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TOWN PLANNING SCHEME 

NO. 7, NAINA 

(Part of Villages Devad, Vichumbe, Kolkhe Peth, Usarli Khurd and Shivkar of 

Taluka – Panvel, District – Raigad) 

PRELIMINARY SCHEME 

REPORT-Part A 

1. PREAMBLE 

The Government of Maharashtra in exercise of powers conferred under clause (b) of 

subsection (1) of the section 40 of the Maharashtra Regional and Town Planning Act, 1966 

(hereinafter referred to as “the said Act '') declared, by Notification no. TPS -1712/475/CR-

98/12/UD-12, dated 10th January, 2013, 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 “SPA-NAINA”) for 270 villages for an area notified as Navi Mumbai Airport 

Influence Notified Area (hereinafter referred to as “NAINA”) as specified therein. 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 its jurisdiction 

and to submit it to the State Government for sanction within a period of three years from its 

constitution. 

SPA-NAINA, while preparing a Development Plan for the area under its jurisdiction, 

prepared an Interim Development Plan under section 32 of the said Act for the 23 villages from 

Panvel Tehsil of the Raigad District which are under immediate pressure of development. The 

Government of Maharashtra vide Notification No. TPS-1215/245/CR-332/2015/SM/UD-12, 

dated 27/04/2017 had sanctioned the Interim Development 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 came 

into force w.e.f. 04/05/2017. The excluded part (EP) of IDP was sanctioned vide Notification 

No. TPS. 1215/245/C.R. 332/16/EP/UD-12, dated 01/03/2019.  
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Thereafter, the Government of Maharashtra vide Notifications dated 22/09/2015 and 

18/03/2016 had declared Maharashtra Industrial Development Corporation Limited (MIDC) 

and Maharashtra State Road Development Corporation Limited (MSRDC) respectively as 

SPA, for some villages in NAINA. Thus, resulting SPA (NAINA) to 224 villages with a total 

area of 474 sq.km. While sanctioning Development plan of balance 201 villages on 16.09.2019, 

considering the contiguity of NAINA project, the UDD in GOM has excluded 49 non-

contiguous village pockets. Thus, now the notified area of NAINA is for 174 villages 

encompassing about 371.35 sq.km. area. 

The Development Plan (DP) for 151 villages of NAINA along with Development Control and 

Promotion Regulations (hereinafter referred to as “DCR-2019”) was sanctioned by the 

Government of Maharashtra vide Notification No. TPS-1717/MIS-2750/C.R.91/ 2019/ UD-12, 

dated 16/09/2019 and also vide Gazette Notification dated 24/06/2022 and 26/07/2023 has 

partly sanctioned the Excluded Parts of the DP under section 31(1) of the said Act. 

In DCR-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.13. These 

special regulations for NAINA scheme are dealing with voluntary land pooling and 

development of areas from IDP lying within residential zones, within and outside 200 m from 

the village Gaothans.  

However, after various discussions, the Urban Development Department (hereinafter referred 

to as ‘UDD’) directed CIDCO that, 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. 

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 IDP. Till date 

CIDCO has declared 12 town planning schemes, its status as on 25/10/2023 is as shown below: 

Table 1: Details of various stages of NAINA Town Planning Schemes 

TPS No. 

Date of 

Declaration in 

Gazette 

Area 

in Ha 
Villages Stage 

TPS - 1 08/09/2017 19.12 Akurli, Belavali and Chikhale 
Preliminary scheme and Final 

Scheme sanctioned on 
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TPS No. 

Date of 

Declaration in 

Gazette 

Area 

in Ha 
Villages Stage 

24/07/2022 

TPS - 2 08/12/2017 194 
Chipale, Devad, Bhokarpada, 

Vihighar, Sangade and Belavali 

Preliminary Scheme 

sanctioned on 03/11/2021 and 

Final Scheme sanctioned on 

29/11/23. 

TPS - 3 10/05/2018 440 
Nere, Vihighar, Moho, Koproli 

and Chipale 

Preliminary Scheme 

sanctioned on 29/11/2022 

TPS - 4 21/06/2019 350 
Adai, Akurli, Nevali, Shilottar 

Raichur and Pali devad 

Draft Scheme sanctioned on 

21/10/2022. 

Arbitration Process started on 

05/04/2023 

 

TPS - 5 28/06/2019 242 

Shivkar, Bhokarpada (Chipale), 

Devad, Vichumbe, Bonshet, 

Vihighar and Moho 

TPS - 6 08/08/2019 243 
Chikhale, Moho, Pali Khurd 

and Shivkar 

TPS - 7 18/09/2019 215 
Devad, Vichumbe, Usarli 

Khurd, Shivkar and Kolkhe 

TPS - 8 20/12/2022 584 

Palikhurd, Chikhale, Belavali, 

Ambivali, Wangani tarf Waje, 

Loniwali  and Moho 

Submitted to DTP for 

consultation u/s 61(1) on 

29/05/2023 

TPS - 9 20/12/2022 412 

Belavali, Sangade, Chikhale, 

Kon, Bhingar, Bherle, 

Loniwali, Wardoli  and Borle 

Publication u/s 61(1) 

completed on 05/09/2023 

TPS - 10 29/10/2022 405 

Shivkar, Chikhale, Kolkhe, 

Kolkhepeth, Kon, Palaspe and 

Deravali 

Publication u/s 61(1) 

completed on 05/09/2023 

TPS - 11 14/10/2022 590 

Deravali, Kudave, Palaspe, 

Nandgaon, Turmale, Vadavali 

and Shirdhon 

Publication u/s 61(1) 

completed on 11/10/2023 

TPS-12 14/10/2022 504 

Kondale, Mahalungi, 

Chinchavali tarf Waje, Morbe, 

Ritghar, Umroli, Usarli Budruk 

and Vakadi 

Publication u/s 61(1) 

completed on 11/10/2023 

 

2. NEED OF TOWN PLANNING SCHEME NO. 7 

Provision under section 59 of the said Act, specifies that the proposals of the 

Development Plan can be implemented by undertaking Town Planning Schemes and the 

procedure is detailed in the chapter V of the said Act. Post approval of IDP, CIDCO was under 

pressure from the public to provide infrastructural facilities at par with other developed nodes 

by CIDCO within Navi Mumbai jurisdiction. NAINA area will get connected with Navi 

Mumbai by means of proposed road linkages in the scheme. The physical infrastructure and 

road connectivity of Navi Mumbai can be extended as a comprehensive system.  
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With this background, SPA- NAINA had declared its intention for making of Town 

Planning Scheme No. 7 (TPS- 7) at part of Villages Devad, Vichumbe, Usarli Khurd, Kolkhe 

and Shivkar of Taluka – Panvel, District Raigad (admeasuring approximately 215 Ha). For the 

purpose of implementing the proposals in the sanctioned IDP of NAINA and to introduce 

proper road network with social as well as service infrastructure.  

3. CONCEPT FOR LAYOUT OF TOWN PLANNING SCHEME 

The Town Planning Scheme has to be prepared and implemented as per the provisions of the 

said Act and guidelines of the Town Planning Rules 1974. The draft layout in the scheme was 

prepared on the following principles which are adhered in all the Town Planning Schemes by 

SPA-NAINA for NAINA area which are published in the recent times. 

● All landowners will contribute in general, equal percentage of land for the scheme and 

DP proposal.  

● Forest lands, water bodies, and existing structures of valid permissions are to be 

maintained. 

● Land owners will get at least 40% of original land holding in the form of a well laid 

final plot. 

● As far as possible final plots will be anchored to their original location.  

● Approximate 10% open space and 5% amenity will be provided commonly in scheme 

layout and distributed spatially on neighborhood concept. 

● As far as possible existing structures will be protected and a final plot to be given around 

existing structures. 

● The final plots are of regular shape and developable. 

● As far as possible, land affected by the gas pipe line, between river and blue line, will 

be allotted unencumbered final plots to its nearby original location. 

● As far as possible, scattered holdings in the same ownership will be amalgamated to 

have a single bigger holding for better planning. 

● Ownerships, tenures and area will be ascertained from the latest 7/12 extract.  

● As far as possible, no land owner will be dispossessed in the scheme. 

●    EWS and LIG Housing sites will be provided below 10 % of the scheme area as most 

of the residents of the scheme area and the developers will construct the tenements to 

suit the LIG persons considering the present demand in the area. 
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●   Special scheme Regulations will be framed in addition to the sanctioned NAINA IDP 

DCPR -2017 to facilitate the land owners to develop their final plots with ease. 

●   As far as possible the land owners will be encouraged to accept the compensation in 

the form of FSI instead monetary compensation. 

4. THE DRAFT SCHEME BY SPA - NAINA  

4.1 DECLARATION OF INTENTION 

SPA- NAINA had prepared the draft Town Planning Scheme by following all the 

formalities and procedure and observing the legal provisions under the said Act as tabulated 

hereinafter. A notice of declaration of intention and plan showing boundary of TPS is attached 

as Annexture 1, Annexure 2 and Annexure 3.  

Table 2: Declaration of Intension as per MR&TP Act 1966 

Sr. No Details Section Date 

1           CIDCO’s BR No. 12255 to declare intention to 

prepare scheme 

60(1) 13/09/2019 

2           Extraordinary official Maharashtra Government 

Gazette (part-II)-for declaration of intention 

60(2) 18/09/2019 

3          Public notice in two local Newspaper: 

Ram Prahar (Marathi) 

Krishival (Marathi) 

60(2) 20/09/2019 

 

4.2 THE SALIENT FEATURES OF TPS-7  

i. The identified Town Planning Scheme No. 7 boundary admeasuring about total area 225.25 

Ha includes developable lands admeasuring about  215.21 Ha from part of villages Devad, 

Vichumbe, Usarli khurd, Kolkhe & Shivkar of Taluka – Panvel, District - Raigad and is 

located on West side of Mumbai Pune Expressway.  

ii. The scheme area is located in Raigad district of Maharashtra state between (18.995676, 

73.132906) (North), (18.968996, 73.131588) (South), (18.984911, 73.143742) (East) and 

(18.980729, 73.131836) (West). It is linked through a state-of-the-art Expressway with 

Mumbai (40 km), the state capital and India’s commercial capital. It is about 8 km and 20 

km away from the ongoing Navi Mumbai International Airport and India’s largest container 

port JNPT, while 16 km from Thane-Belapur Industrial Belt. It abuts Pune Expressway. 

The scheme is contiguous. 

iii. The Scheme is bounded by; 
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 On the North by Palidevad village & across Gadhi River 

 On the East by Mumbai Pune Expressway & TPS 05 

 On the South by IDP NAINA (Kolkhe village) 

 On the West by Navi Mumbai (New Panvel) 

 A water passage collecting storm water from Moho village is traversing through 

the TPS area towards Gadhi River at Navi Mumbai. 

 Power Transmission lines of 220 KV from the middle of the scheme and 110 

KV are traversing throughout the North of the scheme, for which buffer of 35 

M and 22 M respectively is required to be kept as no-construction zone. 

 The scheme comprises approximately 39% IDP reservations like school, 

college, playgrounds, parks, crematorium, PHC, daily Bazar, Police Station, 

Centre Park, STP etc. and Growth center. 

 Major part of the scheme is developed. Land belonging to this scheme is not 

virgin. Many authorized & unauthorized structures are identified in the scheme. 

The identified scheme is the brown field scheme. 
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Figure 1: Plan Showing Location of IDP and its surroundings 

Figure 2: Plan showing the Location of TPS 7 and its surrounding 
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4.3  COLLECTION OF MEASUREMENT PLANS & CERTIFIED 7/12 

EXTRACTS  

The office of Deputy TILR Panvel and Tahsil office, Panvel were requested to furnish 

measurement and certified 7/12 extract of all landholders in the TPS 07. On the basis of 

certified 7/12 received from Tahsil office, Panvel, the list of all landholders included in the 

scheme was prepared. However, in absence of TILR (measurement plan), maximum possible 

details of sub-division of survey numbers were collected and the scheme layout was prepared 

on the base data of IDP of 23 villages/DP and physical survey of scheme provided by the 

appointed agency M/s P. N. Shidhore Civil Engineers (I) Pvt. Ltd. 

The area mentioned in the 7/12 extract was considered for preparation of the scheme 

layout. The irrevocable consents of land owners for aggregating land parcels was also accepted 

from the willing parties. The Base Map of this Scheme was prepared by allotting every 

ownership-wise holding specific Original Plot Number (OP No.), as shown in green colour on 

the Base Map. All the available revenue details such as village gaothans, village boundaries, 

gut/survey/hissa numbers, existing structures, river flood lines, gas lines, sanctioned layouts 

etc. were clearly marked on the Base Map. The details of the 7/12 extracts and 8A extracts, 

details of Government lands and other public lands to the extent possible were compiled by the 

SPA, NAINA. 

