MLD/day. Three new
sources of Morbi (100 MLD), Hetwane (350 MLD) and Balganga
{350 MLD) have been identified for future needs. CIDCO also

38 This i5 becowse the existing villages are st lowsr level than the designed reclamation levels of the node, 2nd the same cannot be mised duc to dense habitation i

the villages.
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makes available funds to Maharashra Water Supply & Sewer-
age Board (MWSSB) and MIDC for meeung the capital cost of
developing water sources.

DIRECT MEASURES FOR ENVIRONMENTAL
UPGRADATION

Development of Green Spaces

Apart from all the above mentioned environmental considera-
tions having been given due auention while planning for New
Bombay, developed green spaces have immensely contributed
to the environmental quality of New Bombay.

The reservations of Regional Parks in the New Bombay Devel-
opment Plan have been carefully chosen to be takem up for
afforestation, or developed as planned open spaces within the
nodes or outside.

The question of urban poor

The inevitable question of the urban poor along with their
employment and housing needs arises. It has been the general
. experience that affordable housing opticns need to be created
for the weaker sections of society, and if not, the most valner-
able areas for encroachment are going to be:

- the hill slopes,
~ the lands below high tension lines,
- the undeveloped coastal no-development zones

Keeping the above in view, CIDCO has tried to cater to the
bousing needs of the lower income greups. Forty seven per
. Kent of its housing stock created so far has been for this group
mclu&mg 20,000 developed plots (with or without core hous-
es). Under the World Bank financed Bombay Urban Develop-
ment Project (BUDP), Sites & Services Schemes are developed
for the economically weaker sections in three phases. These are
at Airoli (5000 core houses), Koparkhairane (5000 core houses
and core plots) and at Neral, New Panvel, Kalamboli and
Kharghar (10,000 core plots together).

Protection of encroachable lands

However, plans have been simultanecusly made and are being
made to protect the unsafe lands mentioned above from being
encroached, by converting them into environment friendly greens.

The various measures adopted are:

‘~ the hill slopes are planted under afforestation pro-
gramme. In addition, the hill siopes are also leased
out to Instmtions engaged in research and develop-
ment of Ayurved:c medicine for growing medicinal
plants;

— the coastal zones are developed as promenades wher-
ever developments run close 1o the coast, as active
public recreational open spaces along with plantation.

Private sector participation in the environmental meas-
ures ’

Bquofthefundsrequifedforthesemmsumscommfmm
CIDCO’s own resources. However, efforts are also made o
rope in privaic and institutional finaricial resources:

- leasing out gardens, parks and traffic islands o Cor-
porate bodies for development and maintenance on
the condition that they be kept open to the public;

~ leasing out open spaces in difficult areas/sitpations
(arcas that are prone to be quarried etc) to private
individaals for development and maimenance, again
on the condition to keep them open to the public;

- In the past, CIDCO developed active gardens tnder
the corridors of transmission lines. However, under a
pew scheme, Corporate bodies and individoals are
invited to develop productive and passive green areas
on the lands reserved below these transmission line.

MULTI-ORGANISATIONAL RESPONSIBILITY

The external factors contributing to the present environmental
stams of New Bombay considered for the purpose of this study
are:

1. enviroomental conditions in New Bombay, creaied by
TBIA &Chembur Industrial areas;

2. nultiple agencies being responsible for the current
status and maintenance of environment of New
Bombay.

INDUSTRIAL AREAS OF TBIA & CHEMBUR

TBIA is one of the largest Industrial Estates in India housing
over 1200 industrial units and having an anmmal tammover of
Rs.40 billion. Forty percent of its 2500 ha. area is put o
jndustrial use. There are shims in the area accommnodating
about 50,000 population. Most of the data nsed here is from
the MEIP reports.

