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Redevelopment
Three years ago, redevelopment of 
Mumbai was the talk of the town. It 
seemed then that the state govern-
ment was finally willing to give this 
a big boost. After all, cities remain 
vibrant if people inhabiting them 
also remain zestful. But people can’t 
exude zest when most buildings in 
the city are crumbling.  

Mumbai has another problem: it’s 
almost an island with little fresh land 
to develop. Hence, existing crum-
bling buildings must be redeveloped.  
But for one reason or the other, this 
has not happened.

Now, it seems this problem is be-
ing addressed with renewed vigour. 
DNA got some excellent views on this 
subject from a panel of experts it in-
vited for a ‘Conversation’. The panel 
comprised Nishant Agarwal, man-
aging director, Avighna India; Sunny 
Bijlani, director, Supreme Universal; 
Boman R  Irani, chairman and man-
aging director, Rustomjee; Ashok 
Mohanani, chairman and managing 
director, Ekta World; Amin Patel, 
MLA, Government of Maharashtra; 
and Ramesh Prabhu, chairman, 
Maharashtra Societies Welfare As-
sociation. 

Given below are edited excerpts of 
the discussion moderated by DNA’s 
RN Bhaskar with editorial support 
from Ashutosh Shukla.

Why redevelopment? And the 
current status 

Irani: We need a long-term sus-
tainable redevelopment policy. 
One that will stay for 10 to 15 years 
at least.
Mohanani: I see three major chal-
lenges. First, around 53% of the 
population stays in slums. So we 
obviously need to redevelop if we 
have to reduce size of population 
in slums. 

Today, there are 20,000 societies 
17,000 cessed buildings needing 
redevelopment. There are which 
need redevelopment, including 
cluster-development. Then there 
are thousands of MHADA tene-
ments awaiting redevelopment.
Agarwal: The only way infrastruc-
ture can be developed in the city is 
redevelopment because there are 
very few open pieces of land. 
Prabhu: You cannot delay redevel-
opment.  It has to take place. There 
are 25,000 cessed buildings. 

Bijlani:  During the last 23 years 
only 1,600 chawls have been rede-
veloped. There are about 5lakh 
more units needing redevelop-
ment. At that pace, it will take close 
to 200 years to redevelop Bombay. 

I believe that after 2010, espe-
cially for Mhada, not more than 
7-10 files have been cleared. That 
is because this entire premium is-
sue is still in a limbo. There are I 
think close to 200 or 300 files still 
pending with MHADA. At the pace, 
I don’t see too much change hap-
pening within the next five years. 
Irani: One thing that the govern-
ment should always remember is 
that all new buildings are a boon to 
the city for lots of reasons. (A) You 
got something that’s going to last 
you for the next 100 years. (B) 
Every single fitting in new build-
ings is environmentally friendly. 

For instance, an old elevator 
consumes four times the power of 
a new one. Water taps give out 
pure water as any developer sitting 
out here gives you aerators in all 
their taps which means that you 
save about one-third of the water 
flow per minute. Each new build-
ing comes with all kinds of safety 
regulations required. 

Most developers are developing 
better and better buildings and I 
can say they are international class. 
I would not compare them to any 
other city. 

Challenges faced
Irani: Redevelopment takes any-
where between one and three 
years to work out. Unfortunately, 
by the time you start talking to 
members and meeting up with 
them, policies change. Second, a 
very big issue, at least in Mhada, is 
environment clearance. 

What happens then is the end-
consumer suffers. The only one 
who gets flogged is the developer.
Bijlani: There are too many ap-
provals required. Each scheme is 
governed under a separate govern-
ing authority. Every delay adds 
considerably to a developer’s cost.
Mohanani: Long-term policies 
aren’t  happening and incentives 
are gone. The government has to 
do something for developers to 
take initiative. Another challenge is 
absence of clarity on policy – CRZ 
[coastal regulation zone]. We also 
need public-private partnership.

Agarwal:  The government needs 
to understand what its goal is – to 
lower real estate prices, more rev-
enue for itself or increase housing 
stock? Its objectives are unclear.

