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Executive Summary

The fate of Mumbai is interwoven with 
the fate of its portlands. Mumbai shows 
serious signs of stagnation in terms of 
its population growth, vibrancy of its 
real estate market, absorption of recent 
graduates into the city’s labour force and 
accessibility to housing by the people who 
work in the city. Amongst the international 
metropolises that lead the world’s 
economic growth, Mumbai has the least 
land per capita allocated to open space 
and public domains. The city’s quality of 
life and economic stability are at stake. The 
vast port lands on the Eastern Waterfront 
represent the last great hope to “turn 
Mumbai around” making it the great world 
metropolis that it can be, amplifying the 
strength of the entire nation.

The recommendations that follow, if 
implemented wholeheartedly, will put 
Mumbai on track to become a vibrant, 
economic engine, boasting a high quality 
of life for all strata of its citizens.

Mumbai owes its existence as a global 
metropolis to its strategic location. 
Some of the most important sea trade 
routes recognised Mumbai as the major 
junction for the western coast of India. 
The presence of an excellent natural 
harbour was the catalyst for massive land 
reclamations along the Eastern Waterfront 
for the development of the port and for the 
growth of port related activities throughout 
the 18th, 19th and early 20th centuries.

Over the last many decades, for a number 
of reasons, industrial manufacturing has 
ceased to be a sustainable activity within 
the city of Mumbai. Government policy, 
migration, new technology, changing 
markets; rising fuel costs and financial 
sophistication have all contributed to 
reorienting the nature of the production 
factors of the city from manufacturing 
to service industries. The resulting 
deindustrialisation has naturally led to a 
general decline in all kinds of port activities 
at the Mumbai Port. Even as the new 
cargo mix has changed the focus of port 
operations from on-shore to offshore, the 
rise of the new Jawaharlal Nehru Port Trust 
(JNPT) across the bay from around 1987, 
has resulted in the diversion of almost the 
entire container cargo segment to the new 
“container port,” with a draught depth of 
11.5 meters, and well established road and 
rail connections to the hinterland. The JNPT 
is now the hub of all container trade to and 
from south-west India. The two factors, 
namely, change in the profile of dry bulk 
cargo not requiring huge storage spaces 
(e.g.), cotton, food grains etc.) and shifting 
of focus from dry bulk cargo to liquid 
pipeline cargo (POL and Chemicals) have 
together rendered surplus much of the land 
area of the Mumbai Port Trust (MbPT). It 
has been obvious for some time that these 
large parcels of land along the Eastern 
Waterfront that have become redundant for 
port purposes can be put to good use for 
meeting the urban development needs of 
the city. However, the core problem which 
needs tackling is the fact that much of this 
land is in the hands of lessees holding old 
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and renewable leases for periods ranging 
from fifteen months to ninety-nine years. 
While many of the leases have expired, a 
substantial number of lessees are either in 
breach of conditions of the lease, or in in 
default of payments. Efforts of the port to 
recover these lands through process of law 
are slow and tardy resulting in the piling up 
of a mountain of litigations in the Courts 
of Mumbai.

Several other factors must be considered 
while preparing the ground-work for a vision 
for the Eastern Waterfront of Mumbai.

Availability of Land for Development

The relatively smaller part of port lands 
that are open and not leased, is also not 
readily available for development mainly 
because it is encroached upon by informal 
settlements such as slums and other 
micro commercial activities, or is available 
in small parcels not amenable to any 
meaningful development. The challenge 
here is to find ways of activating and 
coordinating the various encroachment 
removals and slum rehabilitation agencies 
of the State Government.

1. Port Overview

The Mumbai Port is a multipurpose major 
port capable of handling various types of 
cargo such as break bulk, dry bulk, liquid 
bulk and container goods. However, due to 
the outdated nature of its facilities, out of 
the original three docks only the Indira Dock 
is currently in operation. The Merewether 

dry dock, along with the Princess and 
Victoria Docks, have been decommissioned 
and are being reclaimed as back yards for 
the Offshore Container Terminal (OCT) 
project under implementation. The off-
shore terminal project which will increase 
the handling capacity of the MbPT from 
59.18 MMTPA to 72.35 MMTPA, however, 
is delayed up to 2016.

