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Shri V Ranganathan IAS (Retd.)

I am delighted to be in your midst on the convocation ceremony 
of the first batch participants in the capacity development 
programme in Built Heritage Studies and Conservation. 
This Diploma Programme of six months was conceived and 
implemented by Chhatrapati Shivaji Maharaj Vastu Sangrahalaya 
with the support of the  J. J. School of Architecture and MMR 
Heritage Conservation Society. I would like to express my deep 
appreciation to all of them and I do hope that this becomes a 
forerunner for many more such programmes in Mumbai and 
elsewhere in the country. I would also like to acknowledge the 
financial support given to the programme by the MMR Heritage 
Conservation Society which made the programme possible. 

We, in India, are fortunate to have inherited a rich and varied 
heritage. It is upto us to absorb, preserve and further enhance this 
heirloom and pass it on to the next generation.

Heritage conservation is often equated with the 
conservation of heritage buildings. In fact, it is much more.  
Heritage conservation covers not only built heritage, but also, 
natural heritage including water bodies, hills, beaches, open 
grounds, trees, forests and so on and art and cultural heritage.  
Conservation of built heritage involves, not only the conservation 
of buildings, but also, of heritage precincts whose form and 
character deserve to be preserved and various natural features.  
For example, trees may be an integral part of heritage. In other 
words, the conservation of built heritage has to be viewed within 
the perspective of an overall landscape. Unfortunately, in the 
City Survey Plans of Mumbai, many natural features such as, 
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water bodies, trees,  beaches, hills, trees and so on, do not find a 
mention. As a result, some times, damages to the natural features 
go unnoticed. It is, therefore, necessary to make a systematic 
planned effort to revise the City Survey plans to incorporate all 
these features. This, in turn, will lead to the development plan 
incorporating all these features so that, while development 
permission is given by the concerned authorities, natural heritage 
is not lost sight of. 

When the British acquired control over large parts of the 
country in the 19th century, they had no concept of Heritage 
conservation.  In fact, a proposal was mooted to dismantle the Taj 
Mahal and sell the marble. The proposal fell through only because 
it was not financially viable. It was in 1905, when Lord Curzon was 
the Viceroy, that the Act for preservation of ancient monuments 
was passed.  The Act provided protection to a few monuments 
of national and international importance.  Subsequently, a 
State Act for protection of some more monuments which were 
of State level importance was passed. However, there was no 
framework for preservation of significant buildings and areas and 
natural features at the local level. The State of Maharashtra was 
the pioneer state in the country to have heritage conservation 
regulations.  Heritage regulations were framed by the Urban 
Development Department of the Government of Maharashtra 
for the city of Mumbai on 21st of April 1995, and they served as a 
model for similar provisions across the country.

I think, now the time has come to take a review of the 
experience of the implementation of the Heritage Regulations 
from the City of Mumbai over the last two decades. I have 
been associated with the heritage conservation committees of 
Mahabaleshwar-Panchgani, Matheran Hill Station and Mumbai.  
Till recently I was the convenor of INTACH for the State of 
Maharashtra. I would, therefore, like to share my experience and 
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make some suggestions for the future. 
 On the positive side, the Heritage Regulations of 1995, for the 

first time, provided a mechanism for conservation of heritage 
buildings. Since the Municipal Commissioner of Mumbai tends to 
be extremely busy with a variety of public matters of urgency it is 
understandable that he is unable to spare his time and energy to 
the extent required for heritage conservation. As such, I find that 
the Mumbai Heritage Conservation Committee has served as a 
useful body for heritage conservation in the City. It has sensitised 
architects and owners of heritage buildings and buildings 
in heritage precincts about undertaking repairs, renovation 
and reconstruction, without adversely affecting the heritage 
character. It has also served as a watchdog, curbing the violations 
of heritage regulations. The Heritage Regulations also laid down 
clear guidelines for conservation of buildings so that all the 
interested persons and organisations have a clear understanding 
of what they can do and, more importantly what they cannot do. 

However, I find that the present dispensation is inadequate 
for heritage conservation in many respects. First and foremost 
is, that there is little awareness about heritage in the general 
public and among the owners and residents of heritage buildings 
and buildings in heritage precincts. I find the quote of Nelson 
Mandela given in the latest Newsletter of the Museum, very 
pertinent in this regard.