Water Pollution

Ninety per cent of waste water from TBIA is generated by 43
out of the 1200 indastrial units, and that of Chembur from nine
units. MEIPReportfmdsthatthemdusmaleffmemism:ed
below the prescribed nonn, and hence is causing water poilu-
tion through contamination of soil and ground water, rendenng
well water unpotable.
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Air Pollution

The major source of air poliution is transport rather than in-
dustrial emissions. Other sources are found to be quarrying,
constmction works, burning of garbage, rubber, etc. For some
considerable time, it is inconceivable that the quarrying and
construction works will lessen in New Bombay. As a result
there is large scale incidence of respiratory problems in New
Bombay. It is feit that there are not enough escape routes in
case of industrial disasters such as emissiom of toxic gases,
* explosions, leakages on the roads or accidents to  vehicles
carrying hazardous chemicals. This is so because of the
peculiarity of the site of these nodes, having only one major
road ieading towards Kalwa and Belapanr. The proposed bridge
connecting Airoli to Mulund will give 2 new direction of escape
and evacuation.

ORGANISATIONAL COORDINATION

One of the reasons for the present state of affairs in the residential
areas trapped between the TBIA and Chembur industrial area,
s the mulsiplicity organisations that are responsible for the
welfare of these areas. Three major Organisations engaged in
providing basic infrastrucmire in New Bombay are CIDCO,
MIDC and NMMC. As mentioned in the MEIP report that
brought the environmental stams of New Bombay to date, the
levels of efficiency with which CIDCO, NMMC-and MIDC are
managing affairs in their respective jurisdictions, are varied.
The 74tk constimtional amendmenr has given the planning powers
to Municipal Corporations. MIDC is now vested with planning
functions as well. However, in course of time, co-ordinated
effort is expected to be made to resolve matters of common
interest such as physical infrastrucmre, pollution and disaster
managerent.

An example of the result of the muliiplcity of functional areas
is the sprawl of slums in TRIA, which otherwise is not a
common phepomenon in New Bombay. The availability of
industrial employment, non-availability of affordable format
sector housing to a matching scale and the fact thar MIDC is
not a competent authority to demolish the unauthorised
constructions have together compounded the problem. While

ﬂ:emainr&sanforgmwﬁofsiumsisnmmakinglegalhousing_

affordable to the urban poor, providing affordable shelter options
was pot within the purview of MIDC until recently. Plans are
carrently being drawn to rehabilitate the 50,000 and odd squatters
presently Living on the hill slopes and other MIDC areas.
CIDCO, MIDC, NMMC and others are now making a conscious
effort in this direction by co-ordinating their respective roles.
Each of these organisations is taking up responsibility of reha-

bilitating some of the squatters. There is now a beginning in, .

the right direction.

FINANCING THE DEVELOPMENT OF NEW
BOMBAY

Government decision to acquire for CIDCO the entire private

land of 166 sq.kms. and 27 sq.kms. of sait pan land within the
notified area of New Bombay and, to iransfer 4o it free of cost
the Government lands measuring about 54 sq.kms., provided
its main asset base (other than the meagre seed capital of
Rs.39.5 million). Land was identified as the main resource for
financing the multifaceted development projects in New Bom-
bay Project area. However, the value of land at that point of
time was very meagre, due to its physical disposition and low
agricultural productivity. Its urban potential was minimal o0
due 1o0.lack of linkage with Bombay and virmal absence of
oither infrastructure such as roads, telecommunications, schools,
hospitals, etc. Thus, though there was an impressively large
area of land made available 10 CIDCOQ, it was not of much
financial consequence in its then existing raw and undeveloped
form. The land acquisition awards had valued the land at rates
ranging from Rs. 4 per Sq.m. to Rs. 30 per Sq.m. On this basis
the total value of jand was not considerable. It was essential for
CIDCO to enhance the value of its assets so that they could be
a lucrative source of finance for development expenditare. This
section examines how the process of value-addition was stressed,
and how it has finally become the major and only scurce of
furance.