The Indira Dock (25.72 hectares) is 
connected by rail to the hinterland and 
includes a covered storage / warehousing 
area admeasuring 2,68,000 square metres 
and open storage area of 4,78,000 square 
metres. The total handling capacity of all 
berths in Indira Docks is 11.25 MMTs.

Distribution of Cargo in MMT

The open wharves (bunders) handle 
approximately three million metric tonnes 
of cargo (2013-14). These bunders handle 
parking activities, ship breaking activities, 
raw rock phosphate, liquid bulk, coal and 
powder works.
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The Marine Oil Terminal with four berths is 
connected to the BPCL and HPCL refineries 
on the shore at Mahul. The Liquid Bulk is 
handled through the Pir Pau Jetty.

The operating income of the Port Trust 
comes from general cargo handled in the 
docks and bunder areas, liquid cargo, on 
stream discharges, estate income and 
income from other sources such as octroi, 
stamp duty, chipping and painting, etc. 
However, the income from general cargo 
at the docks and bunders is so far below 
the expenditure that despite the liquid and 
on-stream activities being very profitable 
the MBPT overall has reported a deficit of 
Rs.360.70 Cr. in 2013-14 from Rs.87.42 
Cr. in 2011-12. Curtailing of operating and 
fixed expenditure on dry cargo operations 
at the port will immediately bring the port 
to surplus. Should the Port Trust be able to 
rationalize and collect the lease rents of its 
vast property holdings it would be one of 
the most profitable undertakings in the city 
of Mumbai!

2. Existing Situation Analysis

With the decline of industrialisation in 
Mumbai the port lands that were meant 
for related activities fell into disuse. The 
properties on these lands soon slipped into 
being used for unrelated small and medium 
sized commercial activities, including 
activities of the unorganized sector. This 
includes many of the warehouses which 
were built to house goods from the port, like 
cotton, which are now vacant. A number 
of unregulated small-scale industries 

like ship-breaking, marine repairs, copper 
and aluminium turnings have sprung up 
in some places as also have informal 
scrap markets for iron and steel. The 
rise of informal sector commercial and 
industrial activities in the port lands was 
accompanied by the growth of slums on 
vacant plots whose inhabitants provide 
the labour force for such activities. The 
problem of encroachments is therefore 
tied to the problem of the informal sector 
commercial activity.

The area under recommendation covers 
an area of 721.24 hectares out of the total 
port area of 752.72 hectares. The Eastern 
Waterfront lands of the port add up to 
709.51 hectares and span a north-south 
length of around twelve kilometres and 
is located between Sassoon Docks in the 
south and Wadala to the north-west of 
the city. Besides the lands on the eastern 
waterfront of Mumbai, the port has a few 
other smaller parcels of land located at 
various places in the city and beyond in 
Worli, Mahim Bay, Chowpati Bay, Titwala, 
Kalyan & Thal Kob, Raigad district and the 
Chairman’s Bunglow. In addition there is 
some land given to the MbPT on perpetual 
lease of 999 years.

Except for the lands outside the city 
limits and the Chairman’s Bunglow 
all the other properties form a part 
of the report’s recommendations.  
(Table 3.1: Area-wise Distribution of MbPT 
Land)
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In addition to the ‘Core Area’ consisting of 
MbPT estates, the ‘Immediate Influence 
Area’ towards the north of Wadala has also 
been examined by the Mumbai Port Lands 
Development Committee.

Adjacent to these port & harbour lands lie 
the Central Business Districts of Nariman 
Point and the Fort area, the inner city 
markets and housing estates of the 
surrounding areas like Bhuleshwar, the 
erstwhile Industrial Lands of Parel and 
Lalbaug, and the early twentieth century 
suburbs of Dadar, including Parsee Colony. 
This physical adjacency is, however, not 
adequately complemented by physical 
connectivity with the city.

The city’s eastern waterfront does not have 
a well-developed road and rail network, 
while the network though it does provide 
a few links to the main regional corridors 
of the Eastern Express Highway and the 
Central Railway line. However, these are not 
enough to integrate the eastern waterfront 
area with the island city and for all practical 
purposes this disconnect between the two 
areas deprives the inhabitants of the island 
city of its eastern waterfront.

The MbPT lands have been divided into the 
following major categories for this report, 
namely

• Land admeasuring 196.50 hectares used 
by the port for its core activities. This area 
includes the operational docks, railway 
yards, railway network, residential quarters, 
hospitals and existing recreational areas.