4.4 NATURAL AND EXISTING FEATURES UNDER THE SCHEME:- 

4.4.1. River:  

In the scheme, Gadhi River is traversing along its northern boundary and Kirki river 

is traversing along the southern boundary of the scheme and along the northern 

boundary of village Kolkhe through the scheme. The length of the Kirki river is around 

2.2 Km. The course of the tributary is very undulating with an average width of 15M. 

Area under this river falling in said scheme is 1.04 Ha as per ELU plan (AutoCAD)  

4.4.2. High Flood Line:  

The high flood line of Gadhi river is marked, but it is not marked for Kirki river. 

The High flood line of Gadhi river in terms of Blue and Red Line is running deep inside 

the scheme area. As per DCPR’s provision, the area between the river bank and blue 

flood line shall be prohibited zone for any construction except some open user and 

public utility development.  
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The area between the river bank and the blue flood line in the scheme is major area 

of about 13.70 Ha. and many structures are existing therein. Therefore as the flood 

control measure, the Corporation in the sanctioned Draft Scheme has proposed the big 

size of Government plot along the river bank, to be utilized as open spaces or Holding 

pond. Beyond that 20 mt. layout road and thereafter landholder’s plots are proposed.   

4.4.3. High Tension & Tata Hydro Power Transmission Tower Lines: 

MSEB’s extra high voltage tower line of 220 KV having corridor of 35 M traversing 

through village Vichumbe & Usarli Khurd and 110 KV having corridor of 22 M is 

passing through the village- Kolkhe. The length of HT line passing through village 

Vichumbe & Usarli Khurd is approx 1.4 Km, and in Kolkhe around 0.2 Km. In this 

scheme, in village- Vichumbe & Usarli khurd, below this power corridor, already some 

authorized as well as unauthorized structures is existing. Hence, for authorized 

structures, final plots are proposed at its original land in the sanctioned Draft Scheme. 

The land holders having land below this corridor are considered for entitlement as 

per the total area mentioned in 7/12 extract. Existence of this HT line will constrain the 

use of the land under the corridor; however lands under these corridors have to be put 

to an effective use without compromising safety requirements. As no construction is 

allowed under the high-tension buffer, at few locations the final plot of Gurcharan is 

allotted along the buffer, considering that Gurcharan shall be used as open space. 

4.4.4. Existing Railway Lines:  

Panvel- Karjat & Panvel- Roha (Konkan) Railway line are passing through the 

scheme. In addition to the existing railway line, a future expansion area is proposed 

along Panvel-Roha line.  

4.4.5. Existing Structures and Structures with Valid Building Permission: 

 The location of the scheme is in the vicinity to Navi Mumbai – New Panvel and 

therefore it is vulnerable to haphazard development. There are approximately 

712 numbers of existing structures in the scheme, very few of which are 

authorized structures. The development is in sporadic manner. With regards to 

honoring the existing structures wherever possible, more than 40% of the 

original lands were proposed as final plots at some locations in the draft 

sanctioned scheme. 
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 Within the scheme area, there are about 712 nos. odd structures as per survey 

map and Google imagery. Out of this, the majority of structures are sheds/ 

temporary construction for the purpose of farming. As far as possible care was 

taken to provide the final plots around the structure to retain it. 

 The landowners shall hand over unencumbered original land in lieu of 

unencumbered developed Final Plot. 

 The unauthorized structures falling in alignment of roads shall be demolished 

while executing works linear infrastructure. 

 In cases where Building Permission was issued by the competent authority, the 

same is honored and the final plot was carved out by maintaining the structure 

in the sanctioned Draft Scheme. 

4.5 ENGINEERING AND TRANSPORTATION ASPECT: 

4.5.1. Engineering Aspects: 

TPS-7 is located adjacent to the New Panvel node of CIDCO and also shares the 

boundary of Navi Mumbai Project. The existing water supply network of Navi Mumbai will 

be extended to the scheme. 

There is a Sewerage Treatment Plant (STP) reserved in sanctioned IDP of NAINA 

across the Kirki River at Usarli Khurd Village. Till the STPs earmarked in the IDP gets 

developed, it will be required to develop package treatment plants within the scheme area. 

Provision for underground sewage connection to every plot shall be made, which will finally 

get connected to STP once it gets operational. 

4.5.2. Transportation Aspect: 

The road network in sanctioned Draft TPS- 7 was prepared in consultation with 

CIDCO’s T&C Dept. Necessary Modifications at major road junctions and other geometrics 

of the roads were planned after due suggestions from T&C Dept. The proposed road sections 

have provisions for future service lines such as Cooking gas lines, fiber optics, electric cables. 

The footpath will have tree guards. The main roads will have Bus bays and bus shelters. The 

proposed Dumbbell shaped interchange at Mumbai Pune Expressway, Devad Bridge on Gadhi 

River, bridge at Kirki River, Underpass at Railway lines were proposed in consultation with 

the transportation department. 
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4.6 SPECIAL TREATMENT FOR LANDS FALLING WITHIN THE URBAN 

VILLAGE ZONE:  

As per sanctioned IDP, the 200 mts. around the gaothan area is considered as urban 

village with 1.0 FSI. The rest of the lands under predominantly residential zone and mixed use 

zone have the FSI as 0.50. 

In the TPS-07, at four locations urban village zones are existing. The draft scheme has 

taken care of such comparatively more valued lands and they have been given appropriate 

weightage in their valuation for deciding the original plot value and accordingly deciding their 

compensation. 

4.7 RESHAPING AND REALIGNMENT OF THE IDP RESERVATIONS IN TPS -

07.      

Total scheme area is 215.73 Ha. The scheme contains 41 % of the Sanctioned IDP 

Reservations. These reservations include IDP Roads, Schools, School Playgrounds, City Parks, 

Parks, Primary Health Centre, Daily Bazaars and Growth Centre. The total area under such 

reservations is 83.04 Ha.  

The Transportation Dept. of the Corporation had carried out a feasibility study of 

interchange at village Vichumbe. This interchange partly falls in TPS -5 and partly in TPS-7. 

After study, it was understood that the existing designed cloverleaf which is part of sanctioned 

IDP needs revision for better maneuvering. Further, after detailed discussion and deliberations 

on the various designs of interchange presented by T&C Dept., the Dumbbell shaped 

interchange was approved by CIDCO. The approved design of interchange was incorporated 

in the draft scheme and adjoining layout is modified by keeping the area of sanctioned 

reservations intact. 

In consideration of existing structures and irregular shape etc, the size and shape and location 

of the reservation have been reconstituted. However the areas of IDP reservations were not 

reduced. The entry and exit of roads was maintained for contiguity with adjoining areas of the 

DP/IDP. 

The Director Town Planning Office, Pune vide letter No. जा.क्र.प्रा. न.र.यो./न.र.यो. क्र. ७ 

/कलम ६८(१)/४६७ दिनाांक १७/१०/२०२२ had approved the proposal submitted for amendments in 

sanctioned development plan proposals within scheme under section 59(2) of the Act.  
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The details of Sanctioned IDP Reservation, its area in sanctioned Draft Scheme and 

justification of SPA- NAINA for modification in reservation is mentioned in the Table placed 

below;  

Table 3: Justification for Modification in Reservation of TPS 07 

Reservation 

Type 

Reservation 

No. 

Area as per 

Sanctioned 

plan 

(in SqM) 

Area as per 

TPS 7   (in 

SqM) 

Justification 

                      

School 

43_S 4800 4865 In the sanctioned IDP, the 

location of 43_S was in the 

middle of GC reservation 

along the road. Hence for 

efficient layout, the location 

of the School & Playground 

is shifted at the corner of 

road location. 

44_S 4300 4336 In the sanctioned IDP, the 

shape of the school was 

irregular. For better layout, 

the shape is made regular 

with minor changes in 

location. 

45_ S 5200 5307 

 

The location of the school 

remains unchanged; 

however, shape is made 

regular for better layout. 

Playground 185 _ PG 33300 33372 In the sanctioned IDP, the 

shape of Playground was 

irregular. For better layout, 

the Playground is made 

regular shape. 

36_ PG 6400 5686 

  

In the sanctioned IDP, the 

shape of Playground was 

irregular. In layout, the 

Playground is made regular 

shape with minor change in 

location. The area of 

Playground in Sanctioned 

IDP is 2479sqmt (IDP 

report was not updated as 

mentioned as 6400 sqmts), 

now in layout the area is 

increased from 2479 sqmt. 

to 5680 sqmt. 

37_ PG 6300 6655 The location is unchanged 

as shown in sanctioned IDP 

with increase in area. 
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Reservation 

Type 

Reservation 

No. 

Area as per 

Sanctioned 

plan 

(in SqM) 

Area as per 

TPS 7   (in 

SqM) 

Justification 

38_ PG 6500 6502 For better layout planning, 

the location of School & 

Playground is shifted 

towards the residential side 

at the junction of road. 

Park 35_ P 37000 37047 Area increased marginally. 

Reshaped due to dumbbell 

interchange. 

218 _ P 3200 4477 The location is unchanged 

as shown in sanctioned IDP 

with increase in area.  

230_P 1400 2145 For preparation of efficient 

layout, the location is 

modified for better layout 

planning with increase in 

area. 

229_P 3300 4095 In the sanctioned IDP, the 

shape of the park was 

irregular. For better layout 

planning, the Park is 

proposed as a regular shape 

at two locations with 

increase in area. 

221_P 1713 1826 The location is unchanged 

as per sanctioned IDP with 

minor modification in 

shape.  

220_P 2719 2860 In the sanctioned IDP, the 

shape of the park was 

irregular. For better layout 

planning, the Park is 

proposed as a regular shape 

with location unchanged. 

219_P 1000 2576 Minor change in location 

with increase in area. 

187A_P 6900 7687 The location is unchanged 

as shown in the sanctioned 

IDP. Area is increased. 

187B_P 5500 5501 For better layout, minor 

change in location. Park 

given in two parts due to 

non-availability of area in 

scheme. 

214_ P 1490 1548 In sanctioned IDP location 

of park has existing 
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Reservation 

Type 

Reservation 

No. 

Area as per 

Sanctioned 

plan 

(in SqM) 

Area as per 

TPS 7   (in 

SqM) 

Justification 

structures Hence location is 

shifted with increase in area. 

228_GB 2500 2534 For better layout planning, 

location of reservation 

shifted along Gadhi river. 

Central Park 29_ CP (pt) 53658.69 

(as per dwg)  

54442 The location is unchanged 

with increase in area. 

Health Centre 39_ PHC 2600 2740 The location is unchanged 

with increase in area. 

40_ PHC 1500 1505 Minor shift in location. 

41_ PHC 1600 1668 Due to change in alignment 

of IDP road for better layout 

planning, minor shift in 

location of the reservation. 

Daily Bazar 31_ DB 900 1093 For better layout planning 

location and shape is 

changed with two side 

roads. 

32_DB 900 994 Minor shift in location. 

30_DB 1600 2041 In the sanctioned IDP 

location of this reservation 

was shown on developed 

land (society). Hence, the 

location is modified in 

layout. 

Police station 194 _ PS 10600 11446  Minor shift in location. 

STP 199_ STP-1 19200 24092 The location is unchanged 

as shown in sanctioned IDP 

with modification in shape 

& increase in area. 

ESS 180_ ESS 2100 2250 Minor shift in location with 

increase in area 

34_ ESS 2000 2193 In sanctioned IDP plan, 

location of ESS is affected 

by Power transmission 

corridor. In scheme layout, 

the location is shifted along 

20m wide road. 

ESR/GSR 33_ 

ESR/GSR 

2500 2564 Minor shift in location. 

Growth 

Centre 

202_GC 371000 372258 Due to revised alignment of 

dumbbell interchange (45M 

wide DP road) in 

continuation with TPS-5, 
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Reservation 

Type 

Reservation 

No. 

Area as per 

Sanctioned 

plan 

(in SqM) 

Area as per 

TPS 7   (in 

SqM) 

Justification 

area under said reservation 

is revised 

Community 

Centre 

28_ CC 2200 2547 Minor change in shape with 

increase in area 

IDP Roads   182399 192818 Due to change in alignment 

and width, the area of road 

is increased. 

4.8 MEETING WITH LAND HOLDERS AND FRAMING OF THE TENTATIVE 

PROPOSALS: 

 As per Rule No. 4(1) of TPS Rules 1974, manual owners meet was conducted on 10th 

to 13th June 2020 and digital owners meet was conducted on CIDCO website from 10th to 

20th June. The landowners were requested to submit their suggestions till 20th June 2020. 