Till 1980C, the major source of funds for fiuancing the public
housing schemes of CIDCO, particularly for EWS, LIG &
MIG, was loan from HUDCO and financial assistance under
the BUDP. For infrastmcmre works, finance was provided
through the meagre sales of land. This had led to the creation
of a kind of a vicious circle in the development process of New
Bombay Project i.e. low demand for land leading to jess in-
come geperated from land sale, and therefore, less capital
expenditure on infrastrucmre development which in num, re-
sulted in Jow demand for land. The cumulative capital expend-
imre of CIDCO till 1980 was only about Rs.400 million.
However, 1980s witmessed a remarkable change in the devel-
opment scenatio of New Bombay. The success achieved in the
efforts to shift the agriculre produce markets from South
Bombay to Turbhe (within Vashi Node) and, to some extent,
the shifting of warehousing activities of steel trade from South
Bombay to Kalamboli marked the heralding of this develop-
ment. During this period, new nodes like Airoli, Kopar khzirane,
Nerul, Kalamboli and Dronagiri were also taken up for devel-
opment. Large scale housing schemes for different income
groups were taken up too. This was followed by planned de-
velopment of office complexes in the CBD at Belapur through
sale of plots.

The subsequent boost to development can be attributed to the
comstruction of Mankhurd-Belapur commuter railway line and
the goods railway line between Kalwa and Turbhe. Physical
shifting of a large mumber of wholesale agriculuure produce
markets to Vashi and the comstruction of large commercial
complexes above the railway stations of Vashi, Sanpada, Jui
Nagar, Nerul and Belapur further hastened the process of
urbanisation and helped to build up a strong and brozd econom-
i base for further rapid growth. The housing development by
CIDCO and also by privaie developers to whom CIDCO sold
the plots have consclidated the process. This has set a self-
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sustained momenum of overall growth which is vividly reflect-
ed in sising land value.

During the period 1980-90, the appreciation in iand values for
predominant uses, such as residential, shop-cum-residential and
commercial has shown 2 steadily rising trend, which has epabled
CIDCO 1o mobilise the funds required for taking up various
infrastructure projects within the identified nodes as well as-
major projects at city level. After 1990, the commissioning of
wholesale agriculture produce markets at Vashi and
commissioding of commuter railway lipe from Mankimrd to
Vashi in May 1992 has provided a sudden spurt in economic
activities and population growth. The demand for land for
residential and commercial uses has shown a manifold increase.

In fact, the market price of land for these uses has shot up to
be atmost a1 par with rates in well developed suburbs of Bombay.

The trend of faster development of New Bombay has thus
really set in from 1990 and has continued to grow at a

progressively fasier pace.

SYSTEM OF LAND PRICING

Land being the most precious resonrce to finance multi-sector
urban development projects, the pricing of land in each node
is done by CIDCO with great care, in the form of a well
structured Project Report for each node. CIDCO works out the
Reserve Price of land for each node almost every year by
taking into account the compounded value of net past expendimre,
year-wise, and the discounted value of the fumre year-wise
estimated cost. While doing so, CIDCO takes into account the
comprehensive cost details covering on-site, off-site and city
ievel infrastructure as well as non-saleable social infrastructare,
etc. The Reserve Price is fixed based on the present worth of
the project cost covering total net compounded value of the past
year-wise net expenditure and the discounted vatue of fumre
year-wise expenditure -the sum total of the two is divided by
the available saleable area of land in a node, to determine the
Reserve Price of land. The Reserve Price of land in New
Bombay varies from Rs.1050/sq.m. to Rs.2800/sq.m. the larter
being prevalent in the most developed nodes Iike Vashi.

Along with the policy of determination of the Reserve Price of
land, CIDCO has formulated a clear cut land pricing policy. for
different uses of land, in a well sructured form, depending on
the affordability of the end users and the market value for
particular land use. The policy stipulates that for weaker sections
like EWS & LIG housing and sites and services type of
development, price of land should be charged between 25 %-
350% of the Reserve Price. The subsidy given to this wide
spectrum of end uses is recovered by charging market price of
land for commercial uses and prices higher than Reserve Price
for MIG & HIG group housing.

