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Preamble 

The Government of Maharashtra in exercise of powers conferred under clause (b) of sub-
section (1) of the Section 40 of the Maharashtra Regional and Town Planning Act, 1966 
(hereinafter referred to as "the said Act") declared City and Industrial Development Corporation 
of Maharashtra Limited (being a company owned and controlled by the Government of 
Maharashtra) (hereinafter referred to as "CIDCO") as Special Planning Authority (hereinafter 
referred to as "the SPA") vide its Notification, No. TPS -1712/475/CR-98/12/UD-12, dated 10th 
January, 2013 for an area containing 270 villages from District Raigad which is notified as Navi 
Mumbai Airport Influence Notified Area (hereinafter referred to as "NAINA"). The Sub-section 
(2) of Section 21 of the said Act makes it obligatory on the part of any Planning Authority to 
prepare and publish a Development Plan for the entire area under it's jurisdiction and to submit it 
to the State Government for sanction within a period of three years from it's constitution. 
Accordingly, in pursuance of the powers conferred by Sub-Section (1) of the Section 23 of the said 
Act, the Special Planning Authority for NAINA published notice in the Maharashtra Government 
Gazette, Part-II, dated 15th May, 2014 declaring its intention to prepare a Development Plan for 
the said notified area, and invited suggestions and objections from the public within a period of 
sixty days from the publication of the notice. Later, the Government of Maharashtra, vide 
notifications dated 22th September 2015 and 18th March 2016 has declared Maharashtra Industrial 
Development Corporation Limited, (MIDC) and Maharashtra State Road Development 
Corporation Limited, (MSRDC) as new Special Planning Authorities within the NAINA. 
Subsequently, the Government of Maharashtra, vide notification dated 18 September 2019 
excluded 14 villages of Thane tahsil of Thane District and 35 Villages from Khalapur Tahsil of 
Raigad District from NAINA, resulting thereby to remain CIDCO as Special Planning Authority 
now for remaining 175 villages from Raigad district. 

The SPA (CIDCO), while preparing a Development Plan for the area under it's revised 
jurisdiction, decided first to prepare an Interim Development Plan under section 32 of the said Act 
for the 23 villages from Panvel Tahsil of the Raigad District which are under immediate pressure 
of development, pending preparation of the Development Plan for the entire jurisdiction and 
published a notice in this respect in the Maharashtra Government Gazette dated 15'h May 2014. 
Thereafter, by following the prescribed procedure, the Interim Development Plan was submitted 
to the State Government for sanction. The Government of Maharashtra vide Notification No. TPS- 
1215/245/CR-332/2015/SM/UD-12, di 	27-04-2017 has sanctioned the Interim Development 
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Plan (hereinafter referred to as `IDP') along with Development Control and Promotion Regulations 
(hereinafter referred to as DCPR-2017) for the 23 villages of NAINA under Section 31(1) of the 
said Act which has now come into force w.e.f. 4th May, 2017. 

In the said sanctioned DCPR-2017, a new concept of voluntary and participatory land 
pooling and development by the land owners viz. NAINA Scheme has been approved under 

Regulations No. 12.6 and 13. These special regulations for NAINA scheme are dealing with 
voluntary land pulling and development of areas from IDP lying within residential zones, within 
and outside 200 m from the village gaothans . The salient features of the said NAINA Scheme for 
an area lying outside 200 m from any village gaothan are a under: 

a. Minimum land area or land aggregation required for participation is 10 Ha. 

b. For financial sustainability of the NAINA Projec , 40 % land shall be surrendered to the 
SPA free of cost which shall preferably include DP reservations. 

c. The FSI of total land under NAINA scheme is Tmitted to be utilized on land retained 
by the developer. Thus on 60% retainable land, the maximum permissible FSI works out 
to 1.7. 

d. Uses permissible on retained land are Residenti 1 (R), Commercial (C), R+C, Hotels, 
Offices etc. 

e. Additional 20% BUA over & above BUA generat d on 60% land is permitted necessarily 
for the construction of EWS/LIG housing. The c nstructed tenements of EWS/LIG shall 
have to be handed over to the CIDCO at pre-dete ined rates (as per MHADA formula). 

f. Flexibility is open to join non-contiguous lands 
aggregation of 10 Ha. 

lying under IDP reservations to make 

 

g. Reservations (excluding Roads) within NAINA Scheme are permitted to be relocated in 
the NAINA scheme area. 

The SPA, NAINA had decided in the first instance to develop the IDP area with the help 
of private sector under the above NAINA Scheme model. To make the NAINA scheme workable, 
CIDCO has sought certain relaxations from Government in Stamp duty for execution of Co-

operation agreement and Surrender Deed. However, 4fter various discussions, the Urban 
Development Department (hereinafter referred to as `UDEe) in its wisdom directed CIDCO that 
rather to wait for relaxations and to avoid land aggregation io happen at sporadic locations through 
NAINA schemes, CIDCO should undertake Town Planning Schemes for the implementation of 
the IDP as provided under the chapter V of the said Act. Further, the Government of Maharashtra, 
in exercise of the powers conferred by sub-section (1) of section 151 of the said Act, vide 
Notification No TPS-1817/973/CR-103/17/UD-13 dated 13-09-2017 has delegated the powers 
exercisable by it under section 68(2) of the said Act to the Managing Director, CIDCO for 
sanctioning the draft Town Planning Schemes at SPA's level. 
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The SPA, NAINA has accordingly decided to undertake series of town planning schemes 
under the said Act covering as far as possible the entire IDP area leaving the densely developed 
areas and village gaothans for the effective implementation of the sanctioned interim Development 
Plan of NAINA instead of relying upon the private developers/land owners to aggregate the lands 
in sporadic manner and allow the implementation of IDP to happen through NAINA schemes at 
the will and wish of the private developers or of the land owners. The SPA, NAINA has 
accordingly prepared its first Town Planning Scheme in village Akurli to the north of Panvel-
Matheran State Highway for the area lying at the back side of Balaji Symphony residential complex 
alongwith some area from villages Belavali and Chikhale reserved partly for growth centre in the 
IDP. The preliminary scheme of this first Town Planning Scheme, NAINA no. 1 has been 
sanctioned by the State Government. 

The SPA, CIDCO has further identified two more areas for its second Town Planning 
Scheme and Part A is situated to the north-east of the Mumbai-Pune Expressway and to the south-
east of Panvel-Matheran State Highway No. 54. The area selected for this first part A is situated 
towards south-east bank of river Kalundre from villages Chipale, Vihighar, Devad and Bhokarpada 
of Panvel tahsil. The second part B of this scheme is identified from the villages Belavali and 
Sangade of the same Tahsil situated about 3 to 3.5 km away from the first part A. The lands 
under this Part B are almost reserved for Growth Centre, Play Ground, 27 m wide road and for 
Alibag-Virar Multi-Modal Corridor in the sanctioned IDP. However, some lands under these 
reservations are from protected forest and cremation ground of Sangade village. The remaining 
land is under Panvel-Karjat Railway Line and nalla. The area identified for this Second Town 
Planning scheme is also not contiguous like the first TPS and is in two parts. The SPA, NAINA 
has decided to reconstitute the lands lying under the Part A of this scheme from villages Chipale, 
Vihighar, Devad and Bhokarpada into suitable Final Plots to the extent to 40 % of their original 
holdings for the allotment to all the land-owners of the scheme from these two Parts, A and B from 
six villages. Remaining 60 % land is proposed to be acquired for IDP roads and reservations 
including growth centres, for the said Multi-Modal Corridor, for the scheme Roads and social 
infrastructure, for EWS and LIG Housing including the housing of dispossessed families in the 
course of implementation of the scheme. The questions were raised whether any Final Plot under 
Town Planning Scheme with area less than 50 % of its original holding is in order in view of the 
provisions made under sub-section (g-1) of section 64 of the said Act and whether a town planning 
scheme shall have contiguous area? Section 59 or 60 of the said Act and the respective rules under 
the Maharashtra Town Planning Schemes Rules, 1974 do not state that scheme area must be 
contiguous, homogeneous or unbroken piece of land. Earlier Town planning scheme no. 1 which 
has now been sanctioned by the State Government is also non-contiguous and in three parts. 
Reconstitution into a Final Plot is given under section 65 of the said Act which does not say 
anything about proportion of reduction in area while reconstitution of an Original Plot into a Final 
Plot. Section 64(g-1) of the said Act limits the area to be provided for EWS / LIG housing to the 
extent of 10 % and for open spaces, social infra-structure plus the area of sale component to the 
extent of 40%, both these percentages are of the total scheme area. The scheme area generally 
contains existing roads, natural features, existing infrastructure etc. and hence, for providing 10 % 
and 40 % lands for the users specified under section 64 (g-1), area in possession of the owners is 
only available for reconstitution. Hence, Final Plots will naturally get reduced to below 50 % if the 
reservations under section 64 (g-1) are proposed to the extent of 50%. The SPA' s conclusion in 
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this respect for the town planning scheme, NAINA no. 1 w. s accepted by the concerned Arbitrator 
while drawing preliminary T. P. Scheme, no. 1. The State overnment, while recently sanctioning 
this scheme no 1 has approved this contention. 

The part A of this Scheme no 2 from villages Chipale, Vihighar, Devad and Bhokarpada is 
of 167.36 Ha. The part B from villages Belavali and San ade is of 27.54 Ha. Thus the total area 
under this T.P. Scheme no 2 admeasures in aggregate to 194.91 Ha. The Part A of this scheme is 
about 2 km away from Panvel Node of Navi Mumbai. The only existing motorable road in this part 
is the Panvel-Matheran Road, though categorised as State Highway, is very narrow and needs to 
be widened immediately in order to cope with the existing as well as incoming traffic volume. The 
sanctioned Interim Development Plan proposed its widening to 27 m upto its junction with the 27 
in IDP road in village Akurli and further it is proposed to be widened to 45 m. The area to the both 
sides of this state highway is under moderate development, mainly for residential uses with ground 
floor portions fronting this road for some commercial ac ivities. Many such residential building 
complexes have come up. As such, the area needs immediate attention and therefore, 
implementation of the Interim Development Plan is now to priority by the SPA, NAINA. Existing 
social infrastructure and the quality of existing village roads are very poor. These facilities are as 
good as nil in this area. The most of the land owners reside in their village gaothans for generations 
and their lands outside are being cultivated mainly for vege tiles and paddy crop. These open lands 
lack in proper accesses and hence remained unattended venthough they are under pressure of 
development, being in the proximity of Navi Mumbai nd Panvel. In view of this, the SPA, 
NAINA(CIDCO) has rightly decided to develop the area of IDP by undertaking series of Town 
Planning Schemes as per the provisions of chapter V o the Maharashtra Regional and Town 
Planning Act, 1966. After the implementation of all such town planning schemes, the area under 
IDP will get turned into a well laid and well planned urban unit like a new town with proper 
infrastructure and efficient road network. 

As mentioned above, second town planning scher  
situated in villages Chipale, Vihighar, Devad and Bhokar  
and Sangade in part B. The Part A of scheme as mentioned 
of the river Kalundre and further, to the south-east side of t  

e undertaken by the SPA, NAINA is 
ada in part A and in villages Belavali 

above is situated to the south-east bank 
e said state highway. The area included 

in part A is predominantly in pure Residential Zone and some area fronting the 45 m north-south 
IDP road is in Residential cum Commercial Mixed Use Zone as per the sanctioned IDP. However, 

1 the FSI prescribed for lands situated beyond 200 m from v llage gaothans is only 0.20 eventhough 
these lands are in development zones as said above. In addition, the developer can consume 
premium FSI of 0.30. The lands within 200 m from village gaothans are eligible to consume FSI 
of 1.00. The sanctioned IDP also includes arterial roads a d various other reservations designated 
to public purposes including the growth centres. As said arlier, the part A of TPS-2 has derived 
access mainly from Panvel-Matheran State Highway and a so from zigzag and very narrow village 
roads leading to Bhokarpada and Vihighar gaothans. T e service infrastructure such as good 
motorable roads, street lights, appropriate size gutter lin s, drainage lines and water pipelines 
within the part A of this scheme is totally absent and hence, will have to be provided now by the 
SPA, NAINA (CIDCO). There is one site reserved in sanctioned IDP of NAINA for Sewerage 
Treatment Plant (STP) in the North- East direction of the TPS-2 at a distance of about half km 
which can serve this area. The facility of underground sewage connections to every final plot will 
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have to be provided in due course of time, which will finally be connected to the said STP, when 
constructed. While preparing TPS-2, some changes in the IDP roads and reservations have been 
made by the SPA, NAINA wherever necessary for better planning of the area of this part A. The 
second part B of this scheme is situated in villages Belavali and Sangade and as said earlier, entire 
area included in this part B is under reservations of Growth Centre, Multi-Modal Corridor (MMC), 
Playground and 27 m wide Road as per sanctioned IDP and hence, totally under acquisition. As 
such, no scheme layout and reconstitution of original plots into final plots are necessary in this part 
B and all the land owners from this part will be shifted and will get final plots in lieu of their 
original lands situated in these villages in the area of part A. 

The Draft Scheme 

The Board of CIDCO vide Resolution No 11973 dated 6-12-2017 had declared its intention 
under sub-section (1) of Section 60 of the said Act, for preparing Town Planning Scheme, NA1NA 
No 2 for the identified areas in two parts as said earlier from Villages Chipale, Vihighar, Devad, 
Bhokarpada and Belavali, Sangade (non-contiguous area) of Tahsil Panvel, District Raigad. The 
non-contiguous part B of the scheme from villages Belavali and Sangade is fully under reservations 
of Growth centre, the MMC, 27 m road and Playground. Hence, the Final Plots to be allotted in 
lieu of their original plots to all the land owners of this non-contiguous part B will be necessarily 
in part A situated in villages Chipale, Vihighar, Devad and Bhokarpada. 

The area of the Town Planning Scheme, NA1NA No. 2 (Chipale, Vihighar, Devad, 
Bhokarpada, Belavali and Sangade) (hereinafter referred to as "the said TP Scheme") is in two 
parts. The village-wise areas included in part A are (i) from village Devad is of 602856.44 sq. m., 
(ii) from village Vihighar is of 17241.45 sq. m, (iii) from village Chipale is of 357081.02 sq. m 
and (iv) from village Bhokarpada is of 696431 sq. m. The part B of the scheme is comprised of 
area from village Belavali is of 95363.95 sq. m and from village Sangade is of 180128.237 sq. m. 
The Part A of TP scheme has access from Panvel Matheran Road, however, other part B of the 
said scheme do not possess any access from public road. The alignment of Multi-Modal corridor 
proposed from Virar to Alibag in the Mumbai Metropolitan Regional Plan is finalized by the 
MMRDA and its part will run through this Part B of the scheme. The Panvel-Karjat railway line 
passes through Sangade and Belavali villages. The cremation ground of village Sangade is also in 
use in this part B. Reserved forest land exists in village Belavali. 

The SPA, NA1NA (CIDCO) has prepared the draft Town Planning Scheme by following 
all the formalities and procedure and observing the legal provisions as described hereinafter. The 
Board of CIDCO vide Resolution No 11973 dated 6-12-2017 had declared its intention under sub-
section (1) of Section 60 of the said Act, for preparation of Town Planning Scheme, NAINA No. 
2 at villages Chipale, Vihighar, Devad, Bhokarpada, Belavali and Sangade (non-contiguous and in 
two parts) from Tahsil Panvel, District Raigad. A notice regarding declaration of making a Town 
Planning Scheme, NAINA no. 2 as per provision in Section 60(2) of the MR & TP Act, 1966 has 
been published in the Extraordinary Maharashtra Government Gazette, part-II, dated 8thDecember 
2017 as well as in the daily newspapers "Prahar" and "The Asian Age" dated 18th December 2017. 
The notice was also displayed and affixed on notice board in the NAINA office on 10th December 
2017. As provided under sub-section (2) of Section 60 of the said Act, a copy of Gazette Notice 
together with a copy of the plan shag the two areas to be included in the scheme no. 2 have 
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been dispatched to the Urban Development Department 
Planning, Maharashtra State, Pune on 11th December 2017 

(UD-12) and to the Director of Town 
within the prescribed period of 30 days. 

The data regarding land ownerships and survey gut-sketches of all holdings included in the 
Scheme along with their areas and tenure details were collected by the SPA, NAINA from the 
Revenue and Land Record Departments. The Land Record Department had provided certified 
combined measurement map of the two areas included in the TPS No. 2 vide MR nos. 11696, 
11695, 12077, 11697 all dated 10 May 2018, no.12076 dat d 24th May 2018 and nos.12075,12074, 
both, dated 31st May 2018. Thereafter, the SPA, NAINA as decided its methodology in preparing 
this T. P. scheme as under. 