Even FSI can be a problem. De-
veloping buildings with rooms of 
110 or 150 square feet after provid-
ing for 300-square-foot rooms 
with other amenities can push the 
FSI requirement to 6 or more.
Prabhu:  Greed has entered flat 
owners’ minds.  He thinks “If I’m 
the last person to give the con-
sent, I can get more”. That’s a 
constraint. 

Tenants think developers are 
making a lot of money. They don’t 
understand that the government 
has come out with the scheme so 
that they are re-housed. That mes-
sage should reach the people.   
Irani: You have to look at this as 
an industry, which, after agricul-
ture, is the second largest employ-
er in the country. It has spun bil-
lions for the people and the gov-
ernment.

Every developer fears the idea 
that he is considered as a hunter. 
Honestly, he is the hunted.

What can be done
Prabhu: We’ve already suggested 
to the government that the way 
there is a 95(A) section in Mhada, 
where the developer has complete 
authority to evict people who are 
creating trouble.  We need a simi-
lar law for redevelopment as well.

And we need to be assured that 
once the consent is given, it cannot 
be withdrawn.  In fact, the courts 
have ruled on this – that once con-
sent is given, that is final.  

Even developers need a code of 
conduct. They should observe a 
rule that if one developer takes up 
a certain project and an agreement 
is concluded, no builder should 

come up with a counter offer.  
Mohanani:  How do you expect to 
build when you don’t get incentive 
FSI?  There’s so much of slum that 
falls within CRZ. How do you deal 
with that problem? 
Patel: There are different types of 
redevelopment in Mumbai. One is 
within the Island City, where 
there’s no place to develop unless 
there is redevelopment in [Sec-
tion] 33(7) dealing with redevel-
opment of old cessed buildings 
built before1969. They’re of three 
categories – A, B and C [depending 
on when they were constructed].

The government is coming out 
with the proposal and the CM 
[chief minister] has assured that all 
three categories will be merged. 

[Section] 33(9) is for cluster re-
development. Here we have two 
sets of people. One, comprising 
good people who come to the fore 
and work on good redevelopment. 
And those with mala fide inten-
tion. For example, the Chira Bazaar 
Redevelopment Scheme was one 
where not a single consent was 
taken from tenants. On the other 
side, we have SBUT [Bhendi Bazar 

cluster redevelopment project].
In SBUT scheme, developers ob-

tained around 80% of consent from 
tenants and landlords. But in 33(9) 
the major problem is that without 
100% consent from the landlord, 
redevelopment can’t  happen. 

I’ve urged the government for 
some relaxation in 33(9). Maybe a 
90% consent from the landlord. The 
government could intervene and 
Mhada be empowered to take over 
the property from the rest not 
agreeing to the redevelopment.

The CM has told me that he will 
consider the issue.

Unfortunately, Section 33(10), 
for slum redevelopment, is not 
working to the government’s ex-
pectation. The new CEO of the 
Slum Rehabilitan Authority has 
suggested some modifications. 
Right now, 33(7) too needs some 
modification. 

As regards fungible FSI (this in-
cludes parking space, lift area, bal-
cony, corridor to keep flower pots) 
the change in policy is good for 
developers.

Earlier, we have seen that park-
ing podiums and refuge floors have 
been sold in the open market. DNA 
has done stories on this. 

So, there should be some control 
on developers as well. The govern-
ment had a policy that eight tene-
ments of 300 square feet each will 
be given only one parking. I don’t 
agree to that. Everyone needs a 
parking slot and you can’t put a cap 
of one parking lot for eight houses. 
This problem could be solved dur-
ing the upcoming Maharashtra 
[legislative] assembly session.  

The rule of 70-metre height has 
to be eased and made 120 metres.
Irani: My only plea to the govern-
ment is ‘identify your objective’. Do 
not worry about who will make 
how much money. If your objec-
tives are being met, push that 
scheme to the hilt because if there 
are businessmen, they will make 
money. They pay taxes officially. 
Allow them that leeway and en-
courage them to do more.
Patel:  I’ll take up these issues – the 
high rates issue, the environment 
issue, affordable housing and more 
FSI – during the legislative assem-
bly session.

We’ll need 200 years 
to complete redevpt
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