“Education is the most powerful weapon which you can use to 
change the world”. I would also add “and preserve the world.”

 It is equally necessary to sensitise policy makers and those 
taking decisions and implementing the decisions at various 
levels on the value of heritage and the need to preserve it. The 
economic benefits of heritage in attracting tourists and providing 
employment opportunities has to be emphasised.  The social and 
cultural value of heritage needs to be appreciated.

“   It is equally 
necessary to 
sensitise policy 
makers and 
those taking 
decisions and 
implementing 
decisions at 
various levels 
on the value of 
heritage and the 
need to preserve 
it.”



108  Mumbai Reader 19

Often, damage to heritage is unwittingly done due to lack of 
awareness.  It is necessary for engineers and architects in public 
organisations undertaking building activities and maintaining 
buildings, such as CPWD, PWD, MHADA, SRA, BMC, Indian Railways 
and Mumbai Port Trust to be trained in heritage conservation.
Likewise, training programmes for contractors and craftsmen 
need to be organised.  Organisations such as PWD and BMC 
who are required to maintain a number of heritage buildings 
should have experts on heritage conservation embedded in 
the organisation.  They could guide engineering staff in the 
organisations, so that heritage is not lost sight of. 

Outside the public domain, I find that there are hardly any 
engineers or contractors are trained in heritage conservation 
except in the cities of Mumbai and Pune. This problem was 
faced in the Mahabaleshwar-Panchgani region, where there 
are a number of heritage buildings. It is necessary to initiate a 
programme for training local architects, engineers, contractors 
and craftsmen in the maintenance of heritage buildings in the 
various cities in the State. In fact, INTACH Maharashtra had offered 
to provide free training to selected engineers in the State PWD at 
the Divisional headquarters in Heritage conservation. However, 
there was no response from the Department.

It would be a good idea to include one or two lessons on the 
value of heritage and the importance of conserving it in school 
syllabi so that boys and girls learn to appreciate heritage  and 
are motivated to preserve it. In fact, creation of general public 
awareness about heritage would go a long way towards heritage 
conservation. It would inculcate a sense of pride in the owners of 
heritage buildings and induce them to protect and preserve them. 
It is also necessary for the State Government to unequivocally 
state its commitment to heritage conservation and ensure that 
our precious and valuable heritage is not destroyed through 
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thoughtless action by Government machinery and by local 
bodies. Section 61 of the Mumbai Municipal Corporation Act talks 
about obligatory duties of Municipal Corporation of Mumbai 
and Section 63 talks about the matters which may be provided by 
the Municipal Corporation, at their discretion. It is surprising to 
find that heritage conservation does not figure either among the 
obligatory or discretionary duties of the Municipal Corporation.  
It is necessary to amend the Mumbai Municipal Corporation Act 
and the Acts governing other local bodies in the state to make 
heritage conservation an obligatory duty of local bodies. This 
action would, needless to say, promote heritage conservation.

Conservation of heritage buildings is inextricably linked 
with providing adequate fire protection measures, inspecting 
and rectifying the electrical fittings from time to time, structural 
audit at periodical intervals and proper maintenance and repairs 
of the buildings from time to time. At the moment, there is no 
mechanism for monitoring these activities in public or private 
buildings.  In the city of Mumbai, it is suggested that in each 
Ward, an engineer can be identified who would be responsible for 
visiting these buildings at least once in a year and recommending 
measures to be taken in regard to the above items. In the case of 
public buildings, the authorities in charge of maintenance must 
develop a protocol for the inspection of the buildings at least once 
a year and ensure that necessary action is taken on the basis of 
inspection reports without undue delay.’