After getting the data regarding flood lines of Ka lundre river regarding blue line and red 
line from the Superintendent Engineer, Thane irrigation ircle, Thane on 14th June 2016, a green 
belt would be proposed along the river in this T. P. schem e considering that lands lying between 
the river and blue line are frequently under floods. The wners of lands falling within the green 
belt proposal would be allotted final plots beyond the blue line considering that any sort of 
development is not permissible in this area. Further, extt a high voltage (EHV) tower lines pass 
through the eastern portion of part A of scheme. The Executive engineer, EHV (O&M) division 
has communicated that lands under these electrical tower lines are not acquired by MSETCL but 
the required compensation was given as per the Indian Telegraphic Act, 1885. Similarly, Reliance 
gas pipeline and GAIL gas pipeline also pass through the part A of this scheme. Right of use of 
lands under Reliance gas pipeline has been obtained by the Reliance Gas Company at Sheva. The 
lands under GAIL gas pipelines have been acquired afterpying due compensation. These gas pipe 
lines have been decided to be retained as they are. As said earlier, the land owners from villages 
Belavali and Sangade i.e. from part B of the scheme who will surrender their lands for roads and 
reservations as per IDP proposals will be allotted final plots in the area of part A of the scheme. 
All the land owners from part A and part B will get final plots of reduced areas to the extent of 40 
percent of their original holdings. No monetary compensation will be awarded for surrendering 60 
percent lands to the SPA, NAINA from their original holdings and in lieu of that, they will be 
awarded equivalent FSI. The base FSI of the areas situated in the part A and Part B of the scheme 
which are lying beyond 200 m from their village gaothans will be raised to 1.00 from 0.20 which 
is at present permissible as per the sanctioned DCPR 2017. in respect of all the original plots 
included in the scheme as they are participating to aggregate the lands under the scheme. The 
Panvel-Karjat railway track is under doubling and as the exact boundaries of land acquisition 
proposal from villages Belavali and Sangade are not received from the railway authorities, 
cognizance of it would not to be taken in this scheme. 	entire land adjoining the railway track 
is subjected to acquisition as per IDP proposals. The draft scheme no. 2 will be then prepared as 
per the provisions of the chapter V of the said Act and rules thereunder. While preparing a proper 
layout of the part A of the scheme, IDP roads would be coordinated with the scheme road network 
and the IDP reservations would also be relocated maintaining their areas and utility value after 
seeking approval from the Director of Town Planning as provided under section 59 (2) of the said 
Act. 

The SPA, NAINA had accordingly started the work of preparation of the draft T. P. scheme, 
NAINA no. 2 as per the methodology adopted for the pu>jpose of implementing the proposals of 
the sanctioned IDP of NAINA as well as to provide social 	astructure and to make a proper 



layout of the part A of this scheme so that each and every final plot will get proper access with 
desired shape in view of expected development. As said earlier, entire land under part B of the 
scheme is under acquisition of Growth Centre, Play Ground, 27 m wide road and for MMC 
proposed by the Mumbai Metropolitan Region Development Authority (MMRDA) as per the 
sanctioned IDP. The reservations of the scheme for social infrastructure such as open spaces in 
the form of Park, gardens and play grounds, daily bazaar, schools, health centre, various amenity 
sites and utilities like electric sub-station and elevated service reservoir have been proposed in part 
A of the scheme to serve the scheme area. As the section 64 (g-1) prescribes provision of site for 
EWS and LIG housing and for housing of the persons displaced or dispossessed due to the scheme 
to the extent of 10 % of the scheme area, SPA has decided to reserve such sites at suitable locations 
in this part A of the scheme. 

The SPA, NAINA had promised the land owners during the public meetings with them that 
though the infra-structural sites proposed in the sanctioned IDP will be incorporated in the scheme, 
the SPA, NAINA will provide sufficient social infrastructure considering the future population and 
based on the planning standards for the welfare of the inhabitants of the part A of this scheme. 
Further, SPA, NAINA had also promised to the land owners that recreational open spaces and the 
amenities will be provided over and above the planning standards at appropriate locations in this 
scheme by the SPA so as to exempt the land owners from providing individually statutory 10 % 
recreational open spaces and 5 % amenity spaces as provided under DCPR-2017 while developing 
their final plots to be allotted in part A of the scheme. 

As said earlier, Part B of the scheme located in villages Sangade and Belavali is entirely 
under reservations of the Growth Centre (GC-207), the MMC, 27 m wide Road and Play Ground 
(207-A), the land owners having their holdings in these two villages will be accommodated and 
will be allotted final plots in the Part A in the villages of Devad, Bhokarpada, Chipale and Vihighar. 
Thus, areas from villages Sangade and Belavali will be fully acquired for proposed reservation as 
said earlier as per IDP proposals. The Part B of the scheme will remain as it is and the reservations 
and roads will be developed by the SPA, NAINA in due course of time outside the Scheme. 

At present, proper access to most of the lands situated in part A of the scheme is available 
only from Panvel- Matheran State Highway which are directly fronting it. The village roads which 
are zigzag and very narrow leading to Bhokarpada and Vihighar gaothans are providing some 
access to the lands fronting them. However, such lands are not suitable for any non-agricultural 
activity due to s these narrow roads. All other lands have status as land-locked lands and hence, 
only agricultural activities are being carried out by the land owners. The lands situated in the part 
B from villages Sangade and Belavali are also land-locked and one Cremation Ground for Sangade 
villagers is located here. The lands are also bisected by the said railway line and the nalla. As such, 
the lands from this part B are only under some agricultural activities. 

Accordingly, the SPA, NAINA had prepared tentative proposals of the draft Town Planning 
Scheme, NAINA no. 2. Thereafter, as provided under Rule No 4(1) of Maharashtra Town Planning 
Schemes Rules 1974, all the land-owners were called for public meeting / discussion on 8th, and 
10th of May 2018. A presentation for understanding of the tentative proposals of this draft scheme 
was made by the officers of the SPA, NAINA to the land owners who were present and requested 
to give their suggestions or objections, if any. e land owner/stake holders got understood the 
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scheme and expressed their overall satisfaction on the g neral layout of the scheme and on the 
location, size and shape of their reconstituted final plots. he scheme was generally welcomed by 

all the owners present during owners meet conducted asaid above. After the owners meet, the 
SPA, NAINA had received their individual suggestions/objections/consents from some of the land 
owners stating that as provided under section 65 (2) (c) of the said Act, they would be allotted a 
single final plot in lieu of their several original plots locaed sporadically at various places. Most 
of the land owners requested to allot final plots as far as p ssible covering their original holdings. 
The suggestions are taken into consideration by the SPA, AINA and tentative layout of the draft 

Town Planning Scheme, NAINA no. 2 was modified acc rdingly. After conducting owners meet 
on 8th, 9th and 10th May 2018 vide rule No 4(1) of TPS 	les, 1974 as said earlier and wherever 
appropriate, after incorporating suggestions received fro the owners during the said meet, the 
draft -Town Planning Scheme, NAINA no. 2 was final y prepared. It was then submitted for 
consultation to the Director of Town Planning, Maharashtra State, Pune, as required under Section 
61 (1) of the said Act and under rule no 4 (2) of Town Planning Schemes Rules, 1974 well in time. 

The Director of Town Planning vide his Marathi letter No. 7T. T .4-ffri-wil w Rh w. Rositattzet-zAw-, dated 

29th November 2018 had communicated his remarks in res ect of the proposals incorporated in the 
said draft scheme. Necessary changes suggested by Drector of Town Planning during the 
consultation were incorporated in the draft by the SPA, NAINA. Accordingly, the proposal of 
publication of Draft scheme so modified as per suggestions by Director of Town Planning was 
placed before the CIDCO Board. The major modifications carried out by the SPA, NAINA in the 
draft Scheme to be published under section 61(1) of the said Act were 

a) The provision of transfer of non-utilized FSI thin the scheme was deleted. 

b) Minimum 6 meter margins were proposed for buildings having height more than 15.00 

M as per fire-fighting requirement. 

c) All amenities were reshaped into plots suitabl for public purposes designated in the 

scheme. The irregular shaped corner plots were re-designated as open spaces 

considering their shapes unsuitable for building activity. 

d) The valuation of final plots designated to Growth Centre was entered in the form no. 1 

of redistribution and valuation statement. 

The Board vide Resolution No 11973, dated 6th December 2017 had delegated powers to 
publish and to submit the draft scheme to the Vice Preside t and Managing Director, CIDCO while 
declaring intension under section 60 of the said Act to pre are town planning scheme for this area. 
Accordingly, the VC and MD, CIDCO had published thi draft scheme so modified as provided 
under section 61(1) of the said Act vide gazette notice da ed 6th December 2018. A notice in this 
regard for inviting suggestions/objections from the public and from the land owners was published 
as provided under sub-section (1) of Section 61 of the said Act in English and in Marathi in the 
extraordinary Maharashtra Government Gazette (part-II) dated 6th December 2018 and also in 
Local newspapers namely 'The Afternoon' and 'Nava Kal dated 11th December 2018. The j 
accompaniments pertaining to the said draft scheme were lso published on the notice board in the 

office of the SPA, NAINA and also uploaded on SPA, NAINA's (CIDCO's) website 
https://cidco.maharashtra.gov.in//naina  for the informatio of the general public and of the land 
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owners. The SPA, NAINA had received nine suggestions/objections in response to the above 
publication of the said draft scheme within the prescribed time limit. Though the last date of filing 
suggestions/objections was expired on SthJanuary 2019, thirteen suggestions received after this and 
till 10th January 2019 were considered by the SPA, NAINA as provided under section 67 of said 
Act. 9 objections/suggestions were previously received before this publication from 4th July 2018 
till 5th December 2018 after sending this draft scheme to the Director of Town Planning, Pune for 
first consultation and only two of them were considered and the draft scheme was further 
modified. 

Section 68(1) of the said Act provides that the Planning Authority shall, not later than three 
months from the date of the publication of the notice in the Official Gazette, regarding the making 
of the draft scheme, submit the same with any modifications which it may have made therein 
together with a copy of objections received by it to the State Government, and shall at the same 
time apply for its sanction. The layout of the draft scheme published under section 61(1) was 
amended wherever necessary and hence the draft scheme was submitted along with all its 
accompaniments for sanction on 29th January 2019 by the SPA, NAINA to the Managing Director, 
CIDCO, to whom the powers exercisable by the State Government under section 68(2) of the said 
Act have been delegated by the Government vide Urban Development Department notification no. 
TPS-1817/973/CR-103/17/UD-13 dated 13-09-2017. The Managing Director, CIDCO had 
forwarded this draft scheme for consultation to the Director of Town Planning, Pune on 14th 
February 2019 as provided under section 68 (2) of the said Act. The MD, CIDCO had then 
accorded his sanction under section 68(2) to the draft Town Planning Scheme, NAINA No. 2 vide 
his Notification dated 26th April 2019 after consulting the Director of Town Planning, Pune. The 
Notification in this respect was published in the extra-ordinary Maharashtra Government Gazette, 
Part II, dated 3rd May 2019. The publication of the sanctioned draft scheme, NAINA no. 2 in the 
office of the SPA, NAINA was made on 6th May 2019. It is also appeared in the local newspapers 
on 8th May 2019. 

As stated earlier, the land owners/stakeholders have been assured by the SPA, NAINA 
(CIDCO), that no land-owner will lose potential of their lands. The FSI of their original plots which 
are situated beyond 200 m from any village gaothan is atpresent only of 0.20 as the base FSI and 
in addition, premium FSI of 0.30 totaling to maximum FSI only of 0.50. The DCPR-2017 provides 
that if the land owners pull or aggregate their lands to form a comprehensive development unit of 
atleast 10 ha and opt for NAINA scheme under regulations no. 12.6 & 13 of the said DCPR, then 
for 60 % land to be retained by the land owners/developers under NAINA Scheme, they are eligible 
for global FSI of 1.00 for their land aggregation after surrendering remaining 40% land to the SPA 
free of cost. The FSI permitted for NAINA scheme under the DCPR-2017 to the owners/developers 
for consumption on 60 % land retained by them works out to 1.70. The SPA, NAINA has 
considered the same corollary to permit potential of original plots to the final plots. However, this 
is already provided in the proviso of Section 100 of the said Act in lieu of menetory compensation. 
The NAINA Scheme regulations of the DCPR-2017 cannot be directly made applicable to the lands 
included in any Town Planning Scheme prepared under the provisions of chapter V of the 
Maharashtra Regional and Town Planning Act, 1966. The real question here is whether any land 
aggregation outside NAINA scheme entitles to FSI of 1.00 instead of 0.50 (with premium) as 
prescribed in the sanctioned DCPR-2017 of IDP. Same intensive prescribed under the sanctioned 
DCPR-2017 of IDP for voluntary 	pulling under NAINA Scheme seems to have been adopted 
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by the SPA, NAINA for pulling of all original holdings un er a town planning scheme. The Town 
Planning Scheme prepared under the provisions of Chapter V of the said Act is also a land pulling, 
laying out and redistribution of land in the form of final plots of reduced areas back to the owners. 
The lands required for road network, open spaces, housing for EWS/LIG, sale plots for raising the 
funds and for social infrastructure under a Town Planning Scheme are indirectly acquired by Any 
Planning Authority for implementing the Development Plan or to develop any area in the course 
of development in the public interest. The base FSI of lands included in the sanctioned IDP lying 
outside 200 m from any village gaothan of 0.20 proposed in residential zone or mixed land use 
zone under IDP DCPR-2017 is very low. Such FSI permissible to the lands included in the Town 
Planning Scheme is therefore desirable to be raised to 1.00 which is a normal base FSI everywhere 
in the State and also being permitted in Integrated Township Projects. Permitting FSI of 1.00 will 
lead to effective and successful implementation of the Town Planning Schemes in NAINA area by 
getting proper response and cooperation from the land owners/stake holders. The SPA, NAINA 
(CIDCO) has decided to allot final plots to the land owners after taking away their 60 % of land. 
Thus, the land owners are getting final plots of much reduiced areas to the extent of 40 % of their 
original plots. If the potential of original plots considering base FSI of 1.00 is granted on the final 
plots in lieu of compensation, then the net FSI permissible in the final plots works out to 2.50. This 
has been assured by the SPA to the land owners. The draft Town Planning Scheme; NAINA No. 1 
had been processed on similar lines which has been dray  
accordingly now sanctioned by the State Government un 
draft T. P. Scheme, NAINA no. 2 is also processed so far 

n up by the concerned Arbitrator and 
er section 86 (1) of the said Act. The 
n similar lines. 

As per the provisions of sub-section (2) of section 159 of the said Act, the State Government 
may, by notification in the Official Gazette, make Special Development Control Regulations 
consistent with this Act and the rules made thereunder, for the purpose of implementing any 
Scheme, Project, Programme or Policy of the Central or th State Government, in the whole or the 
part of the State. To enable the land owners to consu e the total FSI (which includes the 
compensation part) in the final plots of much reduced a as, it is felt necessary by the SPA, 
NAINA to give certain relaxations in the sanctioned DCP -2017 of IDP. This concern was raised 
by the architects/developers and land owners at various forums including the land owners meet. 
Such relaxations would probably make the land owners to accept the smaller final plots allotted in 
the schemes. Accordingly, the SPA, NAINA (CIDCO) ha formulated some special development 
control regulations in the draft scheme and submitted a proposal for suspending related regulations 
from the DCPR-2017 to the State Government. The Urban Development Department vide its letter 
bearing number TPS-1718/4354/CR-223/18/UD-12 dated 23-10-2018 has accorded sanction to 
this proposal. Since the powers of sanctioning the draft Scheme under section 68 (2) of the Act 
have been delegated to the Managing Director, CIDCO as said earlier, it is presumed by the SPA, 
NAINA that on getting the draft scheme sanctioned from the Managing Director, CIDCO on 26th 
April 2019, Special Development Control Regulations proposed in this draft scheme stands 
operative under these delegated powers and the suspended regulations are now replaced by these 
relaxed regulations in view of sub-section (2) of section 159 of the said Act. However, the powers 
exercisable under section 159 of the said Act are not delegated to Managing Director, CIDCO and 
hence, any Special Development Control Regulation to be enforced in the scheme area is required 
to be sanctioned by the State Government under sub-section (1) of section 86 of the said Act. The 
special development control regulations formulated by the SPA, NAINA in the sanctioned draft 
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scheme need to be reconsidered in view of consumption of FSI permissible as well as from the 
point of view of public health and public safety. As such, special regulations which are really 
necessary for efficient implementation of the scheme are proposed now by the Arbitrator in 
addition to the IDP DCPR-2017. The SPA, NAINA has mentioned that during consultation under 
section 68 of the Act with the Director of Town Planning, he suggested not to propose TDR in lieu 
of compensation eventhough it is permitted in the new proviso of the modified Section 100 of the 
said Act. During the hearing, all the land owners have demanded the FSI in lieu of monetary 
compensation and if it is not consumed, then to allow them to use it as TDR. The Section 100 
permits FSI/TDR in lieu of monetary compensation equivalent to the reduction in area of Original 
Plot while reconstituting the Final Plot. The amount entered in Form No. 1 of the Final Scheme as 
compensation is not then payable to the land owner if the FSI/TDR is opted by such owner. The 
Draft Scheme seems to be silent on this. 

The SPA NAINA has prepared a layout of this draft scheme for part A incorporating IDP 
roads and all the IDP reservations. While doing so, the SPA, NAINA has modified alignments of 
these IDP roads to fit in a better way with the scheme road network. However, their widths and 
nature have been maintained and some of them have been still widened considering the expected 
volume of traffic. These IDP roads and the scheme roads are providing direct accesses to all the 
fmal plots and the public sites with proper mobility. All the IDP reservations have been 
incorporated in the draft scheme with some modifications in their locations after getting prior 
approval of the Director of Town Planning under section 59 (2) of the said Act. The draft scheme 
also proposed plots for open spaces and social amenities, Inclusive Housing and for green belt 
along the river Kalundre. The Multi-Modal Corridor has been proposed by the MMRDA in the 
revised Mumbai Metropolitan Regional Plan and it is also reserved in the draft Scheme as included 
in the IDP. As said earlier, the draft scheme is sanctioned by the Managing Director, CIDCO on 
26th April 2019 under section 68 (2) of the said Act and in view of provisions of section 68 (A) of 
the said Act, all the lands falling under roads proposed in the said draft scheme now vest in the 
SPA, NAINA. 

Arbitration Proceedings 

The State Government has then appointed Shri Suresh V. Surve, Deputy Director of Town 
Planning, retired from the Town Planning and Valuation Department of the Maharashtra 
Government as the Arbitrator under sub-section (1) of Section 72 of the Maharashtra Regional and 
Town Planning Act, 1966 for this draft scheme vide Urban Development Department notification 
no. TPS/1219/1293/CR-51/19/UD-12 dated 24th May 2019. 

The Arbitrator has entered upon the duties w.e.f. 24th June 2019 by publishing a notice in 
the Maharashtra Government Gazette, Part II, on pages 1 & 2 dated 26th June 2019. The same 
notice in English has been published in daily Newspapers dated 30th June 2019 for the information 
of the public. 

The Arbitrator has observed that the scheme layout has not been demarcated on ground and 
the final plots have not been measured by the Special Planning Authority. The demarcation and 
measurement work might have not been carried out initially due to difficult weather conditions and 
prolonged rainy season and also due to non-cooperation of the land owners. The Arbitrator has 
requested the SIIA, NAIN 	demarcate the draft scheme. 
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However, the Arbitrator has started the arbitration 
Rules. Then special notices in the prescribed Form No. 4 
Town Planning Schemes Rules, 1974 have been served o 
plots included in this scheme from all the six villages durin 

roceedings as provided in the Act and 
der Rule No. 13 (3) of the Maharashtra 
each and every owner of the original 
13thAugust 2019 to 14th October 2019. 

This special notice in form no. 4 is for communicating the land owners regarding all the details of 
their plots regarding ownerships, tenure, areas of their original plots and the similar details of 
allotted final plots in lieu of their original plots. Further, tllis special notice is also for informing 
them regarding the valuation of their original plots, semi-Onal and final valuation of their allotted 
final plots and the compensation, contribution and the net demand from them as estimated by the 
SPA, NAINA in the sanctioned draft scheme. The land owners have been asked to appear before 
the Arbitrator on the specified date and time to submit their say on the proposals of the sanctioned 
draft scheme and to record minutes of the same. The hearing process was carried out during 26th 
August 2019 to 10th January 2020. In the meanwhile, this hearing process was required to be 
withheld due to the enforcement of code of conduct of the Maharashtra Assembly elections from 
21st September 2019 to 24th October 2019. The land owners especially from villages Sangade and 
Devad had jointly objected to hearing process on the issue that the SPA, NAINA has not prepared 
the draft scheme allotting them final plots of atleast 50 % f the original plot areas and they were 
never before told regarding the payment of contribution le ied in the scheme. This issue was then 
taken for agitation by all the villagers and for some time, t e hearing process was withheld due to 
their non-cooperation. They have formed Sangharsh Samiti to agitate with CIDCO authorities. In 
the meanwhile, the Arbitrator had arranged common meet'ngs with the villagers of Sangade and 
Devad and the points to be recorded in the hearing pro ss before the Arbitrator were jointly 
decided by these villagers. However, they have not opposed to the making of the scheme and shown 
their overall willingness subject to waiving of the contribu ion levied in the draft scheme. 

It was found that some of the owners were not appeared to give hearing for the reasons not known 
and some were not received these special notices for want of proper addresses/phone numbers etc. 
Hence, the public notice was published in the local newspaper dated 3rdJanuary 2020 as well as it 
was published in the respective Gram Panchayat Offices and the owners remained absent were 
called to give hearing in respect of the scheme proposals The hearing of the land owners who 
appeared have been completed during the period from 26thAugustto 10thJanuary 2020. The Special 
Planning Authority, NAINA (CIDCO) has also been given hearing on 18th February 2020. The 
points raised by the Arbitrator vide his letter no. Arbitrator/TPS-2/Gen/357 dated 1 lth February 

2020 were replied by the Special Planning Authority vide Marathi letter bearing no. Rig-4/4A. 

(NT)/R.R04/E/AtVo/R34 dated 3rd march 2020. The minutes have been recorded ownership-wise by the 
Arbitrator and decisions regarding reconstitution of original plots into final plots together with 
their areas, titles & shares in the ownerships, tenures are recorded in Table no. A. 

Preliminary Scheme 

The Arbitrator has then subdivided the sanctioned draft scheme into two parts as 	i) 
the Preliminary Scheme and ii) the Final Scheme as provided under sub-section (3) of Section 72 
of the said Act on 3rd February 2020 vide his order bearing no. Arbitrator/TPS-2/Gen/355 dated 
3-02-2020. Then the layout of the part A of Preliminary Town Planning scheme, NAINA no. 2 has 
been finalised by the Arbitrator in light of the requests and points/issues raised by the land owners 
during the hearings and by the Special Planning Authority. 
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The sanctioned IDP has proposed reservations for various public sites as given hereinafter. 
Two Growth Centres no. 203 in the village Devad in part A and and no. 207 in the villages Sangade 
& Belavali in part B have been proposed in the IDP and their parts are falling in the scheme area. 
Three reservations of Parks no. 13-A, 54 and 55 are proposed in part A. Six reservations of Play 
Grounds nos. 46A, 55A, 55B, 54A, 57 and 58 in part A and single such reservation no. 207A in 
part B are proposed in the IDP which fall in the scheme. Two reservations of schools no. 60 and 
61 proposed in the IDP fall in part A. Similarly, four IDP reservations, one each as Electric Sub-
Station no. 50, ESR/GSR no. 49, Primary Health Centre no. 78 and Daily Bazaar no. 48 fall in this 
part A. 

The sanctioned IDP has proposed arterial roads some of which run through the Part A of 
the Scheme as given hereinafter. The 45 m wide north-south proposed road almost passes through 
the central area of this Part A which will open out the area directly upto the Panvel-Matheran State 
Highway situated beyond the Kalundre river through Akurli village. This main arterial road will 
then further run to the south through the scheme to village of Shivkar and beyond. Similarly, 20 
m wide north-south road to the east of the said 45 m central road is proposed from the said State 
Highway at village Akurli to run through the scheme and then further to the south through the 
villages of Bonshet and Vihighar. Another 20 m wide north-south road to the west of the said 45 
m central road is proposed from the villages Shilottar-Raichur and Akurli situated beyond the said 
river is proposed to run through the scheme and further beyond to the south through the villages of 
Vichumbe and Shivakar. The existing Vihighar village road leading to its gaothan has been 
proposed to be widened to 27 m in the IDP and its part runs through the scheme. 

There are other four 20 m wide east-west roads proposed in the IDP which run through the 
part A of the scheme. Out of these roads, one is proposed from the said State Highway and another 
is proposed from the Vihighar road. The Panvel-Matheran State Highway has been proposed to be 
widened to 45 m in the IDP. 

The part B of the scheme includes only one IDP road i.e. 27 m proposed arterial road which 
runs from north-west to south-east crossing the MMC. The reservations of Growth Centre no. 207 
and Play Ground no. 207A as stated above have also been proposed in Part B. All these reservations 
and roads including MMC proposed in the IDP cover the entire area of this Part B and hence, none 
of any area is available for allotting to the land owners in the form of final plots. The Panvel- Karj at 
railway line and a nalla also pass through this Part B of the scheme. 

While finalising the layout of the scheme and the proposals therein, the Arbitrator has made 
following observations in the sanctioned draft scheme. The draft scheme prepared by the SPA, 
NAINA (CIDCO) and now sanctioned under section 68(2) of the said Act provides for: -- 

i) Total area under the scheme is 194.91 ha. It is in two parts, nearly 3 to 3.5 km 
away from each other. 

ii) The Part A of the scheme is from villages of Chipale, Vihighar, Devad and 
Bhokarpada of an area 167.36 ha. The Part B is from villages of Sangade and 
Belavali of an area of 27.55 ha. These two parts of the scheme are covering 
85.87 % and 14,13% portions respectively of the total area under the scheme. 

iii) The Panvel-Matheran State Highway is widened to 45 m in the Scheme from 

	

30 m which is ri the control of the P 	orks Department. 
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iv) All the roads proposed in the sanctioned IDP as detailed above have been 
incorporated in the scheme. However, their alignments have been amended 

13  suitably and modified to fit in the road network proposed in the Part A of the 
scheme. The 27 m road and the MMC roposed in the IDP in the part B have 
been included in the scheme without making any change in their alignments. 

v) All the reservations proposed in the IDP for various public purposes falling in 
both the parts of the scheme have been incorporated in the scheme. However, 
they have been relocated maintaining their areas and utility values to fit with 

the layout in the part A of the scheme. 

vi) The reservation of Growth Centre no 203 which is partly included in the Part 
A of the scheme is divided in two parts due to change in the alignment of the 
20 m wide IDP road with slightly reduction in its area. 

vii) The Final Plots allotted to all the land owners from these six villages are 
located in part A of the scheme. 

viii) All the reconstituted final plots are educed to the extent of 40 % of their 
original areas of holdings. 

ix) The owners of lands situated in Part from villages Sangade and Belavali 
have been displaced and they have b en allotted final plots in lieu of their 
original plots in part A of the scheme. 

x) The recreational spaces in the form of Open Spaces, Parks and Play Grounds 
in addition to those proposed in the ID' are provided in part A at 32 different 
sites having aggregate area of 15. 0135 Ha. It is observed that at some places, 
very small lands left out after recon titution are proposed as open spaces 
without considering their utility. 

xi) The non-buildable IDP reservations i the form of Parks and Play Grounds 

included in the scheme are proposed in 11 sites in both the parts having 
aggregate area of 17.7986 ha. 

xii) The 31 sites as Amenity Plots have 'een proposed at various places in Part 
A of aggregate area of 6.0626 ha in th scheme. This is in addition to the IDP 
reservations. 

xiii) Two sites for Schools have been proposed in the part A in addition to the IDP 
school reservations of aggregate area f 1.0503 ha. 

xiv) Five sites for inclusive housing ha e been provided in this part A of an 
aggregate area of 13.0385 ha. 

xv) Eight sites for IDP reservations of Growth Centres at villages Devad, Sangade 
and Belavali in both the parts. A and B have been proposed which admeasures 
to 30.7697 ha. These reservations are parts of the bigger Growth Centre 
reservations of IDP which fall in the scheme and as far as possible 

accommodated at the same location to maintain the utility values giving 
proper accessibility in part A. 
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xvi) The proposal of the Multi-Modal Corridor is initiated by the MMRDA in the 
revised MMR and the same alignment has been incorporated in the IDP and 
accordingly in part B in two sites admeasuring to 2.8882 ha. 

xvii) The 6 sites of Play Grounds and 3 sites of Parks as proposed in the IDP have 
been incorporated with modifications wherever necessary to fit in the layout 
of part A but maintaining the areas and their utility values. One site of play 
ground is proposed in part B and it is accommodated without any 
modification. 

xviii) Similarly, 2 sites for schools and one site each for ESR/GSR, ESS. PHC 
and DB as reserved in IDP have been incorporated in part A o with 
modifications wherever necessary to fit in the layout but maintaining the 
areas and their utility values. 

xix) A large open spaces along the river Kalundre in part A between 20 m wide 
road and 45 m wide road and further between 45 m wide road and Panvel-
Matheran road are proposed of varying widths. 

xx) All the original plots situated within the river bank and the blue flood line 
where building activity is prohibited are proposed as open spaces as detailed 
at (xix) above. Hence, the owners of these lands have been allotted final plots 
beyond this blue line in Part A of the scheme. 

xxi) The scheme area under part A is almost included in Residential Zone as per 
the provisions of sanctioned IDP and the area fronting the 45 m wide north-
south arterial road described earlier is included in mix land use zone. The 
entire area of part B is under reservation. 

xxii) The FSI permissible in residential zone and in the mix land use zone is 0.20 
with premium FSI of 0.30. This FSI has been raised to 1.00 considering the 
land aggregation or pooling of the lands together for development under TP 
scheme. However, the lands situated within 200 m from gaothans of villages 
Devad and Bhokarpada are already permissible for FSI of 1.00 and hence, 
they will not get this FSI benefit. 

xxiii) The scheme area admeasures to 194.91 ha and the lands under roads, MMC, 
social infrastructural sites, sites under open spaces, play grounds, parks etc 
admeasures to more than 40 percent of the scheme area if Growth Centre area 
is accounted for. The SPA, NAINA has considered that reservations of growth 
centres are city level reservations and do not fall under the category of section 
64 (g-1) of the Act. The area under roads including MMC is 31.6445 ha. The 
area under reservations excluding growth centres is 41.8052 ha. Hence total 
area under items as per clause (ii) of section 64(g-1) is 73.4497 ha which is 
37.69 % of the scheme area i.e. below the limit of 40% laid down under this 
clause. 

xxiv) The area under inclusive housing is of 13.0385 ha and at 6.69 % of the scheme 
area and is well below the limit of 10% laid down as per clause (i) of section 
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xxv) The area under growth centres reser  
30.7697 ha and is 15 % of the schem 

xxvi) The Panvel-Karjat railway line is be:  
and acquisition proceedings have bee:  
proposal of acquisition is not consider 

xxvii) Government land from Devad villag 
Panchayat of Vichumbe for gurcharar  
in the possession of Devad Gram Pan 
extent of 40 % of the original holdin,  
Panchayat with FSI of 2.5 for resid  
considering the terms and condition 
while handing over the land. 

ed in both the parts of the scheme is 
area. 

ng doubled by the Railway authorities 
started under LARR Act, 2013. This 

d in the scheme. 

was handed to erstwhile Group Gram 
i.e. cattle grazing purpose and now is 
hayat. Three separate final plots to the 

have been proposed to Devad Gram 
ntial activities. This is not in order 
laid down by the State Government 

xxviii) Reserved Forest Land situated in Belavali village is acquired for MMC in 
the scheme without obtaining consent of the Forest Department. 

xxix) In part B, in the village Sangade, the cremation ground is existing and still 
in use. It is acquired in the scheme for MMC and in lieu of this, separate final 
plot no. 259 in part A located in the village Bhokarpada nearly 4.25 km away 
from it has been allotted with FSI of 2.5. This is not required. 

xxx) The MR & TP Act, 1966 prescribes to provide plots for EWS/LIG housing 
or for displaced persons in the course of implementation of the scheme to the 
extent of 10 % of the scheme area. Instead, the SPA, NAINA has provided 
plots for Inclusive Housing. This is n t in order. 

xxxi) The gas pipe line runs through the ar a of part A of the scheme and few final 
plots reconstituted in the scheme are a fected by this gas pipe line. The SPA, 
NAINA is silent on the shifting of th said gas pipe line and also on the lost 
development potential of the concerne final plots. 

During the hearing of the land owners, many have requested to amalgamate their final plots 
being held in the same ownership or held in the family or held in single partnership firm or 
company. Few have asked for sub-division of their plots either family ownership-wise or individual 
ownership-wise. Some of the ownerships of original plots have been found changed afterwards by 
executing deed of transactions. 

Further, during the hearing process, the land owner  
mainly objected to the scheme on the ground that eventhc  
NAINA that this is participatory scheme, they were not tak  
draft scheme before its publication under section 61 of the 
contribution to be levied even after surrendering their land 
SPA, NAINA will return them atleast 60 % land of their ori 

s almost from all the six villages have 
ugh, they have been told by the SPA, 
en into confidence while preparing the 
Act. They were also not told about the 
s. Further, they have been told that the 
inal holdings in the form of final plots. 

The concerned villagers have therefore formed Sangharsh lamiti to agitate on this ground with the 
SPA, NAINA (CIDCO). They have held the hearing proceiss for some time. It has come to know 
that the CIDCO has set up a committee on the issue of cohtribution to be levied and the decision 
in this respect is still awaited. The villagers wanted to withhold the hearings and arbitration 
proceedings till the CIDCO comes to certain 	ion atleast to waive the 	tribution to be levied 



under the scheme. However, it was made clear to the villagers agitating in this respect that 
arbitration proceedings are time bound process and it will be continued and completed as per the 
provisions of the said Act and the issues raised by the villagers will be decided at the arbitrator's 
level as the committee's decision is not binding on the Arbitrator. The villagers then cooperated 
the Arbitrator after carrying out group meetings by the Arbitrator with the land owners from village 
Sangade on 21st November 2020 and from village Devad on 29th November 2020. The villagers 
from Sangade have also objected for their shifting and allotting them final plots in Part A of the 
scheme and have demanded to allot final plots in Sangade village only. It was made clear to them 
that this demand cannot be fulfilled as their lands situated in part B of the scheme are solely under 
reservations of sanctioned IDP and subjected to compulsory acquisition as per the provisions of 
MR & TP Act, 1966. Further, these villagers demanded compensation at two and half times the 
market value in line of the provisions of the LAAR Act, 2013. However, they have been told that 
this provision is not in the MR & TP Act, 1966. The villagers from these villages have also 
demanded that the land owners included in the scheme would be treated as project affected persons 
by the CIDCO and they would be given all the benefits available in this respect. They have been 
told that this issue is not in the purview of the Arbitrator. The developers who are in the building 
industry and perform their business mainly in this area and have purchased many of the lands in 
the scheme area requested to organise a meeting with the CREDAI, Navi Mumbai. The Arbitrator 
has accordingly arranged a meeting with CREDAI, Navi Mumbai on 13th November 2020 and 
understood their issues and suggestions in this respect. They have specifically pointed out that to 
return the lands to the stake holders reduced to 40 percent of their original holdings protecting the 
original development potential leads to very high rise development for more than 20 floors to 
consume the FSI of 2.5. this will increase the cost of construction. They have pointed out that 
general demand of residential flats in the area is mainly from lower middle class and low income 
groups. The scheme area is also away from new Panvel node of CIDCO and from the Panvel 
suburban Railway station. Hence, they suggested allotting final plots atleast of 50 % of the original 
holdings to increase the footprints of the buildings. The smaller plots may not consume such a 
higher FSI of 2.5 after maintaining the marginal distances and hence, they suggested permitting 
the balance FSI to be used as TDR. The draft scheme has been formulated by the SPA on 40/60 
basis and the Arbitrator has to draw the Preliminary Scheme in accordance with the draft scheme 
as provided under section 72 (7) of the said Act and hence, it is not now possible to consider 
CREDAI's issues at this stage by the Arbitrator. 

It is observed that the SPA, NA1NA (CIDCO) has allotted final plots exactly at 40 % in the 
area of respective original plots and the areas left out, eventhough they are negligibly small, are 
reserved either for open spaces or for amenities in the scheme. Hence, very small plots at various 
locations have been proposed as open spaces and amenities in part A of the scheme. 

The layout of the draft scheme is generally acceptable which provides well laid road 
network to maintain the desired mobility within the scheme. The amenity sites and the plots 
designated to open spaces are also well distributed and are accessible easily to all the final plots. 
The IDP has proposed play grounds and parks at 10 locations to the tune of 17. 7986 ha. In addition 
to this, open spaces provided at 30 sites in the part A of the scheme admeasure to in all 13.2487 
ha. It is revealed from the SPA, NAINA that two play grounds provided adjoining two school sites 
would be allowed to be used by these schools. Hence, total open spaces (excluding two play 
grounds meant for the school) pro 	in Part A of the scheme is of 31.0473 ha i.e. 18.55 % of 
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the area under Part A. This is more than the desired standards in this respect. In view of this, the 
owners of plots having area of 0.40 ha or more are exempted in the scheme under the special DCPR 
and with the approval of the State Government from the provision of 10 % RGs in their complexes 
generally are required while developing such plots. Similarly, 31 sites have been provided as 
amenity plots of sizeable areas which will accommodate required social infrastructure as per the 
needs of the residents. These amenity plots are evenly located in part A of the area of 6.0626 ha in 
addition to the IDP reservations of two schools, Primary Health Centre, Electric Sub-Station, Water 
Reservoir and a daily Bazaar. These total amenity plots are having aggregate area of 7.1626 ha and 
at 4.28 % of the Part A. In view of this also, the owners of plots having area of 0.40 ha or more are 
exempted in the scheme under the special DCPR and with the approval of the State Government 
from the provision of 5 % amenities in their complexes g nerally are required while developing 
such plots. 

As said earlier, the area of part B of the scheme is 3 to 3.5 km away from the part A of the 
scheme and hence, the scheme area is not contiguous. The part B is entirely under the IDP 
reservations of Growth Centres, MMC, 27 m proposed roa l and under playground site no. 207A. 
The Panvel-Karjat Railway line and the water body divide the area of part B into three sub-parts. 
The protected forest land lying atpresent without any tree cover and the cremation ground in the 
ownership of group Gram Panchayat of Chikhale, being used by the villagers of Sangade are also 
situated in this part B. As said earlier, the land owners are displaced from here and final plots in 
lieu of their original lands here are allotted final plots in art A of the scheme which is a better 
location and now accepted by these land owners. 

The draft scheme proposals are solely in part A of th scheme and the road pattern provided 
is appropriate and well fitted in the layout of the scheme a d generally, no modification is needed 
from planning point of view except for one road in Devad village. The land owners have also 
generally accepted the layout. However, the land owners from Devad village which are having 
their lands towards west and lying between the River Klialundre and the Mumbai-Pune Super 
Expressway have pointed out that the recent development is happened in the areas lying within 
200 m from Devad gaothan to the east of river and within 200 m from gaothan of Palidevad to the 
west of the river which is also adjacent to the sector 14 of New Panvel node of Navi Mumbai. The 
area to the east of this river which is already developed n both sides of the expressway from 
village Devad is just touching the scheme area but totally i ccessible with the scheme area of Part 
A. The area of Part A of the scheme is mainly dependent do the Panvel-Matheran State Highway 
which is far away from this development. They have therefore suggested that another connection 
from this side to connect the New Panvel node to the Part A is utmost necessary. 

I have come to conclusion that their suggestions need due consideration. In the draft scheme 
layout, a road of 20 m wide has been proposed from the Tihighar road at the eastern end of the 
scheme to run east-west towards the western end of the scheme upto the Mumbai-Pune expressway 
which takes a sharp left turn to meet the said expressway. This road has been then reduced to 15 
m and runs further along the expressway towards west upto the scheme boundary where a big 
residential complex exists in between. Hence, this road c6nnot be extended further to cater the 
existing development of Devad just adjoining the scheme. he length of this road is nearly of 2.85 
km and as such, its width of 20 m is insufficient. It cann t be extended further straight towards 
west which will disturb the layout of the scheme. The draft .cheme has also proposed another east- 
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west road of 20 m width almost parallel to the river which starts from the Panvel-Matheran State 
Highway and terminates meeting the north-south 27 m road. Hence, it is considered proper to 
extend this road upto the western boundary of the scheme parallel to the river which can be 
extended still further as per the demand of the residents of Devad outside the scheme where open 
area is available. This suggestion has been accepted which will efficiently improve the mobility of 
the scheme area. Further, this road will act as a bund and will prevent the scheme area from the 
floods and will hold the flood water within the proposed green belts. 

The SPA, NAINA has requested to increase the width of 20 m wide north-south road to 27 
m which has been proposed in the IDP starting from Panvel-Matheran State Highway and runs 
upto village Moho through villages Bonshaet and Vihighar catering very large area and will also 
serve as arterial road for the adjoining upcoming town planning schemes. This suggestion is 
accepted. Further, the SPA has also requested to coordinate the road network and the public sites 
with the adjoining draft Town Planning Scheme, NAINA no. 5 under preparation which is touching 
the boundary of this scheme. This proposal is also accepted. 

The land owners in general, have requested to record subsequent changes in the ownerships 
and corrections in the details of ownerships and in areas. They also requested to consider 
amalgamation of the plots or ownership-wise subdivision of plots or changes in their locations as 
suggested by them during the hearing. These are individual requests and wherever possible, have 
been considered. The major objection to the allotment and location of the final plots is taken by 
Mr. Lunkad, Mr. Solanki, Mr. Desadla & Mr. Kothari who have held the large lands jointly at 
several locations in the scheme. Their main objection is to the allotment of final plot no. 175 in the 
draft scheme where it is neglected the fact that they have purchased various lands at costlier 
locations situated in village Bhokarpada fronting the existing village road and would have front on 
the 45 m IDP road even in the absence of this T. P. scheme. They have pointed out that in the draft 
scheme, they have been allotted final plot no. 175 on the village boundary and their original lands 
are proposed for inclusive housing. However, I observed that allotted final plot no. 175 also covers 
their large chunk of lands and no injustice is made. Further, they have also requested to allot the 
final plots clearly mentioning their specific original plots. This request is accepted. 

One of the owners of original plots from village Bhokarpada is retired Chief Justice and 
was also Advocate General of Government of Maharashtra. He has also objected to reconstitution 
of the final plots of too much reduced areas to the extent of 40 % and also for the contribution to 
be levied heavily. His family has purchased lands not for any commercial purpose but for farm 
House and has developed it with good plantation of many trees. His suggestions have been 
considered and as far as possible, saved the farm house and the trees there. 

The original plot-wise decisions for the land owners on the basis of their hearing and 
considering the draft scheme proposals are as given in the table A appended to the preliminary 
scheme. The demand of the land owners regarding allotment of final plots having area atleast of 
50 % of their original plots is not considered by the Arbitrator as this will change the entire layout 
of the scheme and the percentage of open spaces and the amenities will drastically get reduced. 
However, the land owners are getting the same development potential for consumption in their 
final plots and hence, they are not at loss. The decisions regarding lowering down the contribution 
levied in the draft scheme would be taken by the Arbitrator in the Final Scheme which will be 
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drawn up separately under section 72 (5) and will appear in 
land owner under notice in form 5 in due course of time. 

Form no. 1 and communicated to every 

The changes carried out by the Arbitrator while fi 
considering the points raised during the hearing by the la 

the SPA, NAINA are as described herein after. 

a) For the reasons stated above, 20 m wide road pr 
Panvel-Matheran State Highway between FPs no. 100 and 
FP no. 30 provided for Play Ground and along the northe 
the 20 m wide scheme road to provide direct mobility 
adjoining to the scheme area towards west as shown on th 
major road along the Kalundre river and will separate out 
always floods during rainy seasons. Slight adjustments in 
shown on the scheme plan. 

alising the layout of the scheme after 
owners and the suggestions made by 

vided in the scheme which starts from 

no. 267 has been extended through the 
boundary of FP no. 28 to connect it to 
to the dense development exists just 
scheme plan. This will act as parallel 

the development from this river which 
he FPs no. 2, 4 & 28 are carried out as 

ID This modified 20 m road will also act as a bund to rotect the scheme area from the floods 
of the river Kalundre. 

b) The entire area lying in between the Kalundre river and the above 20 m wide road now 
extended is provided for the IDP Parks no. 13A and 55 and for Green Belt upto the Panvel-
Matheran State Highway. 

c) As requested by the SPA, NAINA, the north-s uth 20 m wide IDP road which starts 
from Panvel-Matheran State highway between FPs no. 27 and 288 is widened to 27 m towards 
western side and all the final plots fronting along this roa' there have been accordingly adjusted 
including two amenity plots (FPs no. 237 & 240) and one pen space (FP no. 239) and one plot of 

EWS/LIH housing (FP no. 281) as shown on the scheme pl n. The amenity in draft scheme FP no. 
273 is required to be deleted due to this widening. 

d) The alignment of 45 m north-south IDP road is lightly modified so as to smoothen the 
curvature of this arterial road from traffic point of view an to save some more trees in the FP no. 
122 with slight adjustment of final plots fronting along thi road including the FP no. 84 provided 
as sale plot as shown on the preliminary scheme plan. 

e) The 15 m wide north-south scheme road running from FPs no. 105 and 267 upto FPs no. 
204 and 210 has been widened to 18 m considering the mo ility since another 18 m wide east-west 
scheme road was meeting this narrow 15 m road in the dra scheme. The plots along this widened 
road have been readjusted including FP no. 113 provided or EWS/LIG housing as shown on the 
scheme plan. 

0 The 5m wide road provided to Bhokarpada gaot an in between FPs no. 154 and 155 is 
widened to 6 m by curtailing some area from the amenity FP no. 154. 

g) The 15 m wide road provided in the draft scheme to give access only to FP no. 15 which 
is already developed and having alternate access. Due to this shorter draft scheme road only of 50 
m in length, one running bottling plant of the villager is t tally gets affected. Hence, this road is 
deleted and new road of 9 m wide has been provided throu h FPs no. 13 & 14 to give access to FP 
no. 15 saving the said plant as shown on the scheme plan. 
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h) In the draft scheme, 15 m wide road along the Express Way is proposed upto the 
boundary of the scheme to the south side of FPs 8.9.10, 11 and 12. As this road cannot be extended 
further as a big residential complex has come up in between adjoining the scheme, this road is 
terminated at FP no. 12 provided as open space merging the road land in to this FP as shown on 
the plan. The connection to the area to the west of this scheme is now provided in a better way as 
described in (a) above. 

i) The OP no. 22 admeasuring 17.50 ha is the State Government land and has been handed 
over to then Group Gram Panchayat of Vichumbe for the purpose of grazing the cattle. Now this 
Govt. land is transferred to newly formed Devad Gram Panchayat. The SPA, NAINA has allotted 
three FPs no. 16, 38 and 70 admeasuring to 6.9988 ha with FSI of 2.5 to the said Group Gram 
Panchayat. This Govt. land has been handed over only for grazing the cattle. This purpose is not 
now in existence. Hence, the ownership of these three FPs allotted in lieu of the OP no. 22 has 
been changed to State Government instead of the said Group Gram Panchayat. 

j) The sanctioned IDP has proposed reservations which fall in the scheme area are as below. 

In Part A 	 In Part B 

Park (Site No. 13A) 	2.00 ha 	Play Ground (Site No. 207A)..... 2.23 ha 
Play Ground (Site No. 46A) 	3  90 ha 	Growth Centres (Site No. 207)... 20.14 ha 
Play Ground (Site No. 55A) 	0.93 ha 	MMC of the MMRDA 	 2.90 ha 
Play Ground (Site No. 55B) 	 .0.50 ha 
Park (Site No. 55) 	  0.96 ha 
Play Ground (Site No. 54A) 	2.48 ha 
Park (Site No. 54) 	3.38 ha 
Play Ground (Site No. 57) 	 0.67 ha 
Play Ground (Site No. 58) 	 0.66 ha 
Growth Centres (Site No. 203) 	 2.66 ha 
Electric Sub-Station (Site no. 50) .0.22 ha 
ESR/GSR (Site no. 49) 	 0.72 ha 
Primary Health Centre (Site no.78)0.16 ha 
Daily Bazaar (Site no. 48) 	0  16 ha 

The scheme has incorporated all these IDP reservations with slight modifications in shape 
and location to fit in the scheme layout but without reducing their areas and utility values. The 
modifications carried out in the sanctioned draft Town Planning Scheme to the IDP reservations 
are with prior approval of the Director of Town Planning as provided under section 59 (2) of the 
said Act. In the Preliminary Scheme, 20 m wide road is now extended as described at sr. no. (a) 
above along the Kalundre river and a Green Belt is provided in the lands situated between the river 
and this road. In view of this, IDP reservation no. 46 A of Play Ground is readjusted in the 
Preliminary scheme and shifted slightly to the south of this road, but generally to the same location 
and maintaining its area in FP no. 30 as shown on the plan. 

It is not understood why the IDP has proposed three play grounds side by side in sites no. 
46 A and 55A and 55B. I have specifically observed that none of any single site for Garden is 
proposed in the IDP. It is seen that all the sites are proposed for parks. The SPA, NAINA has 
shifted IDP Park in site no. 13A 	green belt. I have 	extend this Park upto the 20 
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m wide north-south road in FP no. 29. Similarly, I have shifted another site proposed for park in 
Site no. 55 in the IDP in this green belt in FP no. 37. Hence, the entire area to the east of 20 m 
wide north-south road has now been provided for Garden in FP no. 36 as shown on the scheme 
plan. In view to enlarge this Garden, I have shifted the ESS site in FP no. 35 curtailing the area of 
amenity in FP no. 35 on the other side of the road. As such, I have modified the draft scheme in 
this respect for better planning to provide FP no. 29 for Par 
(IDP site no. 55), FP no. 30 for Play Ground (IDP site nc  
sites no. 55A & B) without reducing the areas and the uti  
IDP reservations to the same locations. The remaining sit 

(IDP site no. 13A), FP no. 37 for Park 
46A) and FP no. 36 for Garden (IDP 

lity values, more or less keeping these 
s of IDP parks and play grounds have 

  

been maintained as they are in the draft scheme without making any change in both the parts of the 
scheme. Other sites proposed in the IDP such as for ESR/G 
Centre (IDP site no. 78), for Daily Bazaar (IDP site no. 48 
60 & 61) are also maintained without making any change 

R (IDP site no. 49), for Primary Health 
and two sites of Schools (IDP sites no. 

part A of Preliminary Scheme. 

It is observed here that SPA, NAINA has slightly reduced the area of reservation of Growth 
Centre (from IDP site no. 203) provided in part A in the dr 
the Preliminary scheme, it is further reduced for extendi 
boundary of FPs no. 28 and 30. Hence the growth centre 
ha. I consider this is quite in order as the IDP has propo 
centres at several locations and in this TP scheme, only a 
made applicable to the Growth centres is increased to 2 

ft scheme due to the proposed road. In 
g the 20 m road along the northern 
n FP no. 20 is now reduced by 0.3920 
ed many large reservations of growth 
art is included. The FSI proposed to be 
5 from 1.00. Hence, the development 

potential of Growth centre sites get sufficiently increased due to the scheme and slight reduction 
in area would not make any change. The extension of the 
mobility point of view and hence, this has been given prio 
it has been noticed that in the sanctioned draft scheme that 
in site no. 54 proposed in the IDP which is situated to th 
growth centre site in FP no. 19 which has been acceptable 

said road is utmost necessary from the 
ity in the Preliminary Scheme. Further, 
egligible portion of reservation of Park 
west of 20 m road is included in the 

rom planning point of view. 

  

k) Two amenities in FP nos. 291, 292 are proposed in the draft scheme side by side which 
have been clubbed together to form a single amenity in FP o. 291, now in the preliminary scheme. 
Hence, FP no. 292 will not appear. 

1) The owner of FP no. 301has requested that the plot will be developed for social and 
religious purpose and the amenity proposed in the draft scheme in FP no. 299 would be shifted as 
frontage of FP 301 is being affected. In view of this, two amenities in FPs 299 and 300 are clubbed 
together to form a single amenity plot in FP no. 300. Hence FP no. 299 will not appear. 

m) In part B of the scheme, OP no. 416 is protected forest land and is controlled under the 
Indian Forest Act, 1927 and cannot be acquired under TP scheme for any public purpose unless 
the lands are released from the forest. In the draft scheme, forest land admeasuring to 2.8882 ha 
has been acquired for MMC proposed by the MMA. However, a separate proposal of 
acquisition of this MMC under LARR Act, 2013 has lready been moved by the MMRDA. 
Similarly, the forest land falling under 27 m wide road proposed in the IDP has also been acquired 
in the draft scheme. In view of this, I have retained the entire land of OP no. 416 as protected forest 
in FP 353 as shown the no. on scheme plan. 
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n) In part B of the scheme, cremation ground, being used by the villagers of Sangade has 
been acquired for MMC and in lieu of that, FP no. 259 with FSI of 2.5 has been allotted to Group 
Gram Panchayat of Chikhale. The villagers have strongly objected for this and unless alternate 
cremation ground is developed at suitable location in Sangade village and to the satisfaction of 
them, they are not ready to accept the draft scheme proposal. This is a sensitive issue and for MMC, 
land acquisition proposal is already initiated by the MMRDA as said above. It is not advisable to 
allot FP no. 259 in village Bhokarpada nearly 4 km away for residential purpose in lieu of 
cremation ground being used by the villagers of Sangade situated in OP no. 412. In view of this, 
the OP no 412 has been retained as FP no 352 for the Cremation Ground as shown on the scheme 
plan. 

o) The doubling of railway track for Panvel-Karjat railway is in progress and separate 
acquisition proposal is initiated by the railway authority. However, joint measurement plan is not 
made available by the railway authority. As such, cognizance of this proposal is not taken in the 
scheme and the lands under widening of railway track are included in FPs no. 358 and 360 
designated to Growth Centre no. 207 in the IDP. The SPA, NAINA shall hand over lands required 
for doubling of the said railway line to railway authorities and would approach the said authority 
for not paying any compensation under the LARR Act 2013 to the concerned land owners as they 
have been paid the compensation under the scheme and their lands are vesting in the SPA, NAINA. 

p) 5 sites for inclusive housing in FPs no. 2, 84, 113, 189 and 281 in part A of the draft 
scheme have been provided. The clause (i) of section 64 (g-1) of the Act prescribes reservations 
for EWS and LIG housing and the housing of the dispossessed persons due to the scheme to the 
extent of 10 % of the scheme area. Instead of this, the sanctioned draft scheme provides these plots 
for Inclusive Housing which is not expected. Hence, the designations of all these final plots except 
FP no. 84 have been changed to EWS/LIG Housing. In addition to this, the FP no. 113 is provided 
for housing of the dispossessed persons. The FP no. 84 is now provided as sale plot as described 
below. The shape of FP no. 2 is amended for its better utility by shifting FP no. 3 as shown on the 
scheme plan. 

q) The SPA, NAINA is preparing the fifth town planning scheme which is to the south side 
of the part A of this scheme. The SPA has requested that the coordination with the proposals of 
scheme no. 5 would be made wherever possible before drawing the award of this scheme. In view 
of this, open space in FP no. 308 has been converted to EWS/LIG Housing. The 15 m wide road 
has been shifted towards east to align with the road being provided in the scheme no. 5. The land 
under the draft scheme road and under FP no. 309 and further upto this shifted road from FP no. 
310 is provided for open space and the amenity. The remaining land from FP no. 310 is partly 
provided for EWS/LIG Housing to coordinate with proposal of draft scheme no.5 in FP no. 310 A 
and the balance land is provided for open space in FP no. 310 B. These changes are as shown on 
the preliminary scheme plan. 

r) To meet the cost of the scheme, it is decided to convert the FP no. 84 of inclusive housing 
and FP no. 339 of amenity as proposed in the draft scheme to Commercial Sale Plots as provided 
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under clause (ii) (D) of the Section 64 (g-1) of the Act. The proceeds after the sale with the SPA, 
NAINA shall be utilised only to provide infrastructure of this scheme. 

s) After hearing the land owners, the changes in thi ownerships as per the original record 
produced and the corrections in their names have been cai  
the requests of land owners to amalgamate their lands or s 
complied with wherever necessary. The reconstitution o 
requested by their owners and hence, unwanted 7.5 m wid 
draft scheme FP no. 266 is deleted as shown on the schem 
the adjoining FPs has been revised accordingly. 

ied out wherever necessary. Similarly, 
lit their FPs ownership-wise have been 
FPs 265 and 266 has been revised as 
road earlier proposed to give access to 
plan. The reconstitution in this part of 

t) The land owner of FP 326 has requested to shift hi 
Road as his part land is just adjoining the scheme bounda 
shifted on Vihighar road which is now proposed to be wi 
327 is revised as per the request of its owner. Other Chang:  
on the scheme plan and as described in the decision in Tab 

Due to these modifications carried out while drawin 
31, 132, 149, 153, 219, 259, 273, 275, 292, 299, 303, 356 
not now appearing in the Preliminary T.P. Scheme, NA 
merged with another FPs in the revision. 

FP to front on existing Vihighar village 
. In view of this, FP no. 326 has been 
ened to 15 m and the shape of FP no. 
s are of minor nature and are as shown 
e A. 

the award of this Scheme, FPs no. 11, 
359 appearing in the draft scheme are 
A no. 2 as they have got deleted or 

After considering all these points/observations a 
appeared before the Arbitrator and the SPA, the layout 
wherever necessary by the Arbitrator and after these modi 
has been drawn up as per the Plans no. 3 and 4 append 
Arbitrator in respect of every reconstitution of original p 
award have been recorded in Table A appended to the awa 
their respective ownerships, areas and tenures are as record 
of the Preliminary Scheme. 

d after hearing the land owners who 
f the draft scheme has been modified 
ications are carries out, revised scheme 
d to the award. The decisions of the 
of into final plot as carried out in the 
d. The allotment of the Final Plots and 
d in Table B accompanied to the award 

The comparison in areas of public users and the oads provided by the SPA, NAINA in 
the sanctioned draft scheme and now provided in the Prel minary Scheme in the award drawn up 
is as given in the following tables. 
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Table No. 1 

Site-wise Comparison of Public Users in the Draft and Preliminary Schemes 

(A) Comparison of Scheme Reservations in Draft Scheme and Preliminary Scheme 

Sr. 
No 

Public User 

Draft Scheme Preliminary Scheme 

Remarks FP No. Area (Sq. M) FP No. Area (Sq. M) 

1 Open Space 12 553.00 12 1524.00 enlarged merging road 
area 

2 Open Space 17 703.00 17 703.00 

3 Open Space 32 4613.00 32 4522.00 reduced for 
accommodating ESS site 

4 Open Space 91 863.00 91 873.00 

5 Open Space 95 821.00 95 758.00 

6 Open Space 138 1995.00 138 1995.00 

7 Open Space 149 13.00 --- --- 
very small area merged 

into road junction 

8 Open Space 150 532.00 150 710.00 draft Scheme 0/S in FPs 
150 & 153 are clubbed 

9 Open Space 153 212.00 --- --- merged in 0/S in FP 150 

10 Open Space 157 221.00 157 221.00 

11 Open Space 160 337.00 160 337.00 

12 Open Space 161 490.00 161 371.00 Reduced to provide 40% 
area to FP no. 167 

13 Open Space 168 312.00 168 312.00 

14 Open Space 239 2045.00 239 1790.00 reduced due to road 
widening 

15 Open Space 260 392.00 260 792.00 Enlarged by merging 
area of FP no. 259 

16 Open Space 284 1360.00 284 1360.00 

17 Open Space 308 394.00 --- --- 

Converted to EWS/LIG 
Housing to merge with 

the same site of the 
adjoining Scheme 

18 Open Space 309 876.00 309A 1037.00 Coordinated with the 
proposal of the adjoining 

scheme 

19 Open Space 310 2940.00 310B 683.00 Split up and Coordinated 
with o/s and EWS/LIG 

housing of the adjoining 
scheme 

20 Open Space 334 1310.00 334 1255.00 

Total Draft-20 0/5 
Pre.- 17 0/S 

20982.00 19243.00 

1 Garden 	, 77 6745.00 77 6745.00 

pre% 
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2 Garden 121 6243.00 121 6911.00 
Enlarged adding some 

area from EWS/LIG plot 

It was 0/S in the draft 
scheme 

3 Garden 144 2201.00 144 2201.00 It was 0/S in the draft 
scheme 

4 Garden 250 2318.00 250 2318.00 It was 0/S in the draft 
scheme 

5 Garden 290 6433.00 290 6077.00 It was 0/S in the draft 
scheme 

6 Garden 325 5979.00 325 5943.00 It was 0/S in the draft 
scheme 

Total Total 6 Gardens 29918.00 30195.00 

1 Park/Green Belt 104 26990.00 104 26780.00 

2 Park/Green Belt 114 49164.00 114 
• 

31211.00 
IDP site no. 55 is carved 
out and hence, reduced 

Total Total 2 Parks/Green 
Belts 76154.00 57991.00 

1 Play Ground 68 7913.00 68 7913.00 

2 Play Ground 306 9735.00 306 9735.00 

3 Play Ground 182 1528.00 182 1923.00 enlarged due to change 
in the shape 

4 Play Ground 214 3902.00 214 4693.00 enlarged due to change 
in the shape 

Total Total 4 Play Grounds 23078.00 24264.00 

1 Amenity 1 2721.00 1' 2815.00 slightly enlarged 

2 Amenity 33 7786.00 3 5590.00 
reduced as site of ESS is 

 
accommodated 

3 Amenity 60 3321.00 61 3321.00 

4 Amenity 69 8560.00 6 8560.00 

5 Amenity 71 2289.00 7 2289.00 

6 Amenity 90 1029.00 91 1087.00 

7 Amenity 107 1290.00 107 1747.00 enlarged as road area is 
merged 

8 Amenity 111 1011.00 111 1035.00 

9 Amenity 143 1049.00 146 1049.00 

10 Amenity 154 3851.00 154 3752.00 
reduced due to road 

 
widening 

11 Amenity 156 1349.00 156 1346.00 

12 Amenity 158 675.00 158 675.00 

13 Amenity 177 156.00 177 156.00 

14 Amenity 179 4074.00 4129.00 

15 Amenity 187 495.00 
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1 	7 510.00 
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16 Amenity 217 342.00 217 811.00 enlarged due to clubbing 
of amenities 

17 Amenity 219 437.00 --- --- merged in to FP 217 

18 Amenity 226 2613.00 226 1707.00 shifted and FPs are 
rearranged 

19 Amenity 233 1048.00 233 1048.00 

20 Amenity 237 642.00 237 464.00 reduced due to road 
widening 

21 Amenity 240 643.00 240 384.00 
reduced due to road 

widening 

22 Amenity 249 3214.00 249 3214.00 

23 Amenity 273 553.00 --- --- Deleted for road 
widening 

24 Amenity 291 309.00 291 548.00 amenities in FPs 291& 
292 are merged 

25 Amenity 292 240.00 --- --- this is merged with FP 
291 

26 Amenity 299 157.00 --- --- this is merged with FP 
300 

27 Amenity 300 80.00 300 236.00 Amenities in FPs 299 
&300 are merged 

28 Amenity 303 340.00 --- --- Amenity is deleted 

29 Amenity --- --- 309B 664.00 

Coordinated with the 
proposals of the 

adjoining scheme 

30 Amenity 339 9189.00 --- --- converted as Sale Plot 

31 Amenity 346 207.00 346 207.00 

Total 
Draft-30 amenities 
Pre. 25 amenities 

59670.00 47344.00 

1 School 50 7500.00 50 7500.00 

2 School 311 3003.00 311 3003.00 

Total Total 2 Schools 10503.00 10503.00 

1 EWS/LIG Housing 2 14396.00 2 14692.00 

2 EWS/LIG Housing 84 11105.00 --- 00.00 Converted to Sale Plot 

3 

EWS/LIG Housing 
and Housing of the 
Dishoused Persons 

113 56100.00 113 47008.00 

Reduced due to road 
widening and shift in the 

 
alignment and some area 

is added to Garden 

4 EWS/LIG Housing 189 30359.00 189 29813.00 Slightly reduced due to 
Rearrangements of FPs 

5 EWS/LIG Housing 281 18425.00 281 17511.00 Reduced due to road 
widening 

6 EWS/LIG Housing --- 

filiWS 

308A 

+ 

308B 

394.00 

+ 

16.00 

Small plots which were 
open spaces in FP 308 & 

309(p) in the draft 
scheme are now 

st.oPilfeA.  
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converted to coordinate 
with adjoining scheme 

7 EWS/LIG Housing --- --- 310A 1462.00 

Small plot which were 
open spaces in FP 310 in 

 
the draft scheme is now 
converted to coordinate 
with adjoining scheme 

Total Draft- 5 Sites 
Pre. -7 Sites 130386.00 110896.00 

1 Sale Plot --- --- 84 16517.00 EWS/LIG plot is 
converted 

2 Sale Plot --- --- 339 9189.00 Amenity plot is 
converted 

Total Draft- o Sites 
Pre.- 2 sites --- 00.00 25706.00 

(A) 

Total Area under 
Public Sites in 

addition to IDP Sites 350691.00 326142.00 Reduced due to road 
widening and new road 

( B ) Comparison of IDP Reservations in Draft Scheme and Preliminary Scheme 

1 Park/Green Belt 
(Site no. 13A) 

29 20000.00 29 22948.00 

Enlarged as the area 
from draft PG (46A) is 

added 

2 Garden 
(Site no. 55A) 

36 9601.00 36
garden 

16715.00 

Park is converted to 
and areas from 

draft ESS (no. 50) and 
PG(no. 55A) are added 

3 Park / Green Belt 
(Site no. 55) 37 5012.00 37 17257.00 

As Garden is proposed 
on the location of draft 

Park(55), the site of 
Park(55) is shifted to FP 

37 

4 Park 
(Site no. 54) 

125 33774.00 125 33774.00 

Total Total 4 Sites of 
Parks/Garden 

68387.00 90694.00 

1 
Play Ground 

(Site no. 46A) 30 39836.00 30 39836.00 It is relocated and 
readjusted 

2 Play Ground 
(Site no. 55A) 31 9355.00 

__. 
00.00 

It is partly merged into 
Park in FP no. 29 and 

partly into PG in FP no. 
30 

3 
Play Ground 

(Site no. 55B) 37 5012.00 --• 00.00 
Converted into Garden 

in FP no. 36 

4 Play Ground 
(Site no. 54A) 

126 24801.00 126 24801.00 

5 Play Ground 
(Site no. 57) 

128 6700.00 128 

I 

6700.00 

6 Play Ground 
(Site no. 58) 

271 6600.00 271 6600.00 

7 Play Ground 
(Site no. 307A) 

349 
r 

22308.00 349 22308.00 

•,....., 
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Total 
Draft- 7 Sites 

Pre.-5 Sites of PGs 
114612.00 100245.00 

1 School 127 3900.00 127 3900.00 

2 School 270 3900.00 270 3901.00 

Total Total 2 Sites of 
School 

7800.00 7801.00 

1 Primary Healthcare 
Centre (Site no. 78) 

289 1600.00 289 1600.00 

2 Daily Bazaar 
(Site no. 48) 

166 1600.00 166 1600.00 

3 Electric Sub-Station 
(Site no. 50) 

35 2200.00 35 2216.00 

4 ESR/GSR 
(Site no. 49) 

129 7202.00 129 7202.00 

Total Total DP Utilities 12602.00 12618.00 

1 
Growth Centre 
(Site no. 203) 19 113539.00 19 113539.00 

2 
Growth Centre 
(Site no. 203) 

20 17503.00 20 13868.00 
area reduced for road 

extended through DP site 
no. 46A of PG 

3 
Growth Centre 
(Site no. 207) 348 31384.00 348 31384.00 

4 
Growth Centre 
(Site no. 207) 354 851.00 354 851.00 

5 
Growth Centre 
(Site no. 207) 355 1979.00 355 1979.00 

6 
Growth Centre 
(Site no. 207) 357 14171.00 357 14171.00 

7 
Growth Centre 
(Site no. 207) 358 12184.00 358 12184.00 

8 
Growth Centre 
(Site no. 207) 360 116087.00 360 116083.00 

Total Total 8 Growth 
Centres 307698.00 304059.00 

1 Multi-Modal Corridor 
350 

353 

1316.00 

27566.00 

350 

351A 

351B 

351C 

351D 

1316.00 

1376.00 

76.00 

122.00 

1092.00 

The land under Protected 
Forest and Cremation 
Ground are excluded 

from the MMC 

Total Total Land under 
MMC 28882.00 3982.00 

(B) 
Total Area under 

IDP Sites 539981.00 519399.00 

Reduced due to 
exclusion of Protected 
Forest and Cremation 

Ground 

(A) 
Total Area vesting in  ..„..-------..„ 
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+ 

(B) 

SPA, NAINA in 
addition to Roads 

890672.00 845541.00 

Table No. 

Area Analysis of Lands Provided for SPA in the Preliminary Scheme 

Sr. 
No. 

Purpose of Reservation or 
Allotments of Lands 

Area in sq. m 

o 

Percentage 
withPart 

scheme 
(167.36ha) 

A 
the 

Percentage 
with Part B 

of the 
scheme 

(27.55ha) 

Percentage with 
Scheme Area 

(194.91ha) 

1 
Scheme Open Spaces / 

Gardens/Parks/Green Belts 107450.00 6.42 --- 5.51 

2 Scheme Amenities 47344.00 2.83 --- 2.43 

3 Scheme Play Grounds 24264.00 1.45 --- 1.24 

4 Scheme Schools 10503.00 C.63 --- 0.54 

5 EWS/LIG Housing 110896.00 6.63 --- 5.69 

6 IDP Parks/Gardens 90694.00 - .42 --- 4.65 

7 IDP Play Grounds 100243. 00 
(77935+22308) ' .66 8.10 5.14 

8 IDP Schools 7801.00 1.47 --- 0.40 

9 IDP Primary Healthcare 
Centre 1600.00 1.10 --- 0.08 

10 IDP Daily Bazaar 1600.00 1.10 --- 0.08 

11 IDP Electric Sub-Station 2216.00 1.13 --- 0.11 

12 IDP ESR/GSR 7202.00 1.43 --- 0.37 

13 IDP Growth Centres 
304056.00 

(127404+ 176652) 
.61 64.12 15.60 

14 Plot for Sale 25706.00 1.54 --- 1.32 

15 6 m wide Roads 615.00 0.04 --- 0.03 

16 9 m wide Roads 1200.00 0.07 --- 0.06 

17 12 m wide Roads 2494.00 C.15 --- 0.13 

18 15 m wide Roads 63096.00 3.77 --- 3.24 

19 18 m wide Roads 26546.00 1.59 --- 1.36 

20 20 m wide Roads 97519.00 5.83 --- 5.00 

21 27 m wide Roads 
22845. 00 

(20407+2438) 
1.22 0.88 1.18 

22 45 m wide Roads 80433.00 4.81 --- 4.14 

23 MMC 3982.00 --- 1.45 0.20 

Total Total area vesting in SPA 1140321.00 56.10 73.10 58.50 

JointSecret3ry 	 ) 
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Note:- The sanctioned IDP proposes some reservations including Growth Centres which have been 

incorporated in the scheme and in addition to these IDP reservations, there are several infrastructural 

sites provided in the scheme as detailed in the above table. 

The section 64 (g-1) prescribes two caps viz. first of 10 % under clause ( i ) for reserving 
EWS/LIG housing and housing of the dispossessed persons due to scheme and second of 40 % 
under clause (ii) for reserving open spaces, social infrastructure, roads and plots for sale for raising 
the funds for the implementation of the scheme works. Actual percentage of the lands provided for 
these users in this scheme is well within these caps of 10 % and 40 % mentioned under section 
64(g-1) (i) & (ii) of the said Act as can be seen from the Tables no. 3 & 4 below. The Growth 
Centres, being city-level proposals of the IDP which have been included in the scheme in both the 
pats A & B are not considered under clause (ii) of section 64(g-1) here. It is presumed that the 
items listed under section 64(g-1) (ii) of the said Act do not include reservations like Growth 
Centres and would not therefore fall under this clause. This assumption was pleaded in respect of 
Preliminary Town Planning Scheme, NAINA No. 1 which has been accepted by the State 
Government and the said scheme is accordingly sanctioned under section 86(1) of the said Act 
confirming this assumption. 

The section 64 (g-1) (i) prescribes provision of EWS and LIG Housing and the housing for 
affected families due to scheme proposals to the extent of 10 % of the Scheme area. Some families 
are being dishoused as their chawls and old houses are required to be removed either for 
construction of scheme or IDP roads or as they fall in the final plots allotted to SPA, NAINA or to 
another owner. It is noticed that these structures are mostly constructed without obtaining 
permissions of the appropriate authority. It is also noticed that at some places, the owners of houses 
are not the owners of lands under their structures. These houses are occupied since long and the 
families have to be therefore rehabilitated. The Preliminary Scheme drawn up provides FP no. 113 
for this purpose. The SPA, NAINA shall tackle this issue at its level. 

In the draft scheme, though MMC is RP proposal and to be implemented by the MMRDA, 
it is incorporated in the scheme considering that it is an IDP proposal. The protected forest land 
which has been proposed to be acquired for MMC in the draft scheme has now been excluded and 
maintained it as forest land. The representative of the Forest Department has also strongly objected 
to the draft scheme proposal. Growth Centres provided in the scheme as per IDP are city level 
proposals and not considered beneficial directly to the scheme residents. The land owners have not 
objected to acquire their lands for MMC and Growth Centres and they have generally accepted 
final plots allotted to them in other villages situated in part A of the scheme about 3 to 3.5 km 
away. 

During the hearing, the land owners who appeared before the Arbitrator in response to 
notice in form no. 4 served as provided under rule no.13 (3) of the Maharashtra Town Planning 
Schemes Rules, 1974, mainly demanded in general as 

a) to allot single final plot for their various original plots held in the same ownerships or in 
the family, 

b) to allot final plots covering as far as possible the portions of their original plots i.e 
anchored final plots, 

quivalent to the redu 	n areas of the original plots, 

••2P.:1:16-4: \ • --, •X 
,,,ti 15:4 'r.sA 

Joint ,.;ecret!,ry 	
( 	444 	)--:,' 

	

,....,„ 	),-, 

.g1 ,!....-1 	.  

	

\\ *-, 	"''''''.4 	. )* Urban  DevE-.1(g 	D,f,..-:,)-t-ioni '',/,-, I'''477.4.1' - 
Mantralaya, Murnbal - 4.,30 032. 	

',;,—____- 
-.. '',..,...,..4' 	rk.. V. 

— 

c) FSI would be gr 

31 



d) as the final plots allotted to them of reduced are s to the extent of 40 % of their original 
plots, the physical areas available for development are ery small and may lead FSI to remain 
unutilised. In such cases, TDR facility would be allowed is them, 

e) side and rear marginal distances would be rela red atleast in smaller or narrow plots so 
as to consume the permissible FSI 

f) recovery of contribution should be waived cons dering that 60% land is acquired, 

g) possessions of final plots would be handed ov r immediately after the sanctioning of 
the scheme with proper access roads and free of any enc brances over them, 

h) infrastructure shall be provided early, within a p riod of two years, 

These requests are considered wherever possible d complied with to the satisfaction of 
the land owners. Special development control regulatio s in addition to the DCPR-2017 are 
formulated so as to make possible to consume the high r FSI and to make allotted final plots 
buildable. The request to waive the recovery of the contri tion does not fall in the purview of the 
Arbitrator as levy of contribution is a statutory requiremen vide section 99 (2) of the said Act. The 
SPA, NAINA (CIDCO) can take suitable decision in th s respect at its level. However, as an 
Arbitrator, I have a power to decide the percentage of t contribution to be levied on the land 
owners holding the final plots and if the receipt side of e finance of the Scheme is found more 
than the cost of the implementation of the works, such cont 'bution may be reduced to its minimum 
level within the scope of the said Act. This will be consi s ered in the Final Scheme subsequently 
while drawing the award under section 72(7) read with se tion 72(5). 

General layout of the scheme and the allotment e f final plots after reconstitution of the 
original plots made in the sanctioned draft scheme are re onsidered in light of the points raised 
during the hearing by the land owners and after discussing ith the SPA, NAINA. Some final plots 
are merged to form a single final plot as requested by some of the owners. Though some of the 
final plots of the draft scheme are amalgamated or deleted) wherever required, the remaining final 
plots are not renumbered but their draft scheme numbers)  are maintained and hence, deleted FP 
numbers will not now appear in the preliminary scheme. 
219, 259, 273, 275, 292, 299, 303, 356 & 359 of the draft 
appearing in the preliminary scheme. The Final Plots allo 
NAINA are as given in Table B appended to the Prelimin 

The draft scheme had proposed all the final plots 
final plots fronting the 45 m north-south central road for 

hus FP numbers 11, 31, 132, 149, 153, 
scheme as already stated earlier are not 
ted to the land owners and to the SPA, 
ry Scheme. 

ligible for residential development and 
nixed use development as per the IDP. 

However, it is observed that original plots which might have front this 45 m road as per IDP are 
reconstituted elsewhere and large area fronting along this main road has been provided for 
EWS/LIG Housing, Open spaces and some small final plots are now front it. Hence, the final plots 
admeasuring 0.20 ha or more in area and fronting on roads of width of 20 m or more are now made 
eligible for mixed land use as per the special DCPR of the 
carried out while drawing the award of the Preliminary 
reasons for modifying the reconstitution of the Final Plot 
original plot. The allotment of Final Plots with their owne 
in Table B. The Land Records Department shall open the 

reliminary Scheme. The major changes 
Scheme are already listed above. The 
are recorded in Table A against every 
ships, areas and tenures is as recorded 
Property Cards as per this Table B for 
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all the fmal plot as provided under Rule no. 18 of the Maharashtra Town Planning Schemes Rules, 
1974. 

The said variations made in the sanctioned draft scheme are of minor nature in view of the 
provisions of sub-section (7) (b) of Section 72 of the said Act. The Cost of scheme as recorded in 
the draft scheme per its Form no. 2 is Rs. 26,57,19,018/- In the Preliminary Scheme, 20 m wide 
east-west road is newly added which is 342 m in length. Similarly, 20 m north-south road is 
widened to 27 m for its length of 398 m as requested by the SPA. Further, 15 m wide another north-
south road is widened to 18 m for its length of 391 m. Two small 12 m wide roads having lengths 
as 50 m and 33 m have been deleted. Small 5 m wide road is widened to 6 m for its length of 33 
m. All other draft scheme roads and the works are maintained and hence, remained unchanged. 
These variations do not increase the cost of the scheme more than 20 % of the draft scheme cost. 

The land-Use Analysis of the Preliminary Scheme is as under. 

Table No. 3 

Comparison of Users provided in Draft and Preliminary Schemes 

Sr. 
No. 

Public Sites and Users 

Percentages with Scheme area 

Remarks Draft Scheme Preliminary 
Scheme 

Area
%  

(Sq.m.) 
Area 

(Sq.m.) 
% 

1 
Open Spaces 20982.00 1.08 19252.00 0.99 

Reduction due to 
road widening 

2 
Parks/ Green belt, 

Garden 
174459.00 8.95 178880.00 9.18 

PG is converted 
to Garden 

3 Play Grounds 137690 7.06 124506.00 6.39 
Part of PG is 
converted to 

Garden 

4 Schools 18303.00 0.94 18304.00 0.94 

5 Amenity Spaces 59670.00 3.06 47374.00 2.43 

Reduction due to 
road widening & 
conversion into 

Sale Plot 
6 • Daily Bazaar 1600.00 0.08 1600.00 0.08 

7  Primary Health Centre 1600.00 0.08 1600.00 0.08 

8 Electric Sub-Station 2200.00 0.11 2216.00 0.11 

9 ESR / GSR 7202.00 0.37 7202.00 0.37 
10 Plots for sale 00.00 --- 25706.00 1.32 

11 

Roads 299717.00 15.38 294748.00 15.12 

Changes due to 
Road widening 
and new road & 

 IDP road is 
excluded from 
Forest Land 

12 
MMC 28882.00 1.48 3982.00 0.20 

Forest Land and 
Cremation 
Ground is 
excluded 

Total Users as per Section 
64 (g-1) (ii) 

752305.00 38.59 725370.00 37.21 
It is well below 

cap of 40% 

13 EWS/LIG Housing - 	• 
130386.00 6.69 110896.00 5.69 

Reduction due to 
road widening & 
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conversion into 
Sale Plot 

Total Users as per Section 
64 (g-1) (i) 

130386.00 6.69 110896.00 5.69 It is well below 
cap of 10% 

14 Growth Centre 307698.00 15.79 304055.00 15.60 Reduction due to 
exclusion of 

Forest Land & 
introduction of 
20 m new Road 

15  Reserved Forest Land 8567.00 0.44 26743.00 1.37 Some part is 
under railway 

16 Cremation Ground --- 0.00 1120.00 0.06 

Cremation 
ground was 

acquired in the 
draft scheme, but 
maintained now 

17 Govt. Land --- 0.00 70064.00 3.59 

Three FPs were 
allotted to Gram 

Panchayat but 
now vested in 

Govt. 

18 
Land under Railway 

Track  
33861.00 1.74 33861.00 1.74 

Existing Panvel- 
Karjat Railway 

track 

19 Final Plots for Owners 716283.00 36.75 676991.00 34.74 

FPs allotted to 
owners are not 

less than 40 % of 
OPs 

Total 
Users not falling 

under section 	64(g-1) 
1066409.00 54.72 1112834.00 57.10 

Total Total Scheme users 1949100.00 100.00 1949100.00 100.00 

The percentage of lands under IDP/Scheme roads including MMC, social infrastructure, 
utilities and open spaces proposed in the draft scheme was at 37.97 %. In the Preliminary scheme, 
this percentage is slightly decreased to 37.21 % mainly in iew of exclusion of forest land and land 
under cremation ground. One 20 m wide new road is p ovided as missing link to connect the 
scheme road. Widening of some scheme roads from 15 to 20 m, from 20 m to 27 m and from 
15 m to 18 m in the Preliminary Scheme is made conside *ng the mobility within the scheme and 
of the adjoining area. Two schools, four play grounds, 2 amenities and 17 open spaces and 2 
Park/Green belt and 6 gardens are provided in the scheme in addition to the IDP reservations and 
they are provided mainly because the scheme area will be developed with higher FSI of 2.5 and 
will have higher population density. The IDP does not propose infrastructure to cater the population 
expected in the scheme area. The sanctioned IDP has prposed nearly 50% of the reservations 
required as per planning standards and shortfall is expectedl to be met through the NAINA Schemes 
under DCRs 12.6 & 13 of the DCPR 2017. However, the SPA, NAINA has come to conclusion 
that to expect development to happen through the NAINA Schemes at the will of private 
developer/land owners is impracticable. The SPA, NAINA has therefore decided to undertake 
series of T. P. Schemes under MR & TP Act, 1966 to miti ate this shortfall and TPS, NAINA No. 
2 is one of them. The CIDCO's step to implement IDP proposals and to provide micro-level 
infrastructure by undertaking series of TP Schemes almos covering the entire area of IDP is, in 
my opinion, happening first time in the State and is notew•rthy and appreciable. This will provide 



good layouts and mobility to upcoming development and will also transform the haphazard land 
parcels into well laid form. 

While drawing the award of the scheme, the Arbitrator is required to ascertain that the 
public sites, roads, EWS/LIG housing plots provided in the scheme shall satisfy the caps prescribed 
under section 64 (g-1) of the MR & TP Act, 1966. The Table No. 4 below gives these details in 
this respect and the Preliminary Scheme satisfies these statutory provisions. 

Table No. 4 

User category as per Section 64(g-1) and its percentage with Preliminary Scheme area 

Sr. 
No. 

Purpose Area in sq. m 
Percentage 

with Scheme 
Area 

Remarks 

1 
Open Spaces 
64(g-1)(i i)(B) 

322638.00 16.56 
Parks, Play Grounds, 

Gardens, Open Spaces 

2 
Social Infrastructure 

64(g-1)(ii)(C) 68878.00 3.53 
Schools, Primary Health 

Centre, Daily Bazaar, 
Amenities etc. 

3 
Public Utility 
64(g-1)(ii)(C) 

941800 . 0.48 
Electric Sub-Station 	& 

ESRJGSR 

4 

5 

Sale Plots 
64(g-1)(ii)(D) 

25706.00 1.32 
Provided to raise the 

funds 

Roads 
64(g-1)(ii)(A) 

294748.00 15.12 IDP & Scheme Roads 

6 MMC 
64(g-1)(ii)(A) 

3982.00 0.20 
Part of Multi Modal 
Corridor of MMRP 

Total Users as per Section 
64(g-1) (ii) 

725370.00 37.21 Less than limit of 40 % 

7 
EWS/LIG Housing 

64(g-1)(i) 
110896.00 5.69 

This also includes 
housing of the dishoused 

Total 
Users as per Section 

64 (g-1) (i) 
110896.00 5.69 Less than limit of 10 % 

8 Growth Centre 304055.00 15.60 
City-level IDP 

Reservation 

9 33861.00 
Panvel-Karjat 
Railway Track 

1.74 Existing Railway Track 

10 Cremation Ground 1120.00 0.06 
This is in use and not 
acquired for MMC 

11 Reserved Forest 26743.00 1.37 

Forest Land is maintained 
and can be got transferred 

 
latter for MMC, IDP road 

and Growth Centre 

12 
Govt. Land 70064.00 3.59 It was transferred to Gram 

Panchayat as Gurcharan 

err\ 
Joint'Sacrotary 

Urban  DeVeOPITieilt 
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Land and now the use is 
not in existence 

13 

Land under Final Plots 
allotted back to owners 
in both the Parts of the 

Scheme 

676991.00 34.73 

Owners from villages of  

Plots allotted to the Land 

Chipale, Vihighar, Devad, 
Bhokarpada, Belavali & 

Sangade 

Total Users not falling 
under section 64(G-1) 1112864.00 57.10 

Total Total Scheme Area 1949100.00 100.00 

The Arbitrator has recorded the minutes of the he 
of each and every Original Plot as provided under rule 
Planning Schemes Rules, 1974 before drawing the Preli 
A. The decisions regarding redistribution and allotment 
included in the Scheme from six villages are as recorded 
also taken in respect of all the Final Plots of the Prelimi 
period within which the SPA shall carryout works cont 
decided as provided under section 72(4)(iv) of the said 
moved the Urban Development Department to suspend so 
in the scheme area. The State Government, vide letter 
dated 23-10-2018 has approved the proposal of suspendin 
21, 22.3.1, to 22.3.10 of the DCPR-2017 and now they  

ings and has taken decisions in respect 
o. 13 (4) (5) of the Maharashtra Town 
inary Scheme as recorded in Table no. 
of Final Plots to the owners of lands 

Table B. The Common decisions are 
ary Scheme as given hereinafter. The 
mplated in the scheme has also been 
ct. The SPA, NAINA (CIDCO) had 
e of the regulations and not to operate 
o. TPS-1718/4354/CR-223/18/UD-12 
the Regulations No. 15, 19, 20.3, 20.4, 
re not applicable in the scheme area. 

However, these regulations are not deleted by the State Government and suspension is always for 
a specific period. Hence, with due spirit of development of the scheme area in a proper manner as 
desired and considering the much reduced areas available for consumption with higher FSI 
permitted therein in lieu of compensation, some regulatio s are relaxed in respect of narrow plots 
wherever necessary. Some of the other regulations are also relaxed and proposed wherever 
necessary. The Special Development Control and Promo 'ion Regulations to be made applicable 
within this scheme area in addition to the DCPR-2017 are t erefore prescribed as given hereinafter 
for the proper and efficient implementation of the Scheme 

The Preliminary Scheme contains the following PI ns and Tables as part of the scheme. 

1) Plan No. 1 showing the location of the scheme 
2) Plan No. 2 (scale 1:2500) showing the Origina 

colour. 
3) Plan No. 3 (scale 1:2500) showing the Original 

thereon the Final Plots in red colour. 
4) Plan No. 4 (scale 1:2500) showing the Final 

Original Plots. 
5) Table A for plot-wise decisions of the Arbitrat.  
6) Table B for Allotment of final plots with owne 
7) Report on drawing of the Preliminary Scheme 

rea in the IDP. 
plots included in the scheme in green 

lots in green colour and superimposed 

Plots in red colour allotted in lieu of 

r ( A-3 size) 
ships, areas, tenures ( A-3 size) 
y the Arbitrator 

The Original plots are the original holdings of the 1 nd-owners whose lands are included in 
the scheme exist on the date of declaration of the intention to make a scheme under section 60 (1) 
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of the said Act. The Final Plots are the reconstituted plots allotted in lieu of the original plots after 
drawing of the preliminary scheme to the land owners and for public purpose to the SPA. The 
Preliminary scheme has been drawn up accordingly vide sub-section (7) of Section 72 of the said 
Act on 15th June 2020 within the prescribed time limit of nine months extended for further 3 months 
from the appointment of the Arbitrator. The Final Scheme containing mainly the financial part as 
per section 72 (6) of the scheme will be drawn up separately within the prescribed time limit. 
Hence, details in Forms No. 1 & 2 prescribed under the Maharashtra Town Planning Schemes 
Rules, 1974 regarding compensation, contribution, cost of the scheme etc. are not worked out in 
the preliminary scheme. 

The Preliminary Town Planning Scheme, NAINA no. 2 is submitted to the Government 
under section 72(5) of the Maharashtra Regional and Town Planning Act, 1966 on 25th June 2020 
for sanction. 

15th June 2020 
(S. V. Suave 

Arbitrator 
Town Planning Scheme, NAINA No. 2 

(Chipale, Vihighar, Devad, Bhakarpad,Belavali, Sangade) 
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TOWN PLANNING SCHEME, NAINA NO. 2 

(Chipale, Vihighar, Devad, Bhokarpad 

PRELIMINARY SCH 

General / Common D 

, Belavali, Sangade) 

ME 

cisions 

The following General/Commonecisions shall hold good and shall be 
applicable within the area of the Town Plannin Scheme, NAINA No. 2. 

1) All the Final Plots have been defined and decided and as settled by the 
Arbitrator vide sub-section 4 of secti n 72 of the Maharashtra Regional and 
Town Planning Act, 1966 and they ark as shown on the plans no. 3 & 4 in Red 
colour and as detailed in Table No. B. They are demarcated on ground and 
their areas are decided on the basis of actual measurements on land. 

2) The Ownerships alongwith their sha  
in lieu of Original Plots or allotted t 
in the Table No. B. These Final Plot 
respective Final Plot Numbers menti 
in Table No. B. Further, where share  
mentioned, such shares in respect o 
equal. 

es and the areas of Final Plots allotted 
the SPA, NAINA shall be as recorded 
shall be referred to in future with their 
ned on the plans no. 3 and 4 as well as 

s in the ownerships are not specifically 
co-ownerships shall be considered as 

  

3) The Tenures, Ownerships and other rights, if any, in respect of Original Plots, 
unless, otherwise, extinguished or sircifically mentioned in the decisions, 
shall have been hereby transferred mutatis mutandis to the corresponding 
Final Plots. However, tenancy ri hts, if any, shall be considered as 
transferred only to the relevant porti n of such Final Plots proportionately as 
they exist in the Original Plots. 

4) The Tenure as Class I or Class II mentioned in respect of any Final Plot in 
the Table No. B is on the basis of that recorded by the Revenue Department 
in the respective 7/12 extracts. This nure shall stand changed automatically 
after new tenure is attached subsequ ntly to any Final Plot by the Competent 
Revenue Officer after following due procedure. 

5) All rights of mortgagors and mortgagees, if any, existing in the Original Plots 
are hereby transferred proportionatel, to the corresponding Final Plots. 

6) All rights of lessors and lessees, i 
transferred to the corresponding Fi 
lease rents in proportion with the ch 

7) The lands for which no final plot n 
encumbrances in the Special P1 
( which are general] 	ds under ro  

any, in the Original Plots are hereby 
al Plots subject to the adjustments in 
nges made in their areas. 

mbers are allotted shall vest free of all 
nning Authority, NAINA (CIDCO) 
ds / accesses). 

Joiw 
Urban 
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8) All the rights of passages, rights of accesses or of easements if any, existing 
prior to the date of enforcement of the Scheme over any lands / Original Plots 
included in the Scheme are hereby extinguished. Passages/Accesses shall be 
derived only through the Interim Development Plan / Scheme Roads 
provided & constructed in accordance with the Scheme layout. 

9) The owners of the authorized structures in the Original Plots which are 
affected by new roads or by the road widening or by other Scheme proposals 
for which no compensation has been specifically allowed in the Scheme are 
permitted to remove the materials, if any, of the structures or compound 
walls, wire fencing, sheds, huts or of any other structures etc. within three 
month from the date on which the final scheme comes into force provided 
that they shall fill up at their own cost any hollows created or repair the 
damages made during such removal of the materials. 

10) Where any authorized existing compound walls or wire fencings etc. along 
the boundary of the Original Plots which are affected by the reconstitution of 
Final Plots or by proposed road widening or by new roads or by any other 
Scheme proposals and where no compensation for the above has specifically 
been allowed in the Scheme and in such cases, the materials of such 
compound walls or of wire fencings are not removed by the concerned 
owners, then the Special Planning Authority, NAINA (CIDCO) shall 
demolish and remove the affected compound walls or wire fencings at its 
own cost. If the owners who are allowed to remove the structures and take 
away the materials, fail to do so within the specified period or within the 
period extended by the SPA, the Special Planning Authority, NAINA 
(CIDCO) shall remove the structures and take away the materials. In such 
cases, the material so removed shall belong to the Special Planning 
Authority, NAINA (CIDCO). 

11) The structures/Chawls those are constructed without obtaining due 
permission shall be removed by the SPA, NAINA (CIDCO) within a 
reasonable period and the families dispossessed shall be rehabilitated in the 
FP no. 113. 

12) No trees shall be cut down nor any excavation / development shall be carried 
out by the owner/s within the portion of their Original Plots which are 
reconstituted to form the Final Plots not allotted to them 

13) The Final Plots allotted for public purposes in the Scheme shall vest in the 
Special Planning Authority, NAINA (CIDCO) free from all encumbrances 
w.e.f. the date on which the Preliminary Scheme comes into force. The 
Special Planning Authority, NAINA (CIDCO) shall keep all such public 

39 Joint  .Seoretari 
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sites free of any encroachments nd exclusively use for the purposes 
designated in the scheme. 

14) The Amenity Plots/Open Spaces pro 
used for the benefits of the resident 

ided in the scheme shall be exclusively 
of the scheme. 

15) The plots provided for the Amenit 
infrastructure solely beneficial to t 
level Educational & Medical facili 
Convenience Shopping, Recreation 
Supple, Sanitation, drainage & Ele 
Vice Chairman & Managing Direct 
of public nature and may utilize ar 
beneficial to the scheme residents. 

es shall be utilized only for the social 
residents of the scheme such as local 

ies, Shopping Centres, retail Markets, 
Parking Lots, Utilities such as Water 
tric Supply, Communication etc. The 
r, CIDCO is authorized to add any user 
y amenity plot for such user which is 

16) Unless otherwise specified wherever there are two or more owners shown 
against any serial number in the Table No. B, the net demand under column 
no. 15 of Form No. 1 in the Final Scheme shall be shared by such persons 
either in proportion of their shares held in the property or in proportion of the 
areas held by them in the respective Final Plot. 

17) Where a Final Plot wholly or partly i 
such sub-plots are sold by the owner/ 
contribution to the Special Planning 
such Final Plot, the purchasers / ne 
payment of such incremental con 
proportion of the areas held by new 
regard, the decision of the Vice Cha 
final and conclusive and shall remai 

s sold out or laid out into sub-plots and 
before making payment of incremental 
Authority, NAINA (CIDCO) levied to 
owners / successors shall be liable for 

ibution levied on such Final Plot in 
owners. In case of any dispute in this 
rman & Managing Director, CIDCO is 
binding on the respective new owners. 

18) Development in a Final Plot shall 
demand mentioned in column 15 of 
payment of net demand is in addif 
under chapter VI-A of the Mahara 
1966. The development fund in 
collected by the Special Planning 
owners of the Final Plots shall be d 
be utilized for the development o 
stipulated in the Town Planning Sch 

e permitted only after payment of net 
e Form No.1 of the Final Scheme. This 
n to development charges prescribed 

htra Regional & Town Planning Act, 
he form of incremental contribution 
uthority, NAINA (CIDCO) from the 

posited in a separate account and shall 
the scheme and to carry out works 

me, NAINA No. 2. 

19) The Special Planning Authority, NA A (CIDCO) shall construct within the 
time frame prescribed all the roads rovided in Part A of the scheme to its 
specifications. 

20) The Special Planning Authority, N INA (CIDCO) shall transfer and hand 
over the possessions of all the final plots to the owners to whom they are 



allotted as mentioned in Table-B within six months from the date of 
enforcement of the Preliminary Scheme. 

21) The SPA, NAINA shall divert the existing Gas Pipe Line passing through the 
Final Plot No. 3 to make possible the respective owner to develop the said 
plot with its full potential. 

22) The Special Planning Authority, NAINA (CIDCO) shall, within three months 
from the enforcement of the Preliminary Scheme, forward certified true copy 
of the Scheme to the concerned Land Record Department and get the record 
of lands changed in accordance with Table B of the sanctioned Preliminary 
Scheme as provided under Rule 18 of the Maharashtra Town Planning 
Schemes Rules, 1974. 

23) Special Planning Authority, NAINA (CIDCO) shall, within three months 
from the date of enforcement of the Preliminary Scheme inform the owners 
of the Final Plots by means of a public notice that on application, they are 
entitled to get a Certificate of Tenure and Title in respect of their final plots 
from the Director of Town Planning, Pune in form 7 as provided under rule 
no. 26 (2) of the Maharashtra Town Planning Schemes Rules, 1974. 

24) The Special Planning Authority, NAINA, CIDCO shall construct all the 
roads having widths upto 20 m proposed in Part-1 of the Scheme within a 
period of one and half year and the roads of more widths in Part-1 within a 
period of two and half years from the date of enforcement of the Scheme. 

25) The SPA/NAINA (CIDCO) shall immediately fence all the public sites 
excepting those under Growth Centres, Play Ground (FP no. 349) and the 
Parks/Green Belts (FPs no.29, 37, 104 & 114) so as to avoid the probable 
encroachments. 

26) The Special Planning Authority, NAINA, CIDCO shall develop Gardens, 
Parks, Play-Grounds and open spaces provided in the scheme within a period 
of five years from the date of enforcement of the Scheme. The priority in this 
respect shall be decided considering the pace of development and need of the 
facility to the scheme residents. 

27) The Parks and the Green Belts provided along the river Kalundre in FPs no. 
29, 37, 104 and 114 shall be developed by planting big trees as green cover 
with perennial foliage within a reasonable time frame. 

28) The Special Planning Authority, NAINA, CIDCO shall lease out final plots 
no. 50, 127, 270 & 311 provided for schools to the renowned registered 
educational trusts to erect & impart educational facilities desired by the SPA, 
NAINA within the reasonable time considering the need of the local 
population. 

Joint ecretary 
Urban Developmeht Department 
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29) The housing for EWS/LIG in FPs N 
by the Special Planning Authority, N 
frame considering the need of the 
programme. The FP no. 113 shall, i 
of the dispossessed persons in the pr 

. 2, 113, 189 & 281shall be developed 
INA, CIDCO within a reasonable time 

acility and the general social housing 
addition, be utilized for rehabilitation 

cess of implementation of the Scheme. 

30) The FPs no. 84 and 339 are provide• as sale plots. The SPA, NAINA shall 
sell these plots in the open m. ket for any use including IT/ITES 
establishments excepting industrial use for raising the funds to provide 
infrastructure to the scheme area as provided under clause (ii) (D) of the 
section 64 (g-1) of the MT & TP Act, 1966. 

31) The Growth Centres in FPs no. 19, 
be developed by the Special Planning  
programme of implementation of the 
general. 

0, 348, 354, 355, 357, 358 & 360 shall 
Authority, NAINA, CIDCO as per the 

Growth Centres proposed in the IDP in 

32) The FPs nos. 350, 351A, 351B, 351(  
be transferred to the MMRDA for 
project is dropped by the MMRDA,1  
adjoining plots of Growth Centres e 
in to Play Ground in FP no. 349. 

and 351D are acquired for MMC shall 
its implementation. In case of MMC 
en these plots shall be merged in to the 

cept FP no. 350 which shall be merged 

33) The Cremation Ground in FP no. 352 is being used by the villagers of 
Sangade and hence, it is retained for the same purpose. If the land under it 
becomes necessary for the proposed MMC, then it can be acquired by the 
MMRDA separately. 

34) The Panvel-Karjat Railway track is being widened and the land acquisition 
procedure is initiated. The SPA, NAINA shall see that the compensation shall 
not be paid to the owners of the respective original plots as they have been 
allotted final plots elsewhere and the land under widening vests in the SPA, 
NAINA. 

35) The lands required for the MMC, 
in Part B of the Scheme from the pr 
353 are not acquired under this sch 
following due procedure with the Fo 

owth Centre and for the 27 m IDP road 
tected forest land comprised in FP no. 
me which may be got transferred after 
est Department. 

36) The SPA, NAINA shall coordinate 11 the roads which are running further 
through the areas of adjoining TP schemes as well as the part reservations of 
public sites provided on the boundary of this scheme with the sites to be 
provided in such adjoining schemes. Due changes in this respect in the draft 
scheme at the southern boundary of this scheme are specifically made for 
such coordination on the request of the SPA, NAINA. 

37) In case, the SPA, NAINA, CIDCO is unable to complete the works within 
the time limits .prescribe 	he Arbitrator, then the SPA, NAINA, CIDCO 



shall approach the State Government under section 111 (1) of the MR & TP 
Act, 1966 to seek extension in this respect. 

(S. V. Surve) 
Arbitrator 

Town Planning Scheme, NAINA No. 2 
(Chipale, Vihighar, Devad, Bhokarpada, Belavali, Sangade ) 
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.e......- 

TOWN PLANNING SCHEME, NAINA No. 2 
(Chipale, Vihighar, Devad, Bhokarpada, Belavali, Sangade) 

Preliminary Scheme 
SPECIAL DEVELOPMENT CONTROL AND PROMOTION REGULATIONS 

SM / UD 12 dated 27 April 2017 (hereinafter referred to as `DCPR 2017'), 

In addition to the Development Control and Promotion Regulations, 
which are made applicable to the 23 Revenue villages of NAINA vide 
directives given by Government vide no. TPS-1717/2750/ CR.91/19/UD-12, 
dated 6/1/2020  (hereinafter called as `DCPR-2019') under section 37(JAA) 
read with section 154 of the Maharashtra Regional and Town Planning Act, 
1966,  the following special  Regulations are  sanctioned as proposed. 
Regulations shall apply to the development of any sort to be carried out in the 
final plots of the Town Planning Scheme, NAINA No.-2 

In case of any conflict between the regulations in DCPR-2019 and these 
special regulations prescribed below arises, then these special regulations shall 
prevail. 

1) The Final Plots allotted to the owners in lieu of their Original Plots shall 
be considered as included in the Residential Zone of the sanctioned 
Interim Development Plan and shall be eligible for development for 
users prescribed in Regulation No. 31 of the DCPR-2017. 

Provided that, the final plots fronting on roads having width of 20 m or 
more and admeasuring atleast 0.20 ha in area shall be permissible for 
development either under regulations of Residential Zone or under 
Mixed Land Use Zone of the DCPR-2017 irrespective of the actual 
zonal boundaries of the IDP. 

2) Boundaries of the Final Plots shall not be hereinafter changed, modified 
or altered during any development. 

3) Amalgamation of two or more Final plots shall not be permitted to form 
a new Final Plot. However, integrated development in two or more 
adjoining Final Plots shall be permitted considering sum of their areas 
as one unit of development. 

4) Temporary / short term development proposals on any ground shall not 
be permitted within the portions of original plots which are merged 
during the reconstitution to form Final Plots not allotted to the holders / 
owners of such or" • 1 plots. 
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5) Development Permission in a Final Plot shall be granted only after 
ascertaining that the amount mentioned in column 15 of Form No. 1 of 
the Final Scheme under Rule No. 6 (v) of the Maharashtra Town 
Planning Schemes Rules, 1974 is fully recovered. However, the Special 
Planning Authority, NA1NA (CIDCO) may allow such amount to be 
recovered in suitable installments within a period upto the issuance of 
Occupancy Certificate. This amount is in addition to the Development 
Charges prescribed under chapter VI-A of the Maharashtra Regional 
and Town planning Act, 1966. 

6) Internal sub-division / partition of a Final Plot shall be permissible 
subject to strictly adhering to the boundaries of respective Final Plot and 
subject to DCPR-2017. 

7) The 10 % Recreational Open Space prescribed under regulation No. 
20.3.1 of the DCPR-2017 shall not be enforced in developing Final 
Plots admeasuring 0.40 ha or more considering that such Open Spaces 
are provided in the form of play-grounds and open spaces in the scheme 
in addition to those reserved in the Interim Development Plan for which 
owners of the original plots have shared their lands. 

8) The 5 % Amenity Space prescribed under regulation No. 20.3.11 of the 
DCPR-2017 shall not be enforced in developing Final Plots 
admeasuring 2.00 ha or more considering that such Amenity 	Spaces 
are provided separately in the scheme in addition to those reserved in 
the Interim Development Plan for which owners of the original plots 
have shared their lands. 

9) The provision of 20 % plots/tenements for EWS / LIG as inclusive 
housing prescribed under Regulation No. 20.6 of the DCPR-2017 read 
with Annexure- 4 shall not be made applicable for a sub-division or 
layout of a Final Plot as the Scheme provides EWS / LIG housing in 
Final Plots no. 2, 113, 189 & 281 for which the owners of final plots 
have shared the lands from their original plots. 

10) The owners of Final Plots are entitled to monetary compensation as 
recorded in form No. 1 of the Final Scheme as per Rule 6 (v) of the 
Maharashtra Town Planning Schemes Rules, 1974. However, the 
owners may opt for FSI or TDR in lieu of monetary compensation as 
provided under section 100 of the Maharashtra Regional and Town 
Planning Act, 1966. Such Compensation partially in terms of FSI / TDR 
and partially in amount shall not be permissible. 

11) The base FSI applicable to the Final Plots allotted under the Town 
Planning Scheme shall be 1.00. However, if the owners of Final Plots 
opt compensation in the form of FSI as provided under section 100 of 
the Act, then the FSI permissible in a Final Plot shall be computed as 
below. 
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lots or to Schools, Primary Health Centre shall be 2.5. 

Area of Original Plot 
FSI of Final Plot = 

Area of respective Final Plot 

Provided that such FSI computed as above shall be permissible to only 
those who have opted to avail the compensation in terms of FSI instead 
of monetary compensation worked out in Form No. 1 of the Final 
Scheme. 

12) The permissible FSI in respect of Final Plot, whose owners have been 
awarded monetary compensation as per Form No. 1 of the Final Scheme 
prescribed under Rule No. 6(v) of the Maharashtra Town Planning 
Schemes Rules, 1974 shall be 1.00. 

13) Additional FSI, Premium FSI or FSI in the form of TDR generated 
outside this Town Planning Scheme shall not be permissible to be 
loaded for consumption in any final plot included in this scheme. 

If the FSI mentioned in the Special Regulation No. 11 above permissible 
in a Final Plot becomes unable to be consumed for maintaining 
prescribed marginal distances/ height restrictions/ firefighting 
requirements or any such statutory restriction, in such cases, the balance 
FSI over and above FSI consumed may be permitted to be transferred 
as TDR to any Final Plot situated in this scheme subject to 

i) The provisions of Regulation No. 43 of the DCPR -
2017 shall be applicable 

ii) Such transfer of development right from a Final Plot 
to another Final Plot shall be permitted once only. 

iii) The aggregate FSI in a receiving Final Plot shall not 
exceed 4.00 

iv) The owner transferring the FSI shall not develop his 
Final Plot at any time to consume FSI more than 1.00. 

v) The Final Plot, after such transfer, shall not be 
eligible for any additional FSI / TDR in future. 

vi) The owner of such Final Plot shall not ask for 
monetary compensation for balance FSI if any after 
partially transferring the FSI received in lieu of 
monetary compensation as TDR. 

15) The permissible FSI in respect of Final Plots designated to Amenity 



17) 

18) 

21) 

7)  
pr-esefibeel-as-helew, 
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16) The permissible FSI in respect of Final Plots designated to Electric Sub-
Station, Daily Bazaar, ESR/GSR in this scheme shall be 1.00. 

The permissible FSI in respect of Final Plots designated to EWS/LIG 
Housing or Housing of the dispossessed persons or Final Plots reserved 
as sale plots in this scheme shall be 2.5. 

The permissible FSI in respect of Final Plots designated to Growth 
Centers in this scheme shall be 2.5. Provided that the aforesaid FSI may 
be increased maximum up to 4.00 on payment of FSI Linked premium 
(FLP) for over and above 2.5 FSI as prescribed in the sanctioned DCPRs 
of NAINA for every increase of FSI of 0.30. 

19) The permissible FSI in respect of Final Plots no. 16, 38 and 70 allotted 
in this scheme to State Government shall be 2.5. 

20) Any further development of Cremation Ground in Final Plot no. 352 
shall not be permitted as it is subjected to acquisition for MMC by the 
MMRDA. In case, if the MMC project has been dropped in future, the 
SPA, NAINA shall shift this Cremation Ground at suitable location to 
the satisfaction of the villagers of Sangade and merged this final plot 
no. 352 into the fmal plot no. 360 provided for growth centre. 

they-are-frenting, 

22) The Final Plots designated as Open Spaces, Parks or Play-Grounds are 
permissible to built-up area equal to 15 % of the respective final plot 
area subject to ground coverage upto 10 % of the respective plot and 
structures shall be only of ground floor or ground plus one upper floor. 
Such structures shall be at one corner of respective plot and shall be 
used for any use complementary to the designated use of such fmal 
plot. 



The set-backs from the roads and the side/ rear marginal distances as 
per the provisions of Rule No. 7 of special development control 
regulations for Draft TPS-2 as follows: - 

Front, Side and Rear Marginal Distances 

Gategory-of-Budding- 

Maximum 
peffnis‘sible 

height-cf-the 
Mitt-Marginal-Open-

Spaees-fin-m-)- -from4he- 
tead—(id-m-)- 

Area-of-Rlot- 

(1) 
Side Rear rront 

(2) (3) (4) (5) (6) 

-less-than450-sefrm- Row 'louse Type 15 0.0 1.5 3.00 

Scint-detddled type 15 in 1.5 1.5 3.00 

150 sq. sq. m 

Semi Detached type 15 15 2 25 3.00 rn 

-Detaehed-type- 
15 m 2 25 2 25 3 00 

Above 15 m 
upto 21 m 

6.00 As per road 
width 

-450-strtmte-less-thart 
1000 sq. m 

15m 3 00 3 00 As-pei road 

ctath d typ 
Above 15 m 6 00 6 00 As 

37.5 
per 	d 
width upto 	m 

-1-000-and-above- -Detaehed-type 

15 m 3 00 3 00 As per road 

Above 15 m 
37.5 

6.00 G.00 --As-per oad 
width upto 	m 

Above 37.5 m 9 00 9 00 As 
60.0 

per road 
width upto 	m 

Above 60.0 m 12 00 12 00 As per road 
width 

Area of 
Plot Category of Building 

Maximum 
permissible 
height of the 

building 

Min. Marginal Open 
Spaces 	(in m) 

Side Rear 
(1) (2) (3) (4) (5) 

40 sq. m 
to less 
than 150 
sq. m 

* 

Row House Type 15 m 0.0 1.5 

15 m 1.5 1.5 

Please 
refer 

special 
note 

Semi-detached type 

*Special Note - Irrespective of the road width on which these plots abuts, the 
maximum front margin shall be 3.00 m. 
150 sq. Semi Detached type 15 m 1.5 2.25 

m to less 15 m 2.25 2.25 
than 450 

sq. m Detached type Above 15 m 
upto 24 m 

6.00 6.00 

Detached W I 5 m 3.00 3.00 

!:ik'A/),\ 
- , 

co 4 
.-. 

=Secretary 	 ) )4;• 
Urban Development Depaftm,erlt 

N..:" 	.lk 
Mantralaya, Mumbai - 400 6a. 	A VA 1,N  

p•-•` 
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44- 

(S. V. urve ) 
Arbitrator 

Town Planning Scheme, NAINA No. 2 
(Chipale, Vihighar, Devad, Bhokarpada, Belavali, Sangade) 

450 sq. 
m to less 

than 
1000 sq. 

m 

Above 15 m 
upto 37.5 m 

6.00 6.00 

15 m 3.00 3.00 

1000 
Above 15 m 
upto 37.5 m 

6.00 6.00 

sq.m and 
above 

Detached type Above 	37.5 
m upto 60.0 m 

9.00 9.00 

Above 60.00 
m 

12.00 12.00 

Irrespect've of height & length of the buildings, the marginal open spaces 
more than 12.00 shall not be insisted upon. Long length factor for building 

above 40m. length shall not be applicable. The provision of dead wall 
mentioned in sanctioned DCPRs IDP Shall be applicable. 

No projections of any sort shall be permissible in the side & rear marginal open spaces mentioned 

above. 

Provision of front open spaces shall be in accordance with sanctioned DCPRs of IDP. 

Provided-that 

-ef-height-ef-the-building-alskeve-60-RN 

cf 	• 	"*“.., 

49 

iff-epeFatien-wher-evec-rtesessat39,  

24) The distance between two main buildings in a final plot shall be that 
required to be provided for a taller building amongst them subject to 12 
m as maximum. 

25) The land parcels eligible for 1.00 FSI as per provisions of sanctioned 
DCPRs of NAINA (i.e. within 200 M of Gaothan), if included in TPS 
shall be permitted 25 % additional incentive FSI in lieu of their 60 % 
land contribution to the project. The FSI of the final plot (whether 
anchored at its original location or otherwise) against such land parcels 
shall be increased in proportion to its area, irrespective of whether the 
final plot is a stand- alone plot or amalgamated with other land parcels. 

jOritectethry 
)--, 

Urban Development Department 	74- 
Mantralaya, Mumbei - 400 032. 



TOWN PLANNING SCHEME, NAINA No. 2 
(Chipale, Vihighar, Devad, Bhokarpada, Belavali, Sangade) 

Preliminary Scheme 
Legal Formalities 

Sr. 
No Legal Stage 

Section/Rule 
of the Act Reference Date 

(A)Draft Scheme by SPA, NAINA 

1 Declaration of Intention 60 (1) Resolution No. 11973, 
(Board Meeting No. 608) 6thDecember 2017 

2 Gazette publication of notice 60 (2) 
Maharashtra Government 

Gazette, Extraordinary Part 
H 

teDecember 2017 

3 Newspaper publication of 
notice 

60 (2) 
Rule 3(2) 

The Asian Age (English) 
Ram Prahar (Marathi) leDecember 2017 

4 
Copies of intention 

declaration and plan to Govt. 
and DTP 

60 (2) 
Letter No. 

CIDCO/NAINA/TPS- 
2/2017/5786 

ll tiDecember 2017 

5 
Publication of plan and 
Gazette notice in SPA'S 

office 

60

le  Rule . 3(1) l&December 2017 

6 Meeting with Owners Rule 4(1) ---- 8 1̀1, 9th  and 10 h̀  
May 2018 

7 Consultation with DTP 
Rule 61(4(2) 

1) Letter No. 
CIDCO/NAINA/TPS- 

2/2018/2221 
4thJuly 2018 

7A Extension of time 61(3) 20 November 
2018 

vr.9.7.t. T. R /49T /4,04 
M(4)/1d4cialaiiiicolid / 

tos 

8 DTP's Remarks on draft 
scheme 

61(1) 
Rule 4(2) 

29 th  November 
2018 

7T.W .1111,441W . RA W I W. 
R oVUrert* -4/UM 

9 Publication of the draft 
scheme 

61(1) 
Rule 4(2) 

Resolution No. 11973,  
Board Meeting No. 608 
(Ref- resolution no. 6) 

66December 2018 

l0 Gazette publication of notice 61) 
Rule

1( 
 5(1) 

Maharashtra Government 
Gazette, Extraordinary Part 

II 
66  December 2018 

11 Newspaper publication of 
notice 

61(1) 
Rule 5(2) 

The Afternoon (English) 
Nava Kal (Marathi) 11ii,

December 2018 

12 Objections/suggestions 
received 

61(1) 
Rule 5(2) l&Jan 2019 

13 Hearing of the owners 67 
Rule 5(2) ---- ---- 

14 

Submission to Govt. for 
sanction 

( Now to MD, CIDCO) 68(1) 
CIDCO/NAINA/TPS-2/ 

2019/10 29thJanuary2019 

15 Consultation with DTP 68(2) 
CIDCO/VC&MD/NAINA/ 

TPS-2/Consultation/ 
2019/50 

14th  February 2019 

16 Sanction to the Draft Scheme 68(2) 
,m..1... 

Notification no. 
CIDCO/NAINA/TPS-2/ 

2019/92 
26thApri12019 

( . ( 1̀1  -O 
) 

Urban Department 	=Fr Era 	.1 4)/  / 

Mantralap 	•  41.(X; 
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17 
publication of 

notification 
Gazette

Maharashtra 
68(2) 

Government 
Gazette, Extraordinary Part 

II 

3rd  May 2019 

18 
Newspaper publication of 

notification 
68(2) 

Ramprahar 
PunyaNagari (Marathi) 

08thMay 2019 

19 68(3) Publication of sanctioned 
draft scheme in SPA's office 

06thMay 2019 

(B) Arbitration Proceedings 

20 
Appointment of Arbitrator by 

Govt. 
72(1) TPS-1219/1293/CR- 

51/19/UD-12 
24th  May 2019 

21 
Gazette publication of 

appointment 
72(1) 

Rule 11 
Maharashtra Government 

Gazette, Konkan Dn, Part I 
24th  May 2019 

22 
Arbitrator to commence the 

duties 
Rule 13 ARB/TPS-2/Gen/2019/58 24th June 2019 

23 
Gazette of commencement of 

duties 
Rule 13 

Maharashtra Government 
Gazette, Extraordinary Part 

II 
26th  June 2019 

24 
Newspaper publication of 
commencement of duties 

Rule 13(1) 
Newsband (English) 30th  June 2019 

25 
Special Notices in Form 4 to 

Owners 
72(4Xi) 

Rule 13(3) 
14th  August 2019 

26 Hearings of land owners 72(4Xi) 
Rule 13(4) 

---- 
26th  August 2019 to 

10th  Jan 2020 

27 
Public notice for hearings of 
owners remained absent to 

hearing 

72(4Xi) 
Rule 13(4) 

Kille Raigad 
Raigad Nagari 

28th  December 
2019 

28 
Letter for hearing to SPA, 

NAINA 
72(4Xi) 

Rule 13(4) 
Arbitrator/TPS-2/Gen/357 11th  February 2020 

29 
Hearing to SPA, NAINA 

(CIDCO) 
72(4Xi) 

Rule 13(4) 
18th  February 2020 

30 
Letter of SPA, NAINA 
(CIDCO) on hearing to 

Arbitrator 
-- 3rd  march 2020 'Ri/q..i. 

(1-11)/R 0 R 0/ -1t-MLORLt 

31 
Arbitrator to subdivide the 

scheme into Preliminary and 
Final Schemes 

72(3) Arbitrator/TPS-2/Gen/355 3"I  February 2020 

32 
Arbitrator to draw the 

Preliminary T. P. Scheme 
72(7) Arbitrator/ 

TPS-2/NAINA/Gen/471 
15th June 2020 

33 

Publication of notice 
regarding drawing the 

preliminary scheme in M. G. 
Gazette 

Rule 13(9) 
Maharashtra Govt. Gazette, 

Extra-Ordinary 
Pages 1 to 4 

17th  June 2020 

34 

Publication of notice 
regarding drawing the 
preliminary scheme in 

Newspaper 

Rule 13(9) 
Dainik Sagar 

Raigad Nagari 
18th  June 2020 

35 
Submission of Preliminary 
Town Planning Scheme to 

Govt. for sanction 

72(5) Arbitrator/TPS/NAINA- 
2/Pre-Sub/2020/474 

25th  June 2020 

Joint Serre1,77/ 
Urban 
MantraLiy 	- 4C.0 
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Time Limits Followed 

Sr 
No. 

Section 
of the Act Time Limit prescribed Time limit followed 

1 60(1) Declaration of Intention CIDCO Board's Resolution  
6th December 2017 

2 
60(2) 

Publication of Intention 
30 days 

(upto 5Th January 2018) 

Gazette on 8th December 2017 
11th  December 2017 
10th December 2017  

Newspaper on 18th December 2017 

3 61(1) 
Publication of draft scheme 

9 + 3 months extension 
(upto 6th December 2018) 

6th December 2018 
Gazette on 6th December 2018 

Newspaper on 11th December 2018 

4 68(1) 

Submission of draft scheme to 
Govt. 

3 months from publication 
(upto 5th March 2019) 

29th January 2019 

5 68(2) 

Sanction to draft scheme by 
Govt. 

3 months from submission by 
Planning Authority 

(upto 28th April 2019) 

26th April 2019 

6 72(1) 
Appointment of Arbitrator 

One month 
(upto 25th May 2019) 

24th  may 2019 

7 72(3) 

To draw Preliminary Scheme 
9 months+3months extension + 

period of Code of Conduct 
(upto 27th June 2020) 

15th June 2020 

8 72(5) 
Submission of the Preliminary 

scheme 
(No time limit is prescribed) 

25th June 2020 

(S. V. rve ) 
Arbitrator 

Town Planning Scheme,NAINA No. 2 
(Chipale, Vihighar, Devad, Bhokarpada, Belavali, Sangade) 

ivi• • 

Joint. cacretary k,\.C.;; 	) 

Urban  De.,,::)10ponIent 
032. 
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