4.9  PUBLICATION OF DRAFT SCHEME: 

 Further 1st Consultation was taken from the Director of Town Planning, Maharashtra 

State, Pune under Section 61 (1) of the said Act and as per rule no 4 (2) of said Rules 1974 vide 

SPA’s submission dated 11/08/2020. The Director Town Planning office (DTP), Pune vide 

letter no. जा. क्र. नैना न.र.यो क्र. ७/प्र. क्र.७४/२०/ टीपीव्ही ३/१४९५ dated 15/03/2021 offered remarks 

for first consultation and sanctioning of reshaping and realignment of DP reservations of TPS 

07. 

 Government in Urban Development Department vide their letter no. TPS-

1221/2248/CR-109/21/UD-12 dated 21/10/2022 has permitted to delete the COVID pandemic 

period from 23/03/2020 to 31/03/2022 while computing the time limits prescribed in the act as 

per the provision made u/s 148(a) for ongoing town planning schemes. 

 In accordance with provisions of section 61(1) of the MR&TP Act, TPS 07 draft plan 

along with Special DCR was published in the Gazette dated 25/04/2022 inviting suggestions/ 

objections. Notice of the draft plan publication was also made in local newspaper namely  

कृषीवल and रायगड नगरी dated 28/04/2022.  

 As the provision of section 67 of the MR&TP act, 1966, after publication total 23 

applications of suggestions / objections were received to SPA, NAINA from 25.04.2022 to 

27.05.2022. And during the intervening period, viz; period between 05.05.2020 and 

24.04.2022, total 34 applications of suggestions / objections were received. The SPA 
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considered 14 out of 57 applications related valid suggestions, record updation and others and 

the draft scheme was modified accordingly.  

5. SANCTIONING OF THE DRAFT SCHEME UNDER SECTION 68(2) 

 The draft Town Planning Scheme no. 7 so prepared and modified as described above 

after its publication under section 61 of the Act, the SPA, NAINA submitted the draft scheme 

along with its accompaniments under section 68(1) the said Act to the Vice Chairman and the 

Managing Director, CIDCO for sanction; who has been delegated the powers of sanctioning of 

the draft schemes as provided under section 68(2) of the said Act by the State Government.  

 The Vice Chairman and the Managing Director, CIDCO had then forwarded the draft 

scheme for consultation as per section 68(2) to the Director of Town Planning, Maharashtra 

State, Pune vide his letter dated 22.07.2022. The Director of Town Planning vide letter no. 

Draft TPS/TPS 7/NAINA/Sec 68(1)/467 dated 17.10.2022 had given consultation for sanction 

of TPS-7 and also accorded approval for suitable amendment in the sanctioned IDP 

reservations as per section 59(2) of the said Act. Vice Chairman and the Managing Director of 

the Corporation vide his Notification CIDCO/NAINA/TPS-7/Draft Scheme/2022/ dated 

21/10/2022 has sanctioned Draft Town Planning Scheme no.7 (TPS-7) along with 

corresponding Special Development Control Regulations under section 68 (2) of the said Act. 

The said notification was published in the Maharashtra Government Gazette Extraordinary 

Part-2, dated 4-11-2022 and in the local newspapers as required on 11/11/2022 in Dainik 

Raigad Nagari and Newsband respectively. Notice of the same attached as Annexure 6. 

5.1 STATUS OF LAND PARCELS IN THE SANCTIONED DRAFT SCHEME  

There are overall 690 number of land parcels (7/12 extracts) falling in Town Planning 

Scheme No.7 (TPS-7). The total number of Final plots (to be returned to landowners) is 439. 

Out of this about 320 plots were anchored around their original location. The plots which could 

not be anchored were mainly due to the IDP reservations, buffer of gas pipeline, realignment 

of water channels etc. In case of plots affected by the Growth center, care was taken that as far 

as possible the shift shall be within the same village boundary. If the same is not possible then 

the plot was shifted to such a location where ASR value is more than the original plot value. 

About 70% plots were anchored (either fully, partly or touching) to its original locations. 
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5.2 LAND USE DISTRIBUTION: 

The land use distribution in sanctioned Draft TPS-7 was as under: 

     Table 4: Land use distribution in the Sanctioned Draft TPS 7 

Sr. 

No. 

Particulars Area (in Ha) % on Scheme area 

(Drawing) 

1 Area of the TPS-07 as per 7/12 225.25   

2 Area of the TPS-07 as per Drawing 215.73   

3 Area under non developable such as 

Nala, Forest, River, already developed 

area 

11.62   

4 National Highway NH-17 2.64   

5 Area (Gross) for TPS-07 201.47 100% 

6 Area under IDP Reservation 83.04 41.22% 

 a. Area under IDP road 19.91 9.88% 

 b. IDP reservations such as Schools, 

Hospitals etc. 

6.98 3.46% 

 c. IDP reservations such as Park, 

Playgrounds etc. 

17.93 8.90% 

 d. Area under Growth Centre 38.22 18.97% 

7 Area (Net) available for scheme 118.43  58.78% 

8 Area under internal Roads (actuals) 15.94 7.91% 

9 Area reserved for Recreational open 

spaces 

4.03 2.00% 

10 Area reserved towards Amenities / 

Social Facilities 

4.34 2.15% 

11 Area available for EWS 4.05 2.01% 

12 Area to be distributed in the form of 

final plots (40% of 7/12 area) 

90.07 44.70% 

13 Total Numbers of original Plots 690   

14 Total number of Final Plots to 

landowners 

439   

The areas as per drawing are considered for the purpose of land use statements. For the 

calculation of entitlement of Final Plot (FP), area as per 7/12 extract is considered. 

6. ARBITRATION 

6.1 APPOINTMENT OF ARBITRATOR BY THE GOVT. 

The State Government has then appointed Shri Abhiraj Girkar, Retired Joint Director 

of Town Planning and Valuation Department of the Maharashtra Government as the Arbitrator 

under sub-section (1) of Section 72 of the said Act for this draft scheme no. 7 vide Urban 

Development Department Notification no. TPS-1222/2152/CR-148/22/UD-12 dated 

02.12.2022, which was appeared in Maharashtra Government Gazette, Konkan Division 
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Supplement, Part I dated 23-29.03.2023. The gazette notice of Appointment of Arbitrator for 

TPS-7 is attached as Annexure 7. 

6.2 ARBITRATION PROCEEDINGS 

The Arbitrator has then entered upon the duties w.e.f. 05-04-2023 by publishing a 

notice in the Maharashtra Government Gazette, Extraordinary, Part II,   on pages 1, 2 & 3 dated 

25th April 2023.  The same notice in English and Marathi has been published in daily 

Newspapers Raigad Nagari and NewsBand dated 16/04/2023 and 17/04/2023 respectively for 

the information of the land owners and the public. The gazette notice of Commencement of 

Duties by Arbitrator and notice in 2 Newspapers for TPS-7 is attached as Annexure 8 and 

Annexure 9. 

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 i.e. NAINA, 

CIDCO. The demarcation and measurement work might have not been carried out due to non-

cooperation from the land owners. The Arbitrator has requested the SPA, NAINA to demarcate 

the scheme and accordingly to measure the FPs on ground for confirmation of their areas.  

However, the Arbitrator started the arbitration proceedings as provided in the Act and 

Rules in view of the time limits prescribed to complete the proceedings. Then special notices 

in the prescribed Form No. 4 under Rule No. 13 (3) of the Maharashtra Town Planning Schemes 

Rules, 1974 were served on each and every owner of the original plots included in this scheme 

from all the four villages, for the hearing from 24/07/2023 to 21/08/2023. This special notice 

in form no. 4 is for communicating to the land owners, 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, this special notice is also for informing them regarding the valuation of their 

original plots, semi-final 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. It was also informed that in lieu of compensation under section 100 of the said 

Act, additional FSI has been proposed in the draft scheme.  

The land owners have been asked to appear before the Arbitrator on the specified dates 

and time to submit their say on the proposals of the sanctioned draft scheme and to record 

minutes of the same. Due to change of address by the owner or incomplete addresses, it was 

possibility that all owners will not receive these special notices. Therefore, the general public 
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notice was published in the local newspaper Kille Raigad and Ram Prahar dated 18/07/2023. 

Also it was published on CIDCO’s website (https://cidco.maharashtra.gov.in) on 18/07/2023 

and in the respective Gram Panchayat Offices on 20/07/2023. The notice in newspaper is 

attached as Annexure 10.  

 For those land owners, who have not attended the above mentioned hearing, the 2nd 

hearing was arranged between 04/09/2023 to 15/09/2023 and the fresh special notices in the 

prescribed Form No. 4 under Rule No. 13 (3) of the Maharashtra Town Planning Schemes 

Rules, 1974 were served on each and every owner of the original plots included in this scheme 

from all the four villages. The general public notice was published in the local newspaper 

Dainik Kille Raigad and Krushival dated 02/09/2023. Also it was published on CIDCO’s 

website (https://cidco.maharashtra.gov.in) on 05/09/2023 and in the respective Gram 

Panchayat Offices on 05/09/2023. Notice in newspaper is attached as Annexure 11. 

The Arbitrator has heard all the land owners who appeared before him in response to 

the notice in Form no. 4 mentioned above as provided in Rule no. 13 (4) of the said Rules and 

has given detailed information regarding reconstitution of their final plots, ownerships areas of 

their final plots, proposed additional FSI against the compensation u/s 100 of the said Act, the 

valuation details and the contribution. The Arbitrator has further recorded their say and the 

minutes as provided in Rule no. 13 (5) of the said Rules. 

Government officials such as Collector, District Raigad for government lands on 

10/08/2023, Executive Engineer, MSRDC for Mumbai Pune Expressway on 21/08/2023, 

Executive Engineer, MSEDCL for Transmission line passing through TPS on 21/08/2023, 

were called for individual hearing through letter. Also, other organizations like Manager, 

Hindustan Petroleum for HP Pipeline on 21/08/2023, Manager, and TATA Power for TATA 

Hydropower Line on 21/08/2023 were called for individual hearing through letter. The 

Corporation, NAINA (CIDCO) has also been given hearing on 21.11.2023 after the draft 

preliminary scheme has been prepared.  

Subdivision of 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 in sub-section (3) 

of Section 72 of the said Act on 29th  August, 2023 under his order bearing no ARB/TPS-

7/GEN/2023/488/2. Order attached as Annexure 12. The Arbitrator has recorded the 

suggestions/objections received during hearing and in representations and also recorded the 

decisions in respect of every reconstitution of original plots into final plots as carried out in the 

https://cidco.maharashtra.gov.in/
https://cidco.maharashtra.gov.in/
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award in Table A, appended to the award. Also the allotment of the Final Plots with their 

respective ownerships, areas and tenures are recorded in Table B, appended to the award.  

7. PRELIMINARY SCHEME  

The Arbitrator has studied in detail, the sanctioned Interim Development Plan (IDP) 

of NAINA, sanctioned Draft Town Planning Scheme no.7, Special Development Control 

Regulations of the scheme, requests/objections received from the land owners, suggestions of 

the corporation & Government Departments, existing situation of the scheme area and 

accordingly prepared the Preliminary Scheme.  

7.1 THE GENERAL OBJECTIONS/REQUESTS/SUGGESTIONS RECEIVED 

DURING THE HEARING.  

A) Land Owners:- 

1. As per CIDCO's notification dated 21/10/2022, the decision to use 60 % of their original 

land by CIDCO and to allot the remaining 40% of land to them is not acceptable.  

2. The final plot shall be granted in their original land only.  

3. NAINA TPS has no public purpose; including them in the scheme without their consent 

and levying contribution charges is itself against natural law.  

4. If any land is required for public purposes, it shall be acquired under the LARR Act.  

5. Gaothan extension has not been taken into consideration. 

6. The ownerships of original plots have been changed after the draft scheme was 

published and hence the successor owners requested to update their titles. 

7. They requested to grant the final plot of a minimum 60-80% of their original land. To 

allot single final plot for their various original plots held in the same ownerships or in 

the family. 

8. To allot final plots covering as far as possible the portions of their original plots i.e 

anchored final plots. 

9. FSI would be granted equivalent to the reduction in areas of the original plots. 

10. Since the final plots allotted to them are reduced areas to the extent of 40 % of their 

original plots, the physical areas available for development are very small and may lead 

to non-utilization of FSI. In such cases, TDR facilities would be allowed to them. 

11. Side and rear marginal distances would be relaxed at least in smaller or narrow plots so 

as to enable them to consume the permissible FSI. and for that premium shall not be 

charged. 
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12. Recovery of contribution should be waived considering that 60% land is acquired. 

13. 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. 