• Land areas of 275.55 hectares let-out by 
the port for port and non-port related uses. 
Of these lands 138.83 hectares are leased 
out to public sector units, other government 
bodies, oil and petroleum industries and 
defence authorities. The remaining land 
is leased out to private parties for various 
activities.

• The solution to the problem of leased 
lands will have to be found within the four 
corners of the Supreme Court judgments.

• The Mumbai Port Trust repossessed 
63.62 hectares of land, of which 23.86 
hectares are to be redeployed for other 
uses. Vacant land is available only in small 
parcels.

• The challenge involved in bringing 
the maximum possible contiguous land 
from each of these categories to the 
development table is immense & complex.

• 7.46 hectares of land is under 
encroachments.

• The remaining land is spread over other 
properties of the port.

3. Leased Lands

Many of the leases are in default of 
contractual conditions and are in arrears of 
payments. Land leased to many others is 
sub-optimally used owing to the change in 
demand patterns of the area. The solution 
to the problem of leased lands will have to 
be found keeping in mind the implications 
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of the Supreme Court judgments of 2004 
and 2006 given in regard to the lease rental 
rates and the tenure of the leases of MbPT 
lands. 

Tenure-wise and area-wise details of MbPT’s let 
out estate.

Impact of Supreme Court Judgments of 
2004 and 2006 on MbPT Lands 

The legal opinions given by the Mumbai 
Port Trust’s advocate and legal department 
are inconclusive and leave a number of 
doubts. It is learnt that Mumbai Port Trust 
has sought further clarification regarding 
the interpretation of the Supreme Court 
judgements of 2004 and 2006 from 
the Attorney General of India which is 
awaited. The main issues orient around 
interpretations as to whether port land 
development, in the manner envisaged, 
would be covered by the definition of “own 
use,” whether redevelopment activities 
would be covered by the term “discharge 
of its functions” and whether the element 
of compulsion can be introduced in the 
scheme? All of these need to be settled. 
The issue of whether the port lands can 
be used for purposes other than the port’s 
operations and port related activities, or 
whether redevelopment would be seen as 
the port’s own use, must be resolved. 

As regards rental rates, what is clear from 
the approach adopted by MbPT is that the 
compromise formulae approved by the 
Supreme Court is applicable to the rates 
of lease rentals up to 30 September, 2012. 
However, even in these cases what has 
been accepted by the Supreme Court, and 
also what has been followed by MbPT, is 
that the concessional compromise rentals 
would cease to be applicable whenever 
a tenant, or a lessee, is in breach of any 
conditions of the lease or in default of 
payments due.

4. Vision for the Mumbai Port Lands

The main parameters of the vision for 
Mumbai’s Port Land Redevelopment are to 
re-imagine Mumbai’s eastern waterfront as 
being “Open, Connected and Green’. 

‘Open’ for new public uses including 
recreation, culture, tourism and community 
amenities. ‘Connected’ through multiple 
choices of pedestrian, cycle, metro, rail, 
buses, water transit and road connectivity, 
& ‘Green’ with environmentally sustainable 
land uses and an eco-sensitive built-
environment.

The intent is to ground the vision on the 
“Principles of “Intelligent Urbanism”. These 
guidelines include :

Natural resources being utilized and not 
exploited. 

Cultural assets being preserved and 
integrated with development plans.
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Technologies appropriate to geo-climatic 
conditions and local resources being used. 

Social interaction being encouraged 
employing open spaces for shared community 
and civic life. 

Access being provided to a range of 
organizations, services and facilities in 
the areas of education, health, recreation, 
tourism, employment and business. 

Keeping the above parameters & principles 
in mind, the vision seeks to achieve 
transformational objectives through the 
following :

• Projects in the pipeline are incorporated 
into the Vision Statement.

• Linking of MbPT area through the fourth 
and fifth mass rapid transit corridors with 
the MbPT Metro and BRTS serving as the 
fourth and fifth mass transit corridors for 
the city. 

• The sixth transit corridor shall be the 
waterfront corridor.

• The twelve kilometres of the eastern 
waterfront to be opened up by providing 
access to the public through public 
amenities and open spaces.

• At least 30% of the MbPT land will be 
used for parks, gardens, playgrounds, 
plazas, recreation grounds, sports facilities 
and “maidans,” which would be open to all. 

• Creating an entertainment and recreation 
zone with tourist attractions, such as 
a maritime museum, aquarium, water 
world and sea world, facilitating children’s 
entertainment and family entertainment 
themes.

• Creating inter-modal transport hubs 
linking the 4th, 5th & 6th corridors at Wadala 
and CST Railway terminals. The existing 
railway stations would be overhauled 
through Station Area Traffic Improvement 
Schemes (SATIS). Creating city airport 
terminals at CST and the Wadala transport 
hubs.

• Heritage sites will be delineated, 
protected, restored and developed as 
recreation and tourist sites through 
heritage and environmental conservation 
agencies and through specific conservation 
projects.

• Slums will be rehabilitated through slum 
rehabilitation programs for eligible slum 
dwellers.

• Shelter rehabilitation programmes will 
be undertaken, that are inclusive, that also 
cater for MbPT employees, as per port 
policy. 

• Entrepreneurship Promotion Zones will 
be developed for mobilizing business skills 
and offering training.

• Create an Export Promotion Centre, and 
Maritime Regional Centre.
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• Intermodal Transport through integrated 
transport systems composed of 
pedestrian pathways, cycle lanes, water 
transport routes, express bus lanes, light 
rail corridors and other vehicular channels. 

• Parking areas with basement and sub-
terrainian parking connected to public 
transport corridors and inter-modal transit 
facilities.

• Bio-remediation of measures to be 
scientifically initiated before projects are 
executed.

• Selective reclamation if found feasible 
through hydrological and environmental 
Impact studies. 

• The aim of the vision is to create half 
a million jobs in the next Development 
Plan period of the city thereby pulling 
labour from unorganized sectors into the 
organized sector. 

The vision is to use this phenomenal urban 
land asset to make Mumbai more liveable, 
more inclusive, more equitable and more 
sustainable.

Figure 4.1 Proposed Land Utilisation

5. Land Assembly Strategies :

Assembling strategies for land include, 
in addition to detailed ground surveys, 
rationalisation, relocation where relevant, 
and repossession and improved planning 
for both port and non-port future activities. 
Rationalising land use refers to defining 
port operations according to activities that 
are viable and/or those which are required 
to service areas and sectors that depend 
on the port. Such rationalisation, in tune 
with new technologies and markets, should 
release substantial land for redevelopment 
in the medium term. Relocation refers to 
defragmentation through, and ranging 
from, repossession to recovery of areas 
essential for development purposes using 
legal process and negotiations relating to 
arrears, penalties, etc. 

The Committee’s report identifies thirteen 
types of extant land uses and the assembly 
strategies relevant for each type of use. 
Multiple strategies would be applicable 
to different usages. The Table 0.1 gives 
the matrix of the applicable options. The 
specific land assembly strategies proposed 
in the report are summarised below : 

Minor and major rationalisation of land 
under active port operations (e.g. Indira 
Dock), Major rationalisation of sub-
optimally used land due to incomplete port 
expansion (OCT, CFS), including back-up 
areas.

Rationalising and planning of land for road, 
rail and rail yards.
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Rationalising, and part relocation, of lands 
leased to port related public sector units 
and government departments for POL. 
(STC and HPCL/ BPCL tank farms at Malet 
Bunder and Haji Bunder),

Rationalising & repossessing lands leased 
to defence and defence manufacturing (air 
force station at Cotton Green).

Repossession and relocation of land 
used for nonconforming port use and 
hazardous activities of the old operational 
area (Darukhana, Haji, Hay, Lakdi, Coal, 
Jamshetjee, Kavla bunders).

Repossession and relocation of lands with 
defunct port use (cotton and food godowns 
at Cotton Green and Elphinstone Estate).

Refurbishment of land used for fishing 
harbours and wharfs (Sassoon dock and 
Ferry wharf).

Refurbishment, urban design and 
conservation interventions on fully 
developed lands such as part of the 
historic Central Business District (Ballard 
Estate and Apollo Estate). 

Reorganising, planning and urban design 
interventions on lands used for staff 
housing, health care and other amenities 
(Wadala, Worli, Govandi etc.) .

Repossession and relocation of leased 
lands with non-conforming industry 
and manufacturing (Brittania / HUL, 
Modistone).

Repossession and relocation of lands 
leased with non-conforming warehousing 
and other non-conforming purposes 
(Elphinstone Estate, Cotton Green, 
Bunders). 

Land used by slum dwellers and other 
encroachments (Bunders, Indira Nagar, 
Rajiv Gandhi Nagar, Lakdi Bunder, 
Elphinstone Estate.
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Table 0-1 Processes for land assembly

Lands Classified 
Under

Survey
Major

Rationalising
Minor

Rationalising
Relocation
Part / Full

Repossession Planning

Active Port 
Operations ü ü ü ü

Sub-Optimally Used 
Due To Incomplete 

Port Expansion
ü ü ü ü

Road, Rail / Rail Yard ü ü ü ü

Leased To Port 
Related Psus / Govt. 

Dep For Pol
ü ü ü

Leased To 
Defence / Defence 

Manufacturing
ü ü ü

Used For Non-
Conforming Port Use 

/ Old Operational 
Area.

ü ü ü ü

For Defunct Port 
Backup ü ü ü ü

For Fishing Harbour ü ü ü

Completely 
Developed A Part of 

Historic Cbd
ü ü ü ü

For Staff Housing & 
Hospital ü ü ü ü

Leased With Non-
Conforming Industry 

& Manufacturing
ü ü ü ü

Leased With 
Non-Conforming 

Warehousing & Other 
Purposes

ü ü ü ü

Used By Slum 
Dwellers And Other 

Encroachments
ü ü ü ü
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- BOT / JV’S

- Priority Projects

- Investment Plans

- Bonds

- GoI/GoM Grants in Aid

- Ear Marked Fund for Projects

- Related Companies Act 

 Measures

- RBI Guidelines
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- Clear Policies, Procedures & Rules

- One Window Clearances

- Transparent on-web Procedures /

 Tracking

- Access to Decision Makers

- Participatory Mechanisms

- Public Relations / Communications

- Soft Loans

- GOM Grants

- GOI Grants

- Subsidies

- Training Grants

- Tax Holidays

- Mumbai Port Land 

 Development Authority 

 Assistance

- FSI / TDR

- Transfer of Land Tenancies

Re
gu

la
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ns

- Structure plan

- Local Area Plans

- Urban Design Guidelines

- Structure Plan Guidelines

- NOC’s

- Registration of Tenancies

- Design Guidelines

- Branding Guidelines

- RBI Restrictions

- FDI Rules

- Companies Act

- Environmental

- Land Tenancies

- NBC

- Supreme Court Judgements

- Fire

- DCR

- Functional Use Zones

- Coastal Zone Restrictions

- Form Based Code 

1. Strategies for Development

Urban policies and strategies are most 
effective when in facilitative and enabling 
infrastructure investments are combined 
with incentives and regulations that 
catalyse a variety of capital investments 
into long term goals. This can only happen 
if statutory, financial and administrative 
institutions are orchestrated towards a 
common outcome, creating an enabling 
environment of physical, legal and social 
interventions. This approach entails 

the preparations of a “road map” where 
the public sector takes the initial steps 
in rationalizing Development Control 
Regulations, investing in key social and 
economic infrastructure that is beyond the 
private sector realm and offers incentives 
attracting private finance, management 
skills, innovative technologies and creative 
ideas to “make it happen.” 

Some of the options used by Government 
bodies in this regard are illustrated below : 
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Priority actions for Port Land Development 
to be taken by MbPT are summarised 
below :

1. Clearly define land areas under port and 
non-port activities and identify future port 
uses.

2. Create a special cell to document and 
list all the issues related to land, land 
tenancies, status reports on each parcel, 
land records, mapping and land data.

3. Identify and mark precisely the Mumbai 
Port Lands that can be released for non-
port activity in line with the Supreme Court 
judgments of 2004 & 2006 and make these 
lands available for development wherever 
they are in their possession. 

4. Considering the complexities of the 
issues facing the let-out lands, initiate 
urgent action to confirm the legal status of 
the tenancies. The cases filed for eviction 
of tenants needs to be expedited and fresh 
cases filed wherever required in a time 
bound manner. To expedite timely disposal 
of such cases, MbPT should move the 
government to set up an adequate number 
of fast track or special courts to deal with 
its eviction and repossession cases. These 
courts will dispose off the cases in a time 
bound manner and they can be wound up 
once the work is done.

5. Enunciate a clear policy of rehabilitating 
the slum dwellers and other eligible 
stakeholders on its lands in consultation 
with the State and Central governments.

6. Prepare draft Urban Design Guidelines 
that will ensure the following urban design 
parameters:

a. Defining realms of public spaces, semi-
public spaces and private properties. 

b. Defining urban form through building 
heights, ground coverage, setbacks, and 
context driven FSI. 

c. Define a hierarchy of public spaces like 
neighbourhood level parks to community 
level play grounds to city level large 
recreational open spaces.

d. Define pedestrian priorities through 
well-defined right-of-way, and segregation 
of motorised and non-motorised traffic.

e. Regulations for signage and hoardings.

f. Accessibility to public spaces from 
public transport nodes.

g. Guidelines for enhancing experiential 
qualities and aesthetics of the public 
realm (like-landscape, street art, public art, 
lighting, materials and colours).

h. Provision of amenity spaces for art, 
theatre, cinema and other cultural forms.

i. Reflect “opportunity benefits” of 
lands near transport nodes, applying 
Transport Oriented Development axioms, 
encouraging higher densities, denser 

Book 17.indb   62 01/03/17   6:34 PM



Mumbai Reader 2017 63

mixed-use, greater FSI near transport 
hubs and facilitating walkable pathways to 
those hubs. 

j. Strategies for dealing with MbPT 
tenancies.

k. An efficient mechanism would, however, 
need to be put in place to release tenanted 
properties in a timely manner. Though 
management of tenancies including billing 
of rentals, recovery of dues etc. would 
continue to be under the control and 
jurisdiction of MbPT, a joint mechanism 
between the MbPT and the Mumbai Port 
Land Development Authority (MPLDA) 
for coordinating the aggregation and 
release of tenanted properties needs to be 
established.

l. The joint mechanism would be operated 
in respect of specific land till such time 
as they are handed over to MPLDA for 
development. The MPLDA would be fully 
empowered to deal with all land and land 
related matter thus transferred to it.

m. Statutory Constraints and 
Implementation Mechanisms

In the implementation of the redevelopment 
of the port lands, the constraints imposed 
by the statutes that are involved must to 
be taken cognizance of at the outset. The 
implementation mechanisms have to be 
devised taking into consideration these 
statutory constraints and the manner in 

which they are proposed to be resolved. 
The suggestions for resolving some of the 
major constraints are listed below :

Under the Maharashtra Regional and 
Town Planning Act (MR&TP), 1966 all land 
use patterns including zoning changes 
are required to be approved by the local 
planning body. The Municipal Corporation 
of Greater Mumbai (MCGM) is the local 
planning body that approves land use. 
The redevelopment will involve a large 
number of land use alterations and it is 
not possible to conceive of approaching 
the MCGM for approval to each of these 
alterations. It is proposed the Mumbai Port 
Land Development Authority to be created, 
seeking the status of a Special Planning 
Authority as provided in MR&TP Act, and 
such an authority be authorised to exercise 
the powers of the local planning body and 
be the development authority for the port 
lands.

• The entire stretch of MbPT land is 
covered by the CRZ-I & CRZ-II Notifications 
issued under the Environment Protection 
Act, 1986. This means that neither change 
of use nor additional FSI is permissible. 
In addition, there are serious limitations 
on construction and reclamation. The 
redevelopment strategy requires special 
dispensations, with relaxations for the 
project as a whole. Keeping in mind the 
environment enhancing and preserving 
strategies mentioned in Appendix-G of 
this Report it should be possible to get 
the required relaxations for the location, 
reclamation, construction and FSI as 
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may be required for each project in the 
redevelopment strategy as most of the 
activities contemplated are in the nature 
of either civic or public amenities. In 
other cases, it should be possible to meet 
environmental standards and temper the 
need for relaxation. 

The constraints imposed by the 
Maharashtra Rent Control Act and the 
Maharashtra Land Revenue Code mainly 
relate to the eviction of tenants and 
validation of surveys for slum rehabilitation. 
It is proposed that the rent control cases 
be transferred to special or fast track 
courts if possible and/or exempt port land 
tenancies from the purview of the act 
altogether. As regards slum rehabilitation 
It is proposed that MbPT be authorised 
to appoint an officer, not lower in rank 
than Class 1, who would be delegated the 
powers of the Collector and authorised to 
conduct and validate surveys of the slum 
areas in the port lands. He will also be 
authorised to take appropriate steps for 
removing encroachments by unauthorised 
persons in the slums and other areas. 

The Major Port Trust Act 1963 does not 
specifically provide for lands under the 
port’s control being used for purposes 
other than the port’s own use. The ELU from 
the MCGM Development Plan of 1991 has, 
however, been showing port lands under 
use for non-port purposes. The MbPT 
should expedite pending legal opinions in 
this regard. The other options that can be 
examined are: a) the amendment of the 
MPT Act 1966, or b) to issue the necessary 

Central Government directive under 
section 111 of the MPT Act 1966, to permit 
the port to use its lands for the purposes 
mentioned in the development plans on the 
grounds that these are primarily public or 
civic purposes. 

Institutional Model — Development 
of the Mumbai Port Land through an 
independent Land Development Authority

To minimize the need to obtain various 
sanctions and permissions from multiple 
authorities, the Mumbai Port Land 
Development Committee recommends 
the setting up of an independent “Special 
Planning Authority” under the provisions of 
section 40 1(B) of the MR&TP Act, 1966. 
The State Government is empowered under 
this provision to notify, through Official 
Gazette, appointment of any agency 
or authority as the designated “Special 
Planning Authority” for any notified area. 
This would necessitate the following steps 
to be taken:

Amend the Major Port Trusts Act, 1963, 
inserting an enabling provision for the 
development of Mumbai Port Trust lands 
for purposes other than strictly port 
operations. The amendment would also 
make a provision empowering the Central 
Government to notify the constitution 
of the Mumbai Port Land Development 
Authority (MPLDA), as an autonomous 
body. Alternately the Central Government 
could issue necessary Policy Directives 
under the MPT Act 1966 as discussed 
earlier. 
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The MPLDA would, in-turn, move the State 
Government under section 40 (1B) of the 
MR&TP Act to notify it, i.e. MPLDA, as the 
Special Planning Authority for the Mumbai 
Port lands. 

This will empower the MPLDA to take up 
the preparation of an integrated economic 
investment strategy, covering all of the 
concerned lands, followed by a detailed 
physical structure plan priortitizing 
essential infrastructure networks and 
paths, and for the identification and 
initiation of individual local area plans, 
dove-tailed as part of overall redevelopment 
based on the recommendations of this 
report.

The MPLDC also examined alternate 
model of implementation structure for the 
development of Mumbai port lands, where 
the development work is undertaken by the 
MbPT itself.

Alternative model – Direct development 
by MbPT 

The suggestion that the port land 
redevelopment be done directly by MbPT 
by setting up a separate division within 
MbPT, reporting to the Board of Trustees 
through the Chairman and Vice-Chairman 
of the Port Trust and advised by urban 
planning experts as special invitees from 
the State and Central Governments, was 
considered by the MPLDC.

The Committee feels that while the model 
would encourage the commitment of the 
port trust to the redevelopment effort, the 
port trust would be faced with the problem 
of dealing with the state / local planning 
authorities, outside its control, at each 
point. Further, this structure will be subject 
to all provisions of the MPT Act 1963 and 
related decision making systems, thereby 
subjecting it to the inherent delays.

Global experience also shows that such 
a model has not worked satisfactorily 
elsewhere. Hence, the Committee does not 
recommend this model. 

Development Control Regulations

The Development Plan (1981 – 2001) of 
the MCGM for port land areas is based on 
the early usages proposed for the port and 
is now outdated. The lands reserved for 
port operations are far more than required 
and the lands marked for public amenities 
in the DP have remained unused at many 
places. In any case the old DP will not be 
relevant once the MbPT, comes up with 
the Redevelopment Plan envisaged as 
a follow up of this report. It is, therefore, 
proposed that the new redevelopment plan 
of MbPT should be integrated to the new 
DP of MCGM (2014-34) instead of merely 
repeating the proposals in the old DP. 
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Financial Strategies

Finance is required at three stages of any 
project :

• Project Financial Planning, Physical 
Structure Plan Preparation and Urban 
Design stage, where Internal Funds to be 
utilized.