In the first five years of the project, CIDCO had to incur
substantial expenditure far in excess of receipts from the sale
of land. But this was the preparatory stage which is inevitable
considering that CIDCO had initiated development in a totally

virgin area. In subsequent years, the project started showing a
surplus of receipts over expendimre, even though the scale of
expenditure too had become much larger.

In the process of development of a planned node, care was
taken to give a healthy environment to its potential residents.
Through lend use and density controls, CIDCO has been able
to achieve the required environment. Land use plan accordingly
provides for proper sysiem of roads, pathways, open spaces,
gardens, playgrounds, parks, fountains, schools, hospitals,
community centres and various other social amenities. Out of
the total nodal area of 1146.40 Ha., the saleable area'is only
516.60 Ha. or 44.55% . This means that a large component of
the area goes for public amenities. An outstanding example of
this is the environmental improvement through provision"of
large mumber of gardens and parks in Vashi-Sanpada area and
aiso providing a pumber of plots for fumare development.

Land under the transmission lines is aiso developed for- the
purposes of borticulire through private sector participation.
This provided green cover and also prevents enauthorised shums
below the power trapsmission lines. Another important inpat
for enviromnentzl improvement is the density norm. Provision
of a beiter environment entails costs due to diversion of land
from saleable to non-saleable component. This can be sustained
onty if the market forces are favograble. CIDCO has been able
to sustain this demand by value addition to its lands.

CIDCO has so far sold 340 Ha. of land in Vashi-Sanpada
Node. The balance land available for sale is 177 Ha. The
average land price realised by CIDCO has increased from a
mere Rs.56/sq.m. till 1978 to a high of Rs.1600/sq.m. during
1988-89 to 1992-93 even afier considering land sales at afford-
able rates, fot social amenities and for shifting of trades. The
rate has further gone up after 1992-93. This has been possibie
through sale of seiected land for commercial use by competi-
tive tender system after 1990.

In the initial stages of the project, it was essential 10 offer land
at lower prices which the market was ready to bear. This was
pecessary to attract public participation in the deveiopment,
since CIDCO could not take on its shoulders the entire load of
construction of houses, shopping, offices, social facilities, et
It was only after development was well under way and basic
infrastructure had been aid, that CIDCO could command terms
more favourable to itself. In a sense, CIDCO has to evolve and
strike the best possible balance in its land disposal strategy as
wanild be consistent with attaining the desirable speed of devel-
opment and also meet the need for resources at any given time.

To sum up, Vashi Node is an interesting case study in the arena

-of New Town Development, which demonstrates how a large

township project planned on a totally virgin/marshy land can be
made self-financing/self-sufficient over a period of time, withoat
compromising either the speed of development or the gamut of
planned social requirements of a growing but balanced
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community. There were periods when this project looked rather
dismal because of strong popular resistance or lack of demand.
But farsightedness and flexibility combined with finoness, its
multifaceted activity style coupled with judicious land use
plapning with an eye on environment quality and bold land
disposal policies have helped in reaping rich dividends. Capturing
of marker price for land under commercial and other uses have
helped CIDCO to meet the deficit in M & R account without
overioading the poorer or the social utility users.

Vashi is now considered by many as the prime residential area
of the fuwmre and also a vibrant nodal centre for economic
activities. Shifiing of wholesale trading activities with

warehousing and transport has been a major breakthrough and”

probably has happened for the first time in the country. It is
said that the final barometer of development is market response,
reflecting the law of supply and demand. The spot land prices
as indicated above are really an eye opener and provide important
tps on financing multifaceted urban development projects.
Integrated approach was thus successfully adopted by CIDCO,
wherein development of infrastructural services guided urban
growth in a desired manner, purmuring in the process,
partmerships between public and private sectors in various fields.
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