14. Possessions of final plots would be handed over immediately after the sanctioning of 

the scheme with proper access roads and free of any encumbrances over them, 

15. Infrastructure shall be provided early, within a period of two years 

7.1.1. SPA –NAINA, CIDCO 

SPA-NAINA (CIDCO) has also been given hearing on 21.11.2022 after the draft 

preliminary scheme has been prepared. SPA-NAINA under its letter bearing no. CIDCO / 

NAINA /Arbitrator/TPS-7/2023/956 dated 24.11.2023 has submitted the following main points 

for consideration. 

1. The Gut book base map prepared by M/s P. N. Shiodhore Civil Engineers (I) Pvt. Ltd. 

is more accurately matching existing structures and NA layouts, hence to follow the 

same. The change in area of gross scheme is expected due to changes along the 

boundary of the scheme. The said boundaries are subject to final demarcation on site. 

Details of Flood Line for Kirki River were requested from Irrigation Department.  

2. The regulation to resettle the contravening structures in TPS during implementation of 

the Scheme shall be included in Special Development Control and Regulation of the 

TPS.  

3. Wherever possible, it is requested to accommodate the existing structures on OP in 

corresponding Final Plot. Also, side margins may be left around the structures (if 

unauthorized) so as to facilitate regularization of the same in future. In such cases FP 

area may be given in the range of 40% to 100% of OP area as per requirement.  

4. Final Plots against Govt. lands shown as public purpose use may be bifurcated as per 

applicable revenue conditions pertaining to land use with respect to Gurcharan, Bin- 

Akari Pad, Parigh, Kharaba, Group Gram Panchayat, etc. Land Use may be assigned to 

these final plots against Govt. / Gram Panchayat Lands. However, plots against other 

Govt. lands purchased by CIDCO where they are not restricted to conditions may be 

shown as residential land use.  

5. Small Odd shaped plots may be designated as sell plots so that the same can be used 

for Daily Bazar, Stalls Etc. 

6. DTP has suggested avoiding Open Space plots of size less than 1000 sq. mt. 
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7. For sale plots it is requested to propose FSI 4.00 to fetch better revenue for the authority. 

8. Modifications required in Special DCR for TPS as compared with sanctioned Special 

DCR of TPS -3, was submitted to UDD for consideration with retrospective effect for 

all TPS in NAINA. The same may be incorporated in the Special DCR of TPS -7. 

9. As per Engineering Departments remarks,  roads of 20 M and above width will be taken 

for implementation in Next 5 years for TPS -7 and said Timeline for Infrastructure 

implementation may be proposed in TPS -7.  

10. Consultant appointed for development of NAINA Scheme has proposed widening of 

roads around Growth Centre Pockets in TPS 7 and the same may be incorporated in 

layout for Betterment of Scheme.  

7.1.2. The Collector, Raigad District 

The Tahasildar, under its letter bearing no. क्रमाांक. अदवअ/जमीनबाब/कात-२/नैना टीपीएस सुनावणी 

/२०२३ dated 10/08/2023 has submitted the following main points for consideration:  

A) The government lands of villages Devad, Usarli Khurd, Shivkar, Vichumbe included 

in TPS-7 are required for allotment to various government purpose such as government offices, 

lands to Freedom Fighters, Gurcharan etc. 

B) Therefore no reservations should be proposed on such lands and the Government 

tenure of said lands should be maintained.  

The Incharge Sarpanch and Gramsevak of Group Grampanchayat Usarli Khurd vide 

letter no 981/2023 dated 19/10/2023 submitted following request:  

A) For the original lands of Usarli Khurd/ Deravali, Gram panchayat, the final plot of 

at least 60% of the original can be granted.  

B) 2.5 FSI shall be granted on the final plot. Also, unconsumed FSI due to any 

restrictions shall be permitted to be transferred as TDR on any plot.  

C) Final plots shall be granted in the name of Usarli Khurd, Deravali.  

D) Final plots no 302 and 362 are proposed on the land wherein unauthorized 

construction existed. Therefore they requested to amalgamate reservation no -A. P 187, final 

plot no 452 and final plot no 455 on Gut no 120 and allot them final plot on the said Gut no 

120 of Usarli Khurd. 
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7.2 MODIFICATIONS MADE IN THE SANCTIONED DRAFT SCHEME BY THE 

ARBITRATOR  

7.2.1 TPS 07 Boundary 

The survey work of TPS-7 was done by M/s P. N. Shidhore Civil Engineers (I) Pvt. Ltd 

(Appointed by Engineering Dept of CIDCO). They also did the superimposition of Gut 

boundaries on the said survey map, but as it was not authenticated by the Land Record 

Authority, SPA-NAINA had considered the revenue boundaries of sanctioned Interim 

Development plan of NAINA. However during the hearing, some discrepancies were observed 

in revenue boundaries of Gut no. shown in plan no. 3 of the scheme.  The said discrepancies 

were informed to SPA-NAINA wide letter dated 21.09.2023 and requested to give a report 

about the consideration of Gut boundaries to process preliminary TPS-7. SPA-NAINA, wide 

letters dated 26.10.2023 and 24.11.2023 submitted the report that after verifying the base map 

of the scheme with gut book data, physical survey and available acquisition maps of Railways, 

it was observed that boundaries of survey numbers are best fit matching with the gut book base 

map prepared by M/s P. N. Shidhore Civil Engineers (I) Pvt. Ltd. Hence the same base map 

may be adopted and change in area of the gross scheme is expected due to changes along the 

boundary of scheme. Hence the gut book base map prepared by M/s P. N. Shidhore Civil 

Engineers (I) Pvt. Ltd has been considered and accordingly the gross area of the scheme is 

213.726 Ha. 

7.2.2 Transport Network 

           Mumbai-Pune Expressway is passing along the East boundary and Mumbai-Pune 

National Highway (NH-17) is passing almost along the West boundary of the scheme. Also 

Panvel- Karjat & Panvel- Goa (Konkan) Railway lines are passing through the scheme area. In 

consultation with CIDCO’s T&C Dept, a Dumbbell shaped interchange at Mumbai Pune 

Expressway, major arterial roads and the network of sub-arterial and collector roads were 

proposed in the sanctioned Draft TPS- 7. The layout of the sanctioned draft scheme and the 

overall road pattern proposed therein are generally well in order from planning point of view 

and accepted. 

7.2.3 IDP Reservations  

   In the Preliminary Scheme, all the IDP reservations have been incorporated as per the 

sanctioned draft scheme with minor changes in shape, but the area of reservations in the IDP 

are maintained. 



 

Page 24 of 252 

 

PRELIMINARY NAINA TOWN PLANNING SCHEME NO 7 

7.2.4 Final Plots to Land Owners 

1. In the report of the sanctioned TPS-7, it was mentioned that the location of the scheme 

is in the vicinity to Navi Mumbai - New Panvel due to which it is vulnerable to 

haphazard development. There are approximately 712 numbers of existing structures in 

the scheme, very few of which are authorized structures. The development is in sporadic 

manner. At many locations with regards to honoring the existing structures wherever 

possible, Landowners have been given more than 40% final plot. Also SPA-NAINA, 

wide letters dated 17.10.2023 & 24.11.2023 submitted that while proposing final plots, 

depending upon the presence of authorized/unauthorized structures, NA permission, 

and building permission details etc., decisions were taken on a case to case basis. 

Reconstitution of plot boundaries is proposed for existing authorized permissions in 

view of better planning of larger scheme layout. Though final plot areas are ranging 

from 40% to 100% of area mentioned on 7/12 extract of the concerned survey number, 

no land is losing its potential. The authority requested to accommodate existing 

structure on OP in corresponding final plot. Also, side margins may be left around the 

structure (If unauthorized) so as to facilitate regularization of the same in future. In such 

cases, FP area may be given in the range of 40% to 100% of OP area as per requirement. 

Accordingly wherever possible, the area and shape of the proposed final plots, wherein 

structures exist, are altered to safeguard the existing structures. 

2. The other land owners have been allotted final plots to the extent of 40 % in area of 

their original land holdings. The SPA-NAINA has also allotted the final plots as far as 

possible accommodating their original holdings i.e. most of the land owners have been 

allotted the anchored plots. Their demand to allot FPs at least of 50- 60 % in area of 

their original holdings cannot be fulfilled by the Arbitrator mainly considering that the 

draft scheme has been prepared by the SPA-NAINA on 40/60 concept and to make any 

alteration in this will lead to substantial modification to the draft scheme. Secondly, the 

60 % land is utilized for IDP and scheme roads, IDP and scheme reservations, and for 

growth centers which are necessary to set up a higher level urban center as decided by 

the State Government through the CIDCO. Thirdly, the land owners (who are stake-

holders) are not at loss as they have been permitted to utilise the full potential of their 

original holdings in terms of FSI. The lands outside the 200 m periphery around village 

gaothans are at present permissible with the FSI of only 0.20 plus the premium FSI of 

0.30. However, due to the inclusion of their lands in the town planning scheme, these 
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land-owners have been allowed to consume base FSI of 1.00 without any premium. 

Hence, it is appropriate to finalize this scheme on the basis of the 40/60 concept. 

3. The lands situated within the 200 m from the village gaothans are already allowed FSI 

of 1.00 and their owners have argued with the point that they have purchased such lands 

at very high values, but in the scheme, these lands have not been given weightage as 

required. Now the Government has granted additional FSI of 0.25 for the loss of area 

of original plots due to their reconstitution into final plots.   

4. Some of the land owners have requested to amalgamate their scattered land holdings or 

to make suitable sub-division of the draft scheme FPs into separate FPs as per their new 

ownerships or family-wise. This has been considered wherever possible to their 

satisfaction. 

5. The ownership of the original lands are again verified from the updated 7/12 extract 

and changes in the ownership and tenure of the final plots are made accordingly. 

6. The OP No. 185, 126, 188, 190, 191, 186, 142, 242, 203, 245 from village Vichumbe, 

OP No. 496, 467, 510, 433, 465, 466, 487, 493, 506, 509, 474 from village Usarli 

Khurd, OP No.17, 55, 12, 35, 42, 36, 37, 38, 40, 43, 44, 45, 39, 41 from village Devad 

and OP No. 685 and 690 from village Shivkar are recorded as Gurcharan, Gurucharan, 

Group Grampanchayat Vichumbe, Gurucharan, Group Grampanchayat Kolkhe, Sarkari 

Parigh, Sarkari Bin Akari Pad, Kharaba etc. in 7/12 extracts which are Government 

Lands handed over to the respective Gram Panchayats for grazing of cattle.  

Now, agricultural activities will not be continued in the scheme area hereinafter 

and hence, provision of any gurcharan land is not needed. The FP No. 22, 162A, 245, 

451, 23, 27, 78, 69, 129A, 99+101, 239, 162B, 242, 378, 243, 362A, 320A, 362B, 265, 

323, 450, 68, 442, 77, 29 allotted in lieu of these OPs, have been included in the public-

Semi Public Zone in the name of the Government of Maharashtra and in the other rights, 

the name of concerned Grampanchayat is mentioned. 

7.3 AREAS ALLOTTED FOR THE PUBLIC PURPOSES, PLANNING 

AUTHORITY, AND EWS IN THE PRELIMINARY SCHEME 

A. Parks, Playgrounds and Open Spaces 

a. One site of City Park adjoining to the growth Centre (29_CP), 12 sites of Park 

(35_P), (218_P), 187_B_P), (187_P), (220_P), (219_P), (221_P), 187_A_P), 

214_P), 230_P), (228_GB), 229_P),  4 sites of Play Grounds (185_PG), 
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(37_PG), (38_PG), (36_PG) are adjoining to the school sites as proposed in the 

IDP have been incorporated with modifications wherever necessary to fit in the 

scheme layout, but maintaining their areas and utility values. 

b. The recreational spaces in the form of Open Spaces, Parks, and Playgrounds in 

addition to those proposed in the IDP are provided in the scheme at different 

sites having aggregate area of 4.02 Ha.  

c. The total area under all categories of open space in the scheme is 21.79 Ha and 

is 10.19 % of the scheme area. 

B. Social Infrastructure & Utility 

a. Three sites for schools (45_S), (43_S), (44_S) as reserved in IDP have been 

incorporated in this scheme with modifications wherever necessary to fit in the 

scheme layout but maintaining their areas. The total area under school 

reservation is 1.48 Ha. 

b. Three sites of the Public Health Centre (39_PHC), (40_PHC) and (41_PHC) 

have been proposed in the scheme of a total area of 0.590 Ha. 

c. The existing crematoriums were included as existing amenities in the draft 

scheme. In the Preliminary Scheme, these existing crematorium as per 7/12 

extract has been designated to their actual use in FPs no. 1, 431 and 474A. The 

FPs no. 432 and 501 is provided for their extensions. 

d. The total area under all categories of Social Infrastructure & Utilities is 9.60 Ha 

and is 4.49 % of the scheme area. 