• Project Development Stage – Public 
Money to be raised for major infrastructure.

• Operation and Maintenance stage – 
Revenue generated by the project to 
be used to ensure that the project is 
sustainable. 

Various Public, Private partnership (PPP) 
models can be used for implementing 
infrastructure projects. The different 
models being envisaged include :

• Owner model (Design Build Operate, 
(DBO) : 

• Concession model (Design Build Operate 
Transfer, (DBOT) – Under this model, 
the infrastructure asset created will be 
given to the private player for a defined 
period. Ownership of asset reverts to the 
promoting agency post concession period. 

• Management model – Under this model, 
the infrastructure asset is created using 
the promoter’s capital and subsequently, 
the asset is handed over to a private party 
for operations and maintenance. 

The funds required for the redevelopment 
activities, both capital and revenue, 
could be raised through the following 
mechanisms :

• Service Charges 
• Development Charges 
• Rents 
• Revenue sharing 
• Annuity/Royalty

The mode to be selected will naturally 
depend on the individual projects, since 
many of the projects’ social infrastructure 
may not be economically viable as 
stand alone projects. Various options of 
phasing, or sequencing, of projects can 
be considered such as developing small 
clusters of 100 to 200 acres each at a 
time and rolling over receipts from them 
for the next cluster, creating physical 
and social infrastructure first to attract 
business or economic activity, and later, 
leveraging Central and State agencies 
to create essential infrastructure and 
creating modular rather than large scale 
infrastructure in the earlier stages. 

As regards the development model the 
committee has recommended steering 
clear from the two extremes of MPLDA 
doing all the development and operating 
the facilities thus created on its own on the 
one hand, and selling land to developers 
for putting up the projects with no further 
input on the other. Table 8.2 gives the 
implications for each of the possible 
models. Generally speaking, the Committee 
has recommended the “integrator” model 
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as striking a balance between harvesting 
value and managing organizations and 
interventions as best suited for each 
project, appears to be the optimal choice.

For financing infrastructure projects 
different variations of PPP projects can 
be considered depending on project 
economics and attractiveness of private 
capital. These include Design Build 
Operate (DBO), Design Build Operate 
Transfer (DBOT), management model 
with shared revenue risk, etc. For pure 
public amenity type projects like parks and 
promenades, NGOs can be partnered to 
share maintenance expenditure. 

Accessing funds through tax free bonds 
and government schemes like India 
Infrastructure Fund, venture capital fund, 
tourism development schemes, can all be 
evaluated depending on individual projects.

NEXT STEPS

A two-step approach has been proposed. 
Firstly, obtaining policy decisions and 
following legislative and administrative 
actions for setting up the Special Planning 
Authority and obtaining other permissions 
and amendments in the statutes, rules & 
regulations; Second, project preparation 
including land assembly, resource 
mobilisation and structure plan preparation, 
followed by local area plans, employing 
urban design principles, including land use 
planning and identification of projects. 

Finally, to maintain the consistency of 
vision elucidated within this report, it 
is recommended that the Government 
appoint an Oversight Committee of relevant 
experts to guide the initial regeneration 
process until the concerned statutory 
development authority is put into place 
and acquires its own in-house expertise 
to guide and monitor such an undertaking. 
Without an Oversight Committee, the team 
engaged on the basis of their technical 
and fee proposals, may lose sight of 
the values, intents and objectives of the 
recommendations laid out herein.

AFTERWORD 

Realizing Citizens’ Aspirations 

n. The Mumbai Port Lands Development 
Committee, constituted by the Ministry 
of Shipping, Government of India, for the 
regeneration of the eastern waterfront, has 
attempted to understand the aspirations 
and needs of Mumbai’s citizens and 
integrate them with the needs of the 
State & the nation keeping in mind all the 
time the legal imperative. It is felt that the 
structure plan approaches proposed in the 
report will create an avenue for the citizens 
to be involved in the redevelopment of the 
city. It is hoped that the implementation 
of the recommendations here will help 
catalyze efforts for the creation of a model 
city, economically & socially vibrant & 
sustainable in all possible ways, helping 
Mumbai to regain its rightful title of “Urbs 
Prima Indus,” or the First City of India.
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