The present system, I find, has created disincentives for 
heritage conservation through various provisions in laws and 
rules and regulations framed thereunder:

a) Rent Control Act
Often, tenants occupying heritage buildings pay a pittance as 

rent. As a result, the landlord takes little care of the buildings so 
that the building may collapse and the tenants, quit. There must 
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be some mechanism for periodical revision of rent, so that the 
owners get some resources for maintenance of the building.  

b) Mumbai House Repairs Board 
Many heritage buildings in the island city are repaired by the 

Mumbai House Repairs Board. In carrying out such repairs, I find 
that the NOC of the MHCC, which is mandatory, is not taken and 
during the course of repairs, damage is done to the heritage. It 
is also argued, that proper repairs to heritage buildings cannot 
be done because the norms of repair expenditure per sq. ft. is 
inadequate to do so. This is a serious issue which requires to be 
addressed on an urgent basis.  

c) Reconstruction of dilapidated buildings
The policy of reconstruction of dilapidated buildings, in 

which the FSI can go upto 3.9, has resulted in that situation that 
the owner of the building, builders and tenants have a strong 
incentive to get the building demolished and construct tall 
structures which would financially benefit all of them. Maybe, it 
is necessary to make specific provision, that in heritage buildings 
no extra FSI would be available for such reconstruction. Local 
engineers, who would declare the building dilapidated, have to 
be told to recommend strengthening and conservation rather 
than demolition wherever possible.

d) Notification of Urban Development Department, dated 4th 
September 2007

Most peculiarly, in the city of Mumbai, a notification has been 
issued by the Urban Development Department on 4th September 
2009 laying down that the heritage regulations would apply 
only to Grade I and Grade II buildings for reconstruction and 
development of old buildings under regulations 33 (6), 33 (7), 33 
(8), 33 (9) and 33 (10) of the Development Control Regulations 
of Mumbai. As a result, a number of heritage structures graded 
as Grade III and heritage precincts are getting demolished. This 
notification should be rescinded forthwith.
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Often, owners of heritage buildings face a genuine problem. 
They do not have the financial resources for maintenance of the 
building which may be quite expensive. The buildings also do 
not suit their living in comfort. In many old buildings, there is 
no provision for parking and access to road. After repeated road 
resurfacing, the buildings tend to suffer from water stagnation. 
Mumbai Heritage Conservation Committee has suggested to the 
Government some incentives for the owners of heritage buildings. 
These include concession in property taxes and grant of TDR 
on an equivalent basis, in view of the FSI that they would have 
got had they been permitted to reconstruct the building. The 
incentive TDR could be released periodically in instalments after 
certification of the proper maintenance of the building. 

In many cities, heritage buildings have not been notified. As 
a result, there is no protection available to heritage buildings. I 
had this experience in Solapur and Thane. In the towns of Wai and 
in Mahabaleshwar-Panchgani region, proposals for notification 
of heritage buildings are pending with the Government and 
municipal authorities for many years. Active effort is made to 
destroy the building in the intervening period, so that the owner 
does not have to bother about heritage restrictions in future. In 
the city of Mumbai, the first list of heritage buildings notified 
in 1995 mainly included buildings in South Mumbai. After 
survey in 2005-06, a list of additional structures and precincts 
to be notified under heritage regulations was submitted to the 
Government duly recommended by Municipal Corporation in the 
year 2008.  These were returned to the Municipal Corporation 
in 2009 for publication, for inviting suggestions and objections. 
The Corporation took three years and published the draft list 
in the year 2012. Thereafter, it was only in August 2013 that the 
Corporation issued instructions that the heritage regulations 
would apply to the draft list.  In this intervening period, quite a 
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few heritage structures were destroyed or damaged.  What is 
important is to have a quick survey and prompt notification so 
that there is no opportunity for destruction of heritage pending 
the notification of heritage structures/ buildings.

These are issues which have to be brought to the notice of the 
public representatives and policy makers before further damage 
is done to the heritage. I feel that for achieving this and for 
achieving much more, which is required to be done, it is necessary 
to create a pressure group for heritage conservation, which can 
interact with the public authorities and ensure that steps are 
taken for heritage conservation. 

It is interesting to note that the Heritage Regulations 
for Greater Mumbai 1995 carries the following statement in 
paragraph 10:

“What posterity would not willingly let die”
It is now the responsibility of all of us to live upto this 

statement.
With these words, I congratulate all students who are being 

conferred Diploma on Built Heritage Studies and Conservation 
and call upon you to act as dynamic ambassadors promoting and 
conservating heritage in the city and beyond. Finally, I would like 
to thank the organisers for giving me an opportunity to share my 
thoughts with this august gathering. 
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