C.         Growth Centre 

The site of the Growth Centre is situated on the East boundary of the scheme along 

Mumbai- Pune Expressway. The total area under Growth Centre is 37.140 Ha. and is 17.38% 

of the scheme area. The SPA, NAINA has considered here that reservations of growth centers 

are city level reservations and do not fall under the category of section 64 (g-1) of the Act. 

D.        Plots for Economical Weaker Section (EWS) 

Ten sites for EWS/LIG housing have been proposed in this scheme of an aggregate area of 3.04 

Ha. and it is 1.43% of the scheme area. 

E.        Plots for Sale to the Planning Authority  

Sixteen sites for Sale Plots have been proposed in this scheme of an aggregate area of 0.803 

Ha. and it is 0.38 % of the scheme area. 
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F.        Details of Preliminary Town Planning Scheme No 07. 

a. Total gross area under the scheme is 213.72 Ha. and net area after deducting the 

area under Railway, pada, Area under Mumbai Pune-Highway, water body is 

198.25 Ha. 

b. The scheme area is included in predominantly Residential Zone as per the 

provisions of sanctioned IDP.  

c. The lands under roads, social infrastructural sites, sites under open spaces, play 

grounds, parks etc. shall not admeasure to more than 40 percent of the scheme 

area.   

d. The Gurcharan Lands were allotted to the Gram Panchayats by the Government 

for grazing of the cattle. It is observed that in the draft scheme, the FPs in lieu 

of them were proposed for residential purposes with FSI of 2.5. which are now 

in Preliminary Scheme allotted to Maharashtra Govt. and placed in Public/Semi-

Public zone. 

e. Plots against Government lands/ Devsthan lands/Gram Panchayat lands are 

proposed for public purpose use for the respective authority. 

f. Though some of the final plots of the draft scheme are amalgamated or deleted 

wherever required, the remaining final plots are not renumbered serially but 

their draft scheme numbers are maintained and hence, deleted FP numbers will 

not now appear in the preliminary scheme. Thus FP numbers 30, 31, 32, 33, 34, 

35, 36, 37, 38, 39, 88, 106, 157, 272, 294, 297, 341, 343, 399, 427, 428, 440, 

447, 463, 482, 525, 531  are not now appearing in the preliminary scheme for 

the reasons stated above. The Final Plots allotted to the land owners and to the 

SPA, NAINA are as given in Table B appended to the Preliminary Scheme. 

7.4 AWARD OF THE PRELIMINARY SCHEME 

The Arbitrator has recorded the minutes of the hearings and has taken decisions in 

respect of each and every Original Plot as provided under rule No. 13 (4) (5) of the Maharashtra 

Town Planning Schemes Rules, 1974.   

The decisions of the Arbitrator in respect of every reconstitution of original plots into 

final plots as carried out in the award have been recorded in Table A appended to the award. 

The allotment of the Final Plots with their respective ownerships, areas and tenures are as 

recorded in Table B accompanied to the award of this Preliminary Scheme. The Land Records 
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Department shall open the Property Cards as per this Table B for the final plots as provided 

under Rule no. 18 of the Maharashtra Town Planning Schemes Rules, 1974. 

The Common decisions are also taken in respect of all the Final Plots in the Preliminary 

Scheme as given hereinafter. The period within which the SPA shall carryout works 

contemplated in the scheme has also been decided as provided under section 72(4)(iv) of the 

said Act. SPA - NAINA had moved the Urban Development Department to suspend some of 

the regulations and not to operate them in the scheme area. The State Government, vide letter 

No. TPS-1718/4354/CR-223/18/UD-12 dated 23-10-2018 has approved the proposal of 

suspending the Regulations No. 15, 19, 20.3, 20.4, 21, 22.3.1, to 22.3.10 of the DCPR-2017 

(now superseded by DCPR-2019) and now they are not applicable in the scheme area. 

However, these regulations are not deleted by the State Government and suspension is always 

for a specific period. The Special Development Control and Promotion Regulations to be made 

applicable within this scheme in addition to the DCPR of NAINA are therefore prescribed as 

given hereinafter for the proper and efficient implementation of the Scheme.  

By considering all the issues/points/observations stated above and also after hearing 

SPA-NAINA on 1st November 2023, the layout of the draft scheme has been modified and 

finalized by the Arbitrator with modifications as stated above. The Preliminary Scheme has 

been accordingly drawn up as per sub-section (7) of the Section 72 of the Act as appearing in 

the Plans no. 3 and 4 read with Tables A and B appended to the award. 

7.5 LAND USE ANALYSIS OF THE PRELIMINARY SCHEME 

The comparison in areas of public users and the Roads provided by the SPA, NAINA in the 

sanctioned draft scheme and now provided in the Preliminary Scheme in the award drawn up 

by the Arbitrator is as given in the following tables 5, 6 and 7. 

Table 5: Site wise comparison of IDP Reservations in the sanctioned Draft Scheme and in the 

Preliminary Scheme 

Sr. 

No. 

  

IDP 

Reservation 
  Draft Scheme 

Preliminary 

scheme 

 

Designation IDP No. 

IDP 

Report 

Area 

FP 

No. 

Area 

(sqm) 

FP 

No. 
Area 

Remarks 

A IDP Electric Sub-Station  

1 
Electric Sub 

Station 
34_ESS 2000 260 2193 260 2010.61 

 

2 
Electric Sub 

Station 
180_ESS 2100 436 2250 436 2249.66 

 

 Total Area 4100  4443  4260.28  
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Sr. 

No. 

  

IDP 

Reservation 
  Draft Scheme 

Preliminary 

scheme 

 

Designation IDP No. 

IDP 

Report 

Area 

FP 

No. 

Area 

(sqm) 

FP 

No. 
Area 

Remarks 

B IDP Community Centre  

1 
Community 

Centre 
28_CC 2200 98 2547 98 2546.85 

- 

 Total Area 2200  2547  2546.85 
 

C IDP Daily Bazar  

1 DailyBazar 30_DB 1600 40 2041 40 1727.17 - 

2 DailyBazar 31_DB 900 57 1093 57 1093.07 - 

3 DailyBazar 32_DB 900 353 994 353 993.67 - 

 Total Area 3400  4128  3813.91 
 

D IDP Schools  

1 School 44_S 4300 54 4336 54 4614.41 - 

2 School 43_S 4800 328 4865 328 4863.53 - 

3 School 45_S 5200 349 5307 349 5306.85 - 

 Total Area 14300  14508  14784.80  

E IDP Primary Health Centres  

1 
Public Health 

Centre 
39_PHC 1490 147 2740 147 2748.49 

- 

2 
Public Health 

Centre 
41_PHC 1600 158 1668 158 1651.54 

- 

3 
Public Health 

Centre 
40_PHC 1500 331 1505 331 1505.83 

- 

 Total Area 4590  5913  5905.08  

F IDP Police Station  

1 Police Station 194_PS 10600 444 11446 444 11131.61 - 

 Total Area 10600  11446  11131.61 - 

G IDP STP  

1 
Sewage 

Treatment Plant 
199_STP 19200 472 24092 472 21399.87 

- 

 Total Area 19200  24092  21399.87  

H IDP ESR/GSR  

1 

Elevated 

Storage 

Reservoir/Grou

nd Storage 

Reservoir 

33_ESR/

GSR 
2500 317 2564 317 2564.38 

- 

 Total Area 2500  2564  2564.38  

I  IDP Growth Centres  
1 

 
Growth Centre 202_GC 

371000 

183 25351 183 25356.33 
- 

2 Growth Centre 202_GC 184 72189 184 76660.21 - 

3 Growth Centre 202_GC 189 268142 189 
269389.2

2 

- 

 Total Area 371000  372258  371405  

J IDP City Park  

1 City Park 29_CP 53658.69 333 54442 333 53881.47 - 

 Total Area 53658.69  54442  53881.47  

K IDP Parks  

1 
Park 203_P 1400 10 2145 

10A 951.00 - 

2 10B 1346.08 - 

3 Park 228_GB 2500 21 2534 21 2372.13 - 
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Sr. 

No. 

  

IDP 

Reservation 
  Draft Scheme 

Preliminary 

scheme 

 

Designation IDP No. 

IDP 

Report 

Area 

FP 

No. 

Area 

(sqm) 

FP 

No. 
Area 

Remarks 

4 Park 229_P 
3300 

18 
4095 

18 1969.87 - 

5 Park 229_P 19 19 2415.16 - 

6 Park 214_P 1490 164 1548 164 1548.163 - 

7 Park 35_P 

37000 

185 

37047 

185 2987.05 - 

8 Park 35_P 186 186 4242.32 - 

9 Park 35_P 186A 186A 4338.70 - 

10 Park 35_P 187 187 4999.75 - 

11 Park 35_P 187A 187A 7227.66 - 

12 Park 35_P  374 5383.97 - 

13 Park 35_P 188 188 3448.28 - 

14 Park 35_P  336 7504.88 - 

15 Park 220_P 2719 435 2860 435 1324.18 - 

16 Park 219_P 1000 382 2576 382 2268.78 - 

17 Park 187B_P 
5500 

430 
5501 

430 573.70 - 

18 Park 187B_P 489 489 3844.59 - 

19 Park 218_P 3200 433 4477 433 2991.92 - 

20 Park 187A_P 6900 452 7687 452 7689.99 - 

21 Park 221_P 1713 455 1826 455 1380.80 - 

 Total Area 66722  72296  70809.05 - 

L IDP Playgrounds 

41 Play Ground 36_PG 6400 53 5686 53 5959.76 - 

42 Play Ground 38_PG 6500 332 6502 332 6567.53 - 

43 Play Ground 37_PG 6300 350 6655 350 6655.21 - 

44 Play Ground 185_PG 33300 500 33372 500 33771.80 - 

 Total Area 52500  52215  52954.30  

 
Total Area under IDP 

Reservations 
551112  620852.3  615458.2 

 

 

 
Table 6: Site-wise Comparison of Layout Public Uses provided in the sanctioned Draft Scheme and in 

the Preliminary Scheme 

Sr. 

No. 

Public User Draft Scheme Preliminary scheme Remarks 

FP No. Area (sqm) FP No. Area (sqm) 

A Open Spaces (O/S) in addition to IDP Sites 

1 Layout Open Space 2 1047.51 2 386.1716 - 

2 Layout Open Space 6 1018.92 6 419.7156 - 

3 Layout Open Space 59 346.28407 59 346.2872  

4 Layout Open Space   82 928.6103  

5 Layout Open Space   86 135.7812  

6 Layout Open Space 90 664.19    

7 Layout Open Space   110 1160.1843  

8 Layout Open Space 112 1650.53    

9 Layout Open Space 136 496 136 383.2420  

10 Layout Open Space 145 1036.75 145 993.6470  
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Sr. 

No. 

Public User Draft Scheme Preliminary scheme Remarks 

FP No. Area (sqm) FP No. Area (sqm) 

11 Layout Open Space   170A 122.3430  

12 Layout Open Space 195 300.42 195 406.0908  

13 Layout Open Space 199 960.35 199 314.0293  

14 Layout Open Space 202 2017.99 202 2146.2665  

15 Layout Open Space 210 1403.48 210 1707.3014  

16 Layout Open Space 214 1277.93 214 1173.6741  

17 Layout Open Space 233 693.33 233 795.4078  

18 Layout Open Space 241 1236.75 241A 1086.8713  

19 Layout Open Space   241C 241.0487  

20 Layout Open Space   241B 462.5817  

21 Layout Open Space      

22 Layout Open Space   250B 1000.28  

23 Layout Open Space 269B 383.78 269B 866.6552  

24 Layout Open Space 273 468.54 273 396.14  

25 Layout Open Space 288 455.64 288 179.74  

26 Layout Open Space 289 235.43 289 109.81  

27 Layout Open Space 294 815    

28 Layout Open Space 308 239.65 308 311.74  

29 Layout Open Space 318 213.01 318 213.01  

30 Layout Open Space   335 468.63  

31 Layout Open Space   371B 1716.40  

32 Layout Open Space   363 1894.58  

33 Layout Open Space 379 3781.25 379 1432.73  

34 Layout Open Space 380 691.40 380 534.75  

35 Layout Open Space 381 2859.53 381 2039.96  

36 Layout Open Space 387 159.37    

37 Layout Open Space   414 442.34  

38 Layout Open Space 416 1245.31 416 394.69  

39 Layout Open Space   426 883.02  

40 Layout Open Space 428 2287.20    

41 Layout Open Space 429 222.31    

42 Layout Open Space   461B 204.2  

43 Layout Open Space 473 1407.12 473 432.08  

44 Layout Open Space   474B 548.81  

45 Layout Open Space   496 1689.53  

46 Layout Open Space 497 813.15    

47 Layout Open Space      

48 Layout Open Space 544 813.36 544 813.36  

49 Layout Open Space   526 713.36  

50 Layout Open Space 553 924.73 553 924.26  

51 Layout Open Space   553A 1068.06  

52 Layout Open Space 562 8117.62 562 7730.56  
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Sr. 

No. 

Public User Draft Scheme Preliminary scheme Remarks 

FP No. Area (sqm) FP No. Area (sqm) 

 Draft Layout Amenity -33  

Preliminary Layout Open space 

- 43 

 40283.89  40218.14  

 

Sr. 

No. 

Public User Draft Scheme Preliminary scheme Remarks 

FP No. Area 

(sqm) 

FP No. Area (sqm) 

B Amenities in addition to IDP Sites 

1 Layout Amenity 1 1366.00 1 1721.04  

2 Layout Amenity 5 1122.58 5 1026.42  

3 Layout Amenity 41 268.89    

4 Layout Amenity 44 181.49 44 152.48  

5 Layout Amenity 61 1285.00 61 1221.47  

6 Layout Amenity 72 529.46 72 504.03  

7 Layout Amenity 82 928.61    

8 Layout Amenity 86 794.34    

9 Layout Amenity   90 1373.26  

10 Layout Amenity 94 796.41 94 783.49  

11 Layout Amenity 105 1246.67 105 498.45  

12 Layout Amenity 110 441.21    

13 Layout Amenity 125 193.60 125 193.68  

14 Layout Amenity 146 3525.42 146 3522.84  

15 Layout Amenity 150 979.09 150A 979.09  

16 Layout Amenity 157 1496.89    

17 Layout Amenity 160 1244.97 160 1206.01  

18 Layout Amenity 167A 373.66    

19 Layout Amenity 174 408.96 174 408.97  

20 Layout Amenity 178 1313.67 178 757.12  

21 Layout Amenity 181 597.49 181 597.11  

22 Layout Amenity 201 587.09    

23 Layout Amenity 258 1182.81 258 2106.05  

24 Layout Amenity 265 759.27    

25 Layout Amenity 269A 522.83    

26 Layout Amenity 277 384.97 277 365.24  

27 Layout Amenity 298 990.82 298 1723.79  

28 Layout Amenity 323 136.69    

29 Layout Amenity 335 311.54    

30 Layout Amenity 345 1410.57 345A 324.23  

31 Layout Amenity 357 1044.59 357 1749.32  

32 Layout Amenity 404 279.14 407 388.15  

33 Layout Amenity 414 588.99    

34 Layout Amenity 418 411.66 418 709.74  

35 Layout Amenity 431 372.95 431 199.96  

36 Layout Amenity 432 642.29 432 460.54  
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Sr. 

No. 

Public User Draft Scheme Preliminary scheme Remarks 

FP No. Area 

(sqm) 

FP No. Area (sqm) 

37 Layout Amenity 446 487.76 446 488.17  

38 Layout Amenity 460 3774.25    

39 Layout Amenity 463 637.87    

40 Layout Amenity 469 1416.24 469 1146.70  

41 Layout Amenity 474 2275.00 474A 2366.50  

42 Layout Amenity 479 1180.11 479 498.59  

43 Layout Amenity 481 1128.68    

44 Layout Amenity 490 2047.00    

45 Layout Amenity 496 905.59    

46 Layout Amenity   497A 358.38  

47 Layout Amenity 498 2162.92    

48 Layout Amenity 498A 271.50    

49 Layout Amenity   501 372.20  

50 Layout Amenity 510 1400.06    

51 Layout Amenity 517 344.90 517 344.91  

52 Layout Amenity 526 257.59    

53 Layout Amenity 551 484.89 551 484.73  

54 Layout Amenity 560 571.73 560 573.04  

Tota

l 

Draft Layout Amenity - 51 

Preliminary Layout 

Amenity - 33 

 48066.74  29605.70  

C EWS/ LIG Housing 

1 EWS/LIG Housing 47 3107.67    

2 EWS/LIG Housing   50 2354.78  

3 EWS/LIG Housing 64 1906.70 64 1868.80  

4 EWS/LIG Housing 307 3197.93 307 2405.41  

5 EWS/LIG Housing   112 1668.89  

6 EWS/LIG Housing 269 8960.45 269 5630.81  

7 EWS/LIG Housing 139 7544.74 139 7132.74  

8 EWS/LIG Housing 315 2370.26 315 2342.04  

9 EWS/LIG Housing 336 6671.74    

10 EWS/LIG Housing 346 1790.87 346 1790.99  

11 EWS/LIG Housing 131 2879.40 131 2693.53  

12 EWS/LIG Housing   395 2600.40  

13 EWS/LIG Housing 494 2046.36    

Tota

l 

Draft EWS/LIG- 10 

Preliminary Layout 

EWS/LIG - 10 

 40476.13  30488.38  

D Govt./ Public Purpose Lands 

1 Public/Govt Land   442 516.03  

2 Public/Govt Land   378 524.25  

3 Public/Govt Land   450 4359.66  

4 Public/Govt Land   451 2181.50  

5 Public/Govt Land   323 136.69  

6 Public/Govt Land   265 511.20  

7 Public/Govt Land   239 642.71  

8 Public/Govt Land   242 454.11  
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Sr. 

No. 

Public User Draft Scheme Preliminary scheme Remarks 

FP No. Area 

(sqm) 

FP No. Area (sqm) 

9 Public/Govt Land   243 825.84  

10 Public/Govt Land   245 2489.68  

11 Public/Govt Land   129A 3419.47  

12 Public/Govt Land   162A 987.18  

13 Public/Govt Land   99+101 6590.77  

14 Public/Govt Land   78 6556.20  

15 Public/Govt Land   77 760.25  

16 Public/Govt Land   69 3412.22  

17 Public/Govt Land   68 160.03  

18 Public/Govt Land   27 914.21  

19 Public/Govt Land   23 11944.73  

20 Public/Govt Land   29 3457.22  

21 Public/Govt Land   22 19675.86  

22 Public/Govt Land   362A 1257.56  

23 Public/Govt Land   320A 2667.77  

24 Public/Govt Land   362B 6082.62  

25 Public/Govt Land   162B 1436.25  

Tota

l 

Draft Layout Amenity - 0 

Preliminary Layout 

Public/Govt Lands-25 

   81964.16  

E Sale Plot 

1 Sale Plot   510 606.57  

2 Sale Plot   535B 265.58  

3 Sale Plot   497B 196.46  

4 Sale Plot   481 756.31  

5 Sale Plot   383 623.69  

6 Sale Plot   460 2085.60  

7 Sale Plot   201 376.94  

8 Sale Plot   170B 148.55  

9 Sale Plot   79B 123.37  

10 Sale Plot   150B 771.71  

11 Sale Plot   41 349.57  

12 Sale Plot   48 602.86  

13 Sale Plot   129D 300.44  

14 Sale Plot   167B 280.20  

15 Sale Plot   167C 297.97  

16 Sale Plot   387 245.44  

Tota

l 

Draft Layout Sale Plot - 

0 

Preliminary Layout Sale 

Plots-16 

   8031.34  

The section 64 (g-1) prescribes two caps viz. first of 10 % of the scheme area under 

clause (i) for reserving EWS/LIG housing and housing of the dispossessed persons due to 

scheme and second of 40 % of the scheme area 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 
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within these caps of 10 % and 40 % mentioned under section 64(g-1) (i) and (ii) of the said Act 

as can be seen from the Table 7 below. 

The Growth Centres, being city-level proposals of the IDP which have been included 

in the scheme, 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 Schemes, NAINA No. 1 and 2 which has been accepted by the 

State Government and the said schemes are accordingly sanctioned under section 86(1) of the 

said Act confirming this assumption. 

Table 7: Land-Use Analysis of the Preliminary Scheme and its comparison with the sanctioned Draft 

Scheme 

Sr. 

No. 

Public Sites and 

Users 

Percentages with Scheme area 

Remarks 

Draft Scheme Preliminary  Scheme 

Area 

(Sq.m.) 
% 

Area 

(Ha) 
Total 

% on 

Gross 

Area 

% on 

Net 

Area 

 
Total Area Under 

Scheme 

215.73Ha (Gross Area) 

201.47 Ha (Net Area) 

213.726 HA (Gross Area) 

 

198.25 

Ha (Net 

Area) 

 

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

A EWS 4.05 2.0 3.05     

B 

Total Users as 

per Section 64 (g-

1) (i) 

4.05 2.0 3.05 3.05 1.43 1.54 
Below 10% of the 

Total Area under 

TPS - 7. 

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

A For Roads        

1 IDP Roads 
35.85 17.79 

19.90 
36.23 16.95 18.27 

 

2 Layout Roads 16.33  

B For Parks, Play Ground, Garden & Open Spaces 

1 IDP City Parks 

17.93 8.9 

5.39 

17.76 8.31 8.96 

 

2 IDP Parks 7.08  

3 IDP Play Grounds 5.30  

4 
Layout Open 

Spaces 
4.03 2.0 4.02 4.02 1.88 2.03  

 
Total Open 

Space Area 
21.96 10.9  21.79 10.19 10.99  

C For Social Infrastructure and Public Utility 

1 IDP Schools 

6.98 3.5 

1.48 

6.64 3.11 3.35  

2 IDP Daily Bazar 0.38 

3 
IDP Primary 

Health Centres 
0.59 

4 IDP ESS 0.43 

5 IDP ESR/GSR 0.26 

6 
IDP Police 

Station 
1.11 
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Sr. 

No. 

Public Sites and 

Users 

Percentages with Scheme area 

Remarks 

Draft Scheme Preliminary  Scheme 

Area 

(Sq.m.) 
% 

Area 

(Ha) 
Total 

% on 

Gross 

Area 

% on 

Net 

Area 

7 IDP CC 0.25 

8 IDP STP 2.14 

9 Layout Amenities 4.34 2.2 2.53 
2.96 1.39 1.49  

10 Existing Amenity   0.43 

 

Total Social 

Infrastructure 

and Public Utility 

Area 

11.32 5.62  9.60 4.49 4.84  

D Sale plot by SPA NAINA 

1 Sale Plots 0.00 0.00 0.80 0.80 0.38 0.41  

 
Total Users as 

per Section 64 (g-

1) (ii) 

80.45   68.42 32.01 34.51 

Below 40% of 

the Total Area 

under TPS - 7. 

3 Plots of Users not falling under  64(g-1) 

A 
IDP Growth 

Centres 
38.22 19.0 37.14 37.14 17.38 18.73  

B 
Govt./ Public 

Purpose Lands 
  8.20 8.20 3.84 4.13  

 
Total of Plot  

Users not falling 

under  64(g-1) 

38.22 18.5  45.34 21.21 22.87  

4 Area excluded from Scheme to calculate Net Area 

1 
Area Under Pune-

Mumbai Highway 

11.62  

2.72 2.72 1.27   

2 
Area Under 

Railway 
11.47 11.47 5.37   

3 Waterbody 0.92 0.92 0.43   

4 Pada 0.36 0.36 0.17   

5 Final Plots allotted to Land Owners 

1 
Final Plots allotted 

to Land Owners 
90.07 44.7 81.45 81.45 38.11 41.08  

 
Gross Scheme 

Area 
201.47 100.0 213.726 213.726 100.00 100.00  

 

8. LEGAL FORMALITIES IN TPS-7:  

Table 8: Legal Formalities 

Sr. 

No 
Legal Stage 

Section/ Rule Of 

The Act 
Reference Date 

1 Declaration of Intention 60 (1) 
Resolution No. 12255, Board 

Meeting No. 13.09.2019 
13.09.2019 

2 
Gazette Publication of 

notice 
60 (2) 

Maharashtra Government Gazette, 

Extraordinary Part II 
18.09.2019 

3 
Newspaper Publication of 

notice 

60 (2) 

Rule 3(2) 
Ram Prahar, Krushiwal 20.09.2019 

4 
Copies of Intention and Plan 

to Govt. and DTP 
60 (2) 

Letter No. CIDCO/ 

NAINA/CP/TPS-7/ 2019/SAP 
18.09.2019 
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Sr. 

No 
Legal Stage 

Section/ Rule Of 

The Act 
Reference Date 

604/375 

5 

Publication of Plan and 

Gazette notice in SPA’s 

office 

60 (3) 

Rule. 3(1) 
----- 18.09.2019 

6 
JDTP, Konkan Division 

Extension Letter 
61(3) 

TPS No. 7/ NAINA/Sec 

61(3)/Time-Limit Extension/JDTP-

KDN/2061 dt. 04.03.2020 

04.03.2020 

7 Meeting with Owners Rule 4(1) ---- 

10.06.2020 

to 

20.06.2020 

8 Consultation with DTP 
61(1) 

Rule 4(2) 

Letter No. CIDCO/NAINA/TPS-

7/Consultation u/s 61(1) /2020/1213 
11.08.2020 

9 National Lockdown applicable as per Maharashtra Ordinance XV of 2020 dated 31st August 2020 

10 
DTP’s Remarks on draft 

scheme 

61(1) 

Rule 4(2) 

जा.क्र. नैना /न.र.यो.क्र. 7/प्र.क्र.74/20/टिपीव्ही 

3/1495 
15.03.2021 

11 
Gazette Publication of 

Notice 

61(1) 

Rule 5(1) 

Maharashtra Government Gazette, 

Extraordinary Part II 
25.04.2022 

12 
Newspaper Publication of 

notice 

61(1) 

Rule 5(2) 
Krushiwal, Raigad Nagari 28.04.2022 

13 
Suggestions/ Objections 

Received Timeframe 
Rule 5(2) ----- 

25.04.2022 

- 

27.05.2022 

14 

Submission to Govt. for 

Sanction 

(Now to MD, CIDCO) 

68(1) 
CIDCO/NAINA/TPS-

7/Sec68(1)/2022/E-136658 
22.07.2022 

16 Consultation with DTP 68(2) 
जा. क्र. प्रा.न.र.यो / नरयो क्र. 7/ नैना / कलम 

68(1) /467 
17.10.2022 

17 Sanction of Draft Scheme 68(2) 
CIDCO/NAINA/TPS-7/Draft 

Scheme /2022 
21.10.2022 

18 
Gazette publication of 

Sanction of Draft Scheme 
68(2) 

CIDCO/NAINA/TPS-7/Draft 

Scheme /2022 
04/11/2022 

B Arbitrator Proceedings 

19 

Gazette Notification of 

Appointment of an 

Arbitrator by Govt. 

72(1) 

TPS-1222/2152/C.R.148 

/22/UD-12 02/12/2022 

20 

Gazette publication of 

Appointment of an 

Arbitrator by Govt. 

72(1) 

TPS-1222/2152/C.R.148 

/22/UD-12 
23-29 

March 

2023 

21 
Gazette of Arbitrator to 

commence the duties 
Rule 13 

ARB/TPS-7/GEN/2023/08 dated 

05/04/2023 
25/04/2023 

22 
Newspaper publication of 

commencement of duties 
Rule 13 

ARB/TPS-7/GEN/2023/08 dated 

05/04/2023 

16/04/2023 

, 17/04/223 

23 
Special Notices in form 4 

to owners 

72(4)(i) 

Rule 13(3) 

Issued to all Land Owners by Post. 

Hearing Schedule is published on 

CIDCO’s website and 

Newspaper - Dainik Sagar and 

Dhavate Navnagar. 

18/07/2023 

24 
1st Hearing to Land 

Owners 
Rule 13 

Hearing Period 24/07/2023 

to 
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Sr. 

No 
Legal Stage 

Section/ Rule Of 

The Act 
Reference Date 

21/08/2023 

25 Special Notices in form 4  Rule 13 

Issued to all Land Owners by Post, 

who did not appear for 1st Hearing. 

Hearing Schedule is published on 

CIDCO’s website and Newspaper - 

Dainik Sagar, Dainik Raigad Nagari 

and CIDCO’s Website 

02/09/2023 

26 
2nd Hearing to Land 

Owners 
Rule 13 

Hearing Period. 04/09/2023 

to 

15/09/2023 

27 

Request to State Govt to 

extend time limit to 

prepare preliminary 

scheme. 

72(4)(i) 

Rule 13(4) 

लवाि/न.र.यो-७/सववसाधारण/२०२३/४७० 
02/08/2023 

28 

Arbitrator to subdivide 

the scheme into 

Preliminary and Final 

schemes 

72(4)(i) 

Rule 13(4) 

ARB/TPS-7/GEN/2023/488/2 

29/08/2023 

29 
Remarks of SPA, NAINA 

on hearing to Arbitrator 
72(4)(i) 

Rule 13(3) 

CIDCO/NAINA/Arbitrator/TPS-

7/2023/956  
24/11/2023 

30 

Preparation of 

Preliminary Scheme by 

the Arbitrator 

72(3) 

ARB/TPS-7/Award/223/512 

30/11/2023 

31 

Publication of notice 

regarding preparation of 

the preliminary scheme 

72(3) 

महाराष्ट्र शासन राजपत्र, असाधारण भाग िोन, 
असाधारण क्रमाांक १०१, दिनाांक ०१ दडसेंबर, 
२०२३ 

01/12/2023 

32 

Publication of notice 

regarding preparation of 

the preliminary scheme 

 

Dainik Kille Raigad, Ram Prahar 

and Newsband 12/12/2023 

33 

Submission of the 

Preliminary Scheme to 

the Govt for sanction 

72(3) 

ARB/TPS-7/GEN/2023/522 

29/12/2023 

8 TIMELINES FOLLOWED IN PREPARING TPS-7:  

Table 9: Timelines followed in TPS - 7 

Sr. 

No. 

Section of 

the Act. 

Time limit Prescribed Time Limit Followed 

1. 60(1) Declaration of Intention 13/09/2019 

2. 60(2) Declaration in the Official Gazette  (30 days) 

(upto 19/08/2019) 

18.09.2019 

3.  Covid Orders 31/03/2022 

4. 61(1) Publication of Draft Scheme  

(9+3 months extension)  

(upto 06/08/2020) 

25/04/2022 

5. 68(1) Submission of Draft Scheme to Govt. (Now to MD, 22/07/2022 
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Sr. 

No. 

Section of 

the Act. 

Time limit Prescribed Time Limit Followed 

CIDCO) 

3 months from Publication 

(upto 25/07/2022) 

6. 68(2) Sanction of the Draft Scheme by Govt.  

3 months from submission by Planning Authority.  

(upto 22/10/2022) 

21/10/2022 

 

7. 68(2) Gazette Notification of Sanction of the Draft Scheme 

by Govt.  

4/11/2022 

 

8. 72(1) Appointment of Arbitrator 

One month 

(upto 04/12/2022) 

02/12/2022 

9. 72(3) To draw Preliminary Scheme 

9 months + 3months extension  

(upto 01/12/2023) 

30/11/2023 

10. 72(5) Submission of the Preliminary Scheme 

(No time limit prescribed) 

29/12/2023 

 

10 SUBMISSIONS/ ACCOMPANIMENTS:  

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

1) Plan No. 1 showing the location of the scheme area in the IDP and in NAINA. 

2) Plan No. 2 showing the Original plots included in the scheme in green colour. 

(scale 1:2500) 

3) Plan No. 3 showing the Original Plots in green colour and superimposed thereon 

the Final Plots in red colour. (scale 1:2500) 

4) Plan No. 4 showing the Final Plots in red colour allotted in lieu of Original Plots, 

uses of the Final Plot and the infrastructure. (scale 1:2500) 

5) Table A for original plot-wise decisions of the Arbitrator  

6) Table B for Allotment of final plots with ownerships, areas, tenures  

7) Report on the Award of the Preliminary Scheme by the Arbitrator  

8) General / Common Decisions 

9) Special Development Control and Promotion Regulations 

The Preliminary Town Planning Scheme, NAINA no. 07 has been drawn up 

accordingly under sub-section (7) of Section 72 of the said Act on 30th November 2023. The 

notices in English and in Marathi regarding drawing-up of this preliminary scheme have been 

published in the Extra-Ordinary Gazette no. 101, in Part II; dated 01/12/ 2023. These notices 
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have also been published in the local Newspapers, Dainik Kille, Ram Prahar and Newsband 

dated 12/12/2023.  Said notices are attached as Annexure 13 and Annexure 14. 

The Preliminary Town Planning Scheme, NAINA no. 07 is thereafter submitted by the 

Arbitrator to the State Government as provided under sub-section (5) of the Section 72 of the 

said Act for sanction vide his letter bearing no. ARB/TPS-7/Pre-Sub/2023/522, dated 29th 

December 2023. 

                                   

 

(Abhiraj Girkar) 

    Arbitrator 

                 NAINA, Town Planning Scheme No. 7. 

29th December 2023 
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TOWN PLANNING SCHEME 

NO. 7, NAINA 

(Part of Villages Devad, Vichumbe, Kolkhe Peth, Usarli Khurd and Shivkar of 

Taluka – Panvel, District – Raigad) 

 PRELIMINARY SCHEME 

GENERAL/ COMMON DECISIONS 

PART B 

11 GENERAL / COMMON DECISIONS 

The following General/Common decisions shall hold good and shall be applicable within 

the area of the NAINA, Town Planning Scheme No. 7. 

1) All the Final Plots have been defined and decided and as settled by the Arbitrator vide 

sub-section 4 of section 72 of the Maharashtra Regional and Town Planning Act, 1966 

and they are as shown on the plans no. 3 and 4 in Red colour and as detailed in Table B 

of the Preliminary Scheme in force.  

2) The Ownerships along with their shares and the areas of Final Plots allotted in lieu of 

Original Plots or allotted to SPA - NAINA shall be as recorded in the Table B. These 

Final Plots shall be referred to in future with their respective Final Plot Numbers 

mentioned on the plans no. 3 and 4 as well as in Table B of the Preliminary Scheme in 

force. Further, where shares in the ownerships are not specifically mentioned, such 

shares in respect of co-ownerships shall be considered as equal, unless noted otherwise 

in the remarks column of Table B.  

3) The Tenures, Ownerships and other rights, if any, in respect of Original Plots, unless 

otherwise extinguished or specifically mentioned in the decisions, shall have been 

hereby transferred mutatis mutandis to the corresponding Final Plots. However, tenancy 

rights, if any, shall be considered as transferred only to the relevant portion 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 Table B is 

on the basis of that recorded by the Revenue Department in the respective 7/12 extract. 

This Tenure shall stand changed automatically after new tenure is attached 
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subsequently 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 proportionately to the corresponding Final Plots. 

6) All rights of lessors and lessees, if any, in the Original Plots are hereby transferred to 

the corresponding Final Plots subject to the adjustments in lease rents in proportion with 

the changes made in their areas.  

7) The lands for which no final plot numbers are allotted shall vest free of all 

encumbrances in SPA - NAINA (which are generally the lands under roads/ 

accesses/lakes/nallas etc.). 

8) All the rights of passages, right of ways / accesses or of easements, or any right to draw 

water from any well exists in any original plot if any, existing prior to the date of 

enforcement of the Preliminary Scheme over any lands / Original Plots included in the 

Scheme shall hereby stand extinguished. Passages/Accesses to allotted final plots shall 

be derived only through the Roads provided and constructed in accordance with the 

Scheme layout in force. 

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 of compound walls, wire fencing, sheds, huts or of any other 

structures etc. within six 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 SPA - NAINA shall demolish and remove the affected 

compound walls or wire fencings. 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 extended period, SPA - NAINA shall remove the structures and take away the 

materials. In such cases, the material so removed shall belong to SPA - NAINA. 
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11) 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 

12) The Final Plots allotted for public purposes in the Scheme shall vest in SPA - NAINA 

free from all encumbrances w.e.f. the date on which the Preliminary Scheme comes into 

force. SPA - NAINA shall keep all such public sites free of any encroachments and 

exclusively use for the purposes designated in the scheme. 

13) The Amenity Plots/Open Spaces provided in the scheme shall be utilized primarily for 

the benefits of the residents of the scheme.  

14) The plots provided for the Amenities shall be utilized only for the social infrastructure 

primarily beneficial to the residents of the scheme such as local level Educational and 

Medical facilities, Shopping Centres, Retail Markets, Convenience Shopping, 

Recreation, Parking facilities, Utilities such as Water Supply, Sanitation, Drainage and 

Electric Supply, Communication etc. The Vice Chairman & Managing Director, 

CIDCO is authorized to add any user of public nature and utilize any amenity plot for 

such user which is beneficial to the scheme residents. 

15) 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 

Plots. 

16) Where a Final Plot wholly or partly is sold out or laid out into sub-plots and such sub-

plots are sold by the owner/s before making payment of incremental contribution to 

SPA - NAINA levied to such Final Plot, the purchasers / new owners / successors shall 

be liable for payment of such incremental contribution levied on such Final Plot in 

proportion of the areas held by new owners. In case of any dispute in this regard, the 

decision of the Vice Chairman & Managing Director, CIDCO is final and conclusive 

and shall remain binding on the respective new owners. 

17) Development in a Final Plot shall be permitted only after payment of net demand 

mentioned in column 15 of the Form No.1 of the Final Scheme. This payment of net 

demand is in addition to development charges prescribed under chapter VI-A of the 

Maharashtra Regional & Town Planning Act, 1966. The development fund in the form 

of incremental contribution collected by SPA - NAINA from the owners of the Final 
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Plots shall be deposited in a separate account and shall be utilized for the development 

of the scheme and to carry out works stipulated in the scheme. 

18) Provision of infrastructure as listed in sub-clauses (ii-b), (ii-e), (ii-f) & (ii-g) of 

subsection (1) of section 59 of the act is considered absolutely necessary for the scheme. 

These lands have already vested in the SPA - NAINA after the sanction of draft scheme 

u/s 68(2). The SPA - NAINA shall complete the above listed works in the scheme 

within a period of five years from the date of coming into force of the preliminary 

scheme. 

19) SPA - NAINA 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 of the Preliminary Scheme 

within twelve months from the date of coming into force of the preliminary scheme. 

20) SPA - NAINA shall, within three months from the date of coming into force 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. 

21) SPA - NAINA shall, within three months from the date of coming into force 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.  

22) The SPA - NAINA shall immediately fence all the public sites which will be vesting in 

it under this scheme so as to avoid probable encroachments. 

23) SPA - NAINA shall develop Gardens, Parks, Play-Grounds and Open Spaces provided 

in the scheme within a period of five years from the date of coming into force of the 

preliminary scheme. The priority in this respect shall be decided by the SPA - NAINA 

considering the pace of development and need of the facility to the scheme residents. 

Buffer space under Power Transmission lines can be used as open space following all 

the guidelines as governed by MSEDCL. 

24) The FPs provided for housing for EWS/LIG shall be developed by SPA - NAINA 

within a reasonable time frame considering the need of the facility under its social 

housing programme. 

25) SPA - NAINA shall sell FPs provided as sale plots under clause (ii) (D) of the section 

64 (g-1) of the MR & TP Act, 1966 in the scheme in the open market for any use 
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including IT/ITES establishments but excepting industrial use, for raising the funds to 

meet the cost of infrastructure of the Scheme. 

26) The Growth Centres as proposed in the IDP and accordingly have been incorporated in 

the Scheme shall be developed by SPA - NAINA as per its programme of 

implementation of the Growth Centres as a whole.  

27)  The Crematoria existing in the scheme, being used by the villagers, have been 

maintained in the scheme with 40% of their area. All of them have been provided with 

adjoining amenity plots for their expansion. SPA - NAINA shall improve and upgrade 

these Crematoria with modern amenities to the satisfaction of the scheme residents. 

They shall be protected from river flood wherever needed. 

28) SPA - NAINA shall coordinate all the roads which are running further through the areas 

of adjoining TP schemes as well as the part reservations or public sites provided on the 

boundary of this scheme with the sites to be provided in such adjoining schemes. 

29) In case, SPA - NAINA, is unable to complete the works within the time limits 

prescribed by the Arbitrator, then SPA - NAINA shall approach the State Government 

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

 

 

 

 

(Abhiraj Girkar) 

Arbitrator 

NAINA, Town Planning Scheme No. 7. 

 29th December, 2023  
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TOWN PLANNING SCHEME 

NO. 7, NAINA 

(Part of Villages Devad, Vichumbe, Kolkhe Peth, Usarli Khurd and Shivkar of 

Taluka – Panvel, District – Raigad) 

 

PRELIMINARY SCHEME 

SPECIAL DEVELOPMENT CONTROL REGULATIONS 

PART C 

12 DEVELOPMENT CONTROL AND PROMOTION REGULATION (DCPR)  

In addition to DCPR-2019, which are made applicable to the 23 Revenue villages of NAINA 

under directives given by Government vide no. TPS-1717/2750/ C.R.91/19/UD-12, dated 

6/1/2020 under section 37(1AA) read with section 154 of the Maharashtra Regional and Town 

Planning Act, 1966, SPA-NAINA had proposed the Special Development and Promotion 

Regulations (Hereinafter referred to as “Special DCR”) for the development of any sort to be 

carried out in the final plots of the Town Planning Scheme, NAINA No.6. In case of any 

conflict between the regulations in DCPR-2019 and the special regulations arises, then the 

special regulations shall prevail. 

The State Government has sanctioned the Preliminary Town Planning Scheme No.3 along with 

Special DCR vide Urban Development Department Notification no. TPS-1222/2186/CR-

15/12/UD-12 dated 29th November 2022 under sub-section (1) of section 86 of the said Act. 

Thereafter, as per discussion in the hearing, SPA- NAINA vide letter No. 

CIDCO/NAINA/Arbitrator/TPS-6/2023/889 dated 02.11.2023 submitted that modifications 

required in Special DCR were submitted to UDD for consideration with retrospective effect 

for all TPS in NAINA. The same may be incorporated in Special DCR of TPS- 7 by the 

Arbitrator. Also as per the requests received from the land owners and for implementation of 

the scheme, 2 new regulations have been proposed. 

For all the 12 Town Planning Schemes, uniform Special DCR shall be made applicable. 

Therefore, the comparison statement is prepared in which Special DCR sanctioned by the Govt. 

for TPS-3 are compared with Special DCR sanctioned in Draft TPS-7 and the modifications 
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proposed by SPA-NAINA in the Special DCR and for each regulations, Arbitrator’s remarks 

are mentioned as follows:
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12.1 SPECIAL DEVELOPMENT CONTROL AND PROMOTION REGULATIONS 

Sr. 

No. 

Special Development Control Regulations 

Sanctioned by the Govt. in TPS-3 

Changes made by SPA(NAINA) in sanctioned Draft 

TPS-7/ Modifications proposed by SPA(NAINA) in 

Special DCPR  

Arbitrators Remarks regarding 

approval of Regulations in TPS-7 

1) 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 uses prescribed in Regulation No. 

31 of the DCPRs -2019 

Provided that, the final plots fronting on road 

having width of 20 m or more and admeasuring at 

least 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-2019 irrespective of the actual zonal 

boundaries of the IDP.  

Sanctioned Draft TPS-7 

The Final Plots allotted to the owners in lieu of their 

Original Plots shall be considered as included in the 

Predominantly Residential Zone of the sanctioned Interim 

Development Plan / Development Plan and shall be eligible 

for development for uses prescribed in Regulation No. 31 

of the Sanctioned DCPRs of NAINA. 

Provided that, the final plots fronting on roads having width 

of 12 m or more shall be permissible for development either 

under regulations of Predominantly Residential zone or 

under mixed use zone of the sanctioned DCPR irrespective 

of the actual zonal boundaries of the IDP.  

As per Regulation No. 31 of DCPR-

2019, Retail Trade and services 

including bank branch and 

Market/Daily Bazaar is permissible in 

Predominantly Residential Zone 

without any condition of requirement of 

minimum width of road. For other 

commercial users like mall, offices, 

wholesale market; the land shall abut 

minimum 20.0 mt. wide and/or service 

road of Highways. Therefore the said 

proviso may be removed and 

Regulation may be sanctioned as 

under:- 

The Final Plots allotted to the owners in 

lieu of their Original Plots shall be 

considered as included in the 

Predominantly Residential Zone of the 

sanctioned Interim Development Plan 

and shall be eligible for development 

for uses prescribed in Regulation No. 

31 of the DCPRs -2019 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. 

Sanctioned Draft TPS-7 

Boundaries of the Final Plots shall not be changed, 

modified or altered during any development. 

The regulation in sanctioned Draft TPS-

7 shall be approved. 

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 

Suggested Modification by SPA in Special DCPR 

Amalgamation of two or more Final plots shall not be 

permitted to form a new Final Plot. However, integrated 

Adjoining final plots of the same 

scheme or adjacent scheme shall be 

permitted. Accordingly, regulation 
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Final Plots shall be permitted considering sum of 

their areas as one unit for development. 
development in two or more adjoining Final Plots of 

adjacent schemes shall be permitted considering sum of 

their areas as one unit for development. 

shall be approved as under; 

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 within the scheme or of 

adjacent schemes shall be permitted 

considering sum of their areas as one 

unit for 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 original plots. 

Sanctioned Draft TPS-7 

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 

original plots. 

No Change 

The regulation shall be approved. 

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, NAINA (CIDCO) may allow such 

amount to be recovered in suitable instalments 

within a period up to 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. 

Sanctioned Draft TPS-7 

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, NAINA (CIDCO) may allow such 

amount to be recovered in suitable instalments within a 

period up to 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. 

No Change 

The regulation shall be approved. 

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-2019. 

Sanctioned Draft TPS-7 

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 DCPRs of NAINA 

The Regulation in sanctioned TPS-3 

shall be approved. 

7)  The 10 % Recreational Open Space prescribed 

under regulation No. 20.3.1 of the DCPR-2019 

shall not be enforced in developing Final Plots, 

Sanctioned Draft TPS-7 

The 10 % Recreational Open Space prescribed under 

regulation No. 20.3.1 of the DCPRs of NAINA shall not be 

The Regulation in sanctioned TPS-3 

shall be approved. 
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admeasuring 0.40 ha or more, considering that 

such Open Spaces are already provided in the form 

of play-grounds, Parks and Open Spaces in the 

scheme in addition to those reserved in the Interim 

Development Plan for which owners of the final 

plots have shared their lands from their original 

plots. 

enforced in developing Final Plot, admeasuring 0.40 ha or 

more, considering that such Open Spaces are already 

provided in the form of playgrounds and open spaces in the 

scheme in addition to those reserved in the 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- 2019 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 final 

plots have shared their lands from their original 

plots. 

Sanctioned Draft TPS-7 

The 5 % Amenity Space prescribed under regulation No. 

20.3.11 of the sanctioned DCPRs of NAINA 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 

Development Plan for which owners of the original plots 

have shared their lands. 

The Regulation in sanctioned TPS-3 

shall be approved. 

9)  The provision of 20 % plots/tenements for EWS / 

LIG as inclusive housing prescribed under 

Regulation No. 20.6 of the DCPR-2019 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 for which 

the owners of final plots have shared the lands 

from their original plots. 

Sanctioned Draft TPS-7 

The provision of 20 % plots/tenements for EWS / LIG as 

inclusive housing prescribed under Regulation No. 20.6 of 

the DCPR-2019 read with Annexure-4 shall not be made 

applicable for a subdivision or layout of a Final Plot as the 

Scheme provides dedicated plots for EWS / LIG housing 

for which the owners of final plots have shared the lands 

from their original plots. 

Notes:  

i. The regulations at serial number 7, 8 and 9 above shall 

not be applicable for Final Plots having area more than 50% 

of the original plots. For such plots the provisions of 

sanctioned DCPRs of NAINA in force shall be applicable. 

 

ii. In cases wherein CC is already granted (before 

declaration of TPS), if the final plot is given by reducing 

land area under Recreational Open Space (RG), Amenity 

and layout road, then while processing amended CC or OC 

of such final plots, land area as per CC for Open Space, 

SPA-NAINA has adopted the principle 

that land owners will get at least 40% of 

original land in form of a final plot and 

as far as possible existing structures 

will be protected and final plot to be 

given around existing structure. 

Accordingly, in the scheme area, final 

plot to the tune of 40% of the original 

plots are generally granted but by 

considering sanctioned development 

permission and existing structures of 

any kind, the final plot upto 100% are 

also granted. 

 

The regulations at serial no. 7, 8, & 9 

are proposed because the land owners 

have shared their lands for the 

provisions of roads, open spaces and 

amenity. Therefore, they shall not be 
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Amenity shall not be insisted upon. However, location and 

land area of remaining Open Space and Amenity inside the 

final plot shall be maintained as per CC.  

taxed again for 10% RG and 5% 

Amenity space.  

 

However, SPA-NAINA has proposed 

the note that the said facility will not be 

applicable for final plot having area 

more than 50% of the original plot. The 

logic behind the said condition is not 

understood.  

 

Regarding the said condition, proper 

decision shall be taken at Govt. level. 

Remaining regulation in sanctioned 

Draft TPS- 06 shall be approved 

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. 

Sanctioned Draft TPS-7 

The owners of Final Plots are entitled for 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. 

No Change 

The regulation shall be approved. 

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 

FSI of Final Plot =  

Area of Original Plot 

Area of Respective  

Final Plot 

Provided that such FSI computed as above shall be 

permissible to only those who have opted to avail 

Sanctioned Draft TPS-7 

The base FSI applicable to the lands included 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. 

FSI of Final Plot =  

Area of Original Plot 

Area of Respective  

Final Plot 

 

Provided that such FSI computed as above shall be 

No Change 

The regulation shall be approved. 
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the compensation in terms of FSI instead of 

monetary compensation worked out in Form No. 1 

of the Final Scheme. 

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. 

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. 

Provide further that, 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 

standalone plot or amalgamated with other land parcels. 

12)  The permissible FSI in respect of Final Plots, 

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. 

Sanctioned Draft TPS-7 

The permissible FSI in respect of Final Plots, whose 

owners have been awