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1. PREAMBLE
MMRDA was allotted land at Wadala in 1982 by Government of Maharashtra

(GoM) on lease basis. Accordingly, Mumbai Metropolitan Region Development Authority
(MMRDA) had prepared a four phase Layout for development of Truck Terminal at
Wadala. The layout was approved by the Municipal Corporation of Greater Mumbai
(MCGM). Subsequently, MMRDA was appointed as the Special Planning Authority (SPA)
for the ‘Wadala Notified Area’ (WNA). The State Government has approved the Planning
Proposals prepared by MMRDA for Wadala and has also approved a global FS| of 4.00
for the same. Out of four phases, MMRDA had initially proposed to develop phase | of
Truck Terminal with certain essential infrastructure but the Truck Terminal could not
become fully operational due to several constraints and non-cooperation by truck
operators.

However, in the meeting of the Empowered Committee under chairmanship of
Chief Secretary to GoM, held on June 5, 2010, it was decided to shift truck terminal from
Wadala to Mankhurd or outside the Mumbai city and develop said area on the lines of
Bandra-Kurla Complex.

Wadala is located at the heart of the city. As Mumbai has very short supply of land
resource, it is imperative to exploit the available land to maximum possible extent. it is
hence proposed to develop WNA to absorb the ever increasing demand for commercial
spaces. This area is well connected by monorail stations, proposed Metro Line 4 and it
has proximity to Anik BEST Depot, Eastern Express Highway and Eastern freeway. Thus,
WNA is forming a multi-modal transport hub. Therefore, WNA is being envisaged as the
future international business hub for Mumbai to be developed on the concept of Transit
Oriented Development (TOD). This development will result into increase in land values at
Wadala, which further will lead to higher revenue generation that can support
infrastructure development in Mumbai Metropolitan Region (MMR). Therefore, it was
decided to carry out revision in the Sanctioned Planning Proposals of WNA by using the

best Urban Design practices across the world while considering the following:
o Existing and proposed road network and public transit

0 Existing and proposed land uses and land allotments by MMRDA

® Development potential and phasing

. Preservation of existing salt pan lands and reserved forest

o Existing Planning Propsals and Development Control Regulations (DCRS)

° Specific Urban Design and Architectural Controls which enhances the imageability

of the notified area through _I:_:_ae'ttE_r built-form, open spaces, street design etc
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2. EXISTING SITUATION IN WADALA NOTIFIED AREA

2.1 Background
e Allottment of land: -

MMRDA was allotted land at Wadala in 1982 by Government of Maharashtra on
lease basis. Accordingly, Mumbai Metropolitan Region Development Authority (MMRDA)
had prepared a four Phase Layout for Truck Terminal at Wadala. The layout was
approved by the Municipal Corporation of Greater Mumbai (MCGM). Out of four Phases
of the sanctioned Layout, MMRDA had initially proposed to develop Phase | of Truck
Terminal with certain essential infrastructure. However, the Truck Terminal could not
become fully operational due to several constraints and non-cooperation by truck
operators.

e Appointment as the SPA: -
The State Government of Maharashtra vide its notification no. TPB-4305/CR-318/05, UD-
11, dated December 3, 2005, designated MMRDA as Special Planning Authority (SPA)
for Wadala Notified Area (WNA) for development of Truck Terminal, Inter State Bus
Terminal (ISBT) and anicillary activities

e Sanction to the Planning Proposals (SPP): -
The Planning Proposals and Development Control Regulations (DCRs) of the said
notified area excluding CS No. 6 (Pt) and 9 (pt) of village Anik Wadala was sanctionead
vide its notification dated 16.11.2010 and dated 10.1.2011 respectively.

e [nclusion of Mathadi Land: -
The land bearing C.S. No. 6 (pt) and 9 (pt) of village Anik Wadala admeasuring
65000sgqm allotted to Mathadi Kamagar Co-op Housing Society was included in the said
Notified Area vide notification no TPB-4308/116/CR-20/08/UD-11 dated 10.08.2011. The
land area for WNA as per the Sanctioned Planning Proposals is 115.34 Ha. However as
per the GIS based Survey, the total site area is 122.10 Ha.

e Empowered Committees Decision: -
In the meeting of the Empowered Committee held on June 5, 2010 under the
chairmanship of Hon. Chief Secretary to GoM, it was decided to shift Wadala Truck
Terminal at Mankhurd or outside the Mumbai city and develop said area on the lines of

Bandra-Kurla Complex.



2.2 Details of Land

In the Sanctioned Planning Propsoals (SPP), lands were indicated only for
transportation related activities and commercial purposes. Apart from that, one plot was
reserved for Staff Housing, Play ground and School respectively.

In Phase-l out of four phases, MMRDA had allotted 21 plots to '‘Bombay Goods
Transport Association’ (BGTA) and ‘Maharashtra Rajya Truck Tempo Tankers Bus
Vahatuk Mahasangh’ (Mahasangh) and ‘Mumbai Pune Motor Malak Shramjeevan
premises C.S.Ltd." for construction of godowns and transport offices. Five plots for
Workshop and Spare parts use, one plot for Dhaba -Dormitory, one plot for Weigh Bridge
and two plots for Petrol pumps were allotted from truck terminal point of view. MMRDA
had constructed four office buildings and one amenity building at initial stage of
development.

In the WNA, major portion of the land was occupied by ‘buildings in Truck
Terminal’ (Groung +1 to Ground +3 storey structures) (approx. 19 ha), the Reserved
Forest Zone (approx. 27 ha), land allotted to Mathadi Kamgar CHS (approx. 6 ha), Lodha
Crown Buildmart Pvt. Ltd. (approx. 10 ha) and Wadala Monorail Yard (approx. 7 ha).
Therefore, considering the earlier allotments, it is found that only 42% of land area is
avalilable for development. This 42% developable land area excludes mandatory open
spaces, access roads, utilities etc.

On the basis of Empowered Committee’s decision to develop the area as a
commercial center and to optimaly utilise the permissible FSI, it was decided to relocate
all the buildings in existing Phase-| into a single building and utilise the vacated land for

mixed use or commercial development.

2.3 Existing Traffic and Transportation Infrastructure

The Wadala Notified Area lies along Sewri-Chembur Road, about 2.5 km away from Guru
Tegh Bahadur (GTB) Station on the Harbour Line. The Sewri-Chembur Road further
connects to the Eastern Express Highway, an arterial road of the city which enhances the
connectivity. Mukundrao Ambedkar Road (M.A. Road) passing through the site from east
to west connects Sewri-Chembur Road to Dr Babasaheb Ambedkar Road.

As per the Sanctioned Planning Proposal for WNA, 4.5 Ha of land area within the site
IS indicated for the establishment of an Inter-State Bus Terminal (1ISBT). Preliminary data
of traffic volumes from the site was collected to understand the existing road network

capacity and traffic flow. Currently, the traffic comprises of taxis, trucks and private four-
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wheelers. The Anik BEST Depot, adjacent to the SPA boundary is one of the largest bus

depots in the city. A good number of buses operate on this route.
The major mass transit projects connecting Wadala are:

»  Mumbai Monorail Project: - Mumbali’'s first monorail runs through Wadala from
Chembur Railway Station to Sant Ghadge Maharaj Chowk. Three monorail
stations namely GTB Nagar, Bhakti Park and Wadala Depot lie within the proposed
site.

+ Metro Line 4. - MMRDA is implimenting elevated Metro Line 4 Wadala-Thane-
Kasarwadavali which runs along Sewri-Chembur Road.

« Eastern Freeway Project: - This is a 16.4 km signal-free, elevated, high speed
corridor connecting South Mumbai and eastern suburbs. The WNA has access to~ f
the Freeway at Bhakti Park (outside the SPA area).

» Sewri-Chembur Link Road: - This 36.58 m wide road runs along eastern edge of
the WNA which further leads to Eastern Express Highway.

« BKC Connector: - MMRDA is constructing a 1.6 km elevated road from Bandra-Kurla
Complex to the Eastern Express Highway. This will reduce travel time between BKC to
Easter Express Highway (near WNA) from 45 minutes to 15 minutes. VWadala can
be easily accessed via the Sewri-Chembur Link Road through the Eastern Express

Highway.
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3. OBSERVATIONS

3.1 Observation
It is observed that no organised commercial and retail activities exist in the area and its
surrounding. Wadala can be imagined as an annexe to Bandra Kurla Complex. It will also
be a suitable location for the hospitality sector and Food & Beverages sector. Natural
features such as the Rawali Channel and the wetlands though in deteriorated condition
due to encroachment and industrial pollution can be rejuvenated to become a great asset
for the Notified Area as well as the city.
There would be a large transit population moving through the WNA once all transportation
links are completed, which may increase population pressure in this area. Overall, the
modifications are based on recognising the significance of WNA's location, its proximity to
Bandra-Kurla Complex and its unique transport and environmental features. WNA can fill
the gap In the area (and the city) with regards to potential commercial/office spaces,
organised retail and hospitality, supported with appropriate socio-cultural amenities. |
The following are the constraints for consuming entire Global FSI of 4.00:

1) the land available for development is limited,

2) As per Civil Aviation NOC the permissible heights of building above mean sea level

IS between 104m to 154 m
3) Mandatory 25% of land area on virgin soil be kept as Recreational Open Space

(ROS)

In light of the above constraints, high-rise development is envisaged to utilize Global FSI
of 4.00.

3.2 Market Study and Asset Allocation for WNA

Considering the developable land and neighbourhood profile of the location; a mixed use,
commercial hub is proposed in the WNA. A mix of uses will complement the residential
character of the surrounding area and give the flexibility to supplement with assets that

the area lacks.

Around the world, a number of new business districts have mushroomed to keep In pace
with economic expansion and businesses. With the advent of technology, benchmarks
have been set to establish office spaces which prioritize security and quality of real estate

space.

In this regard, some domestic and international case studies were carried out. The salient

features that can be adopted in WNA are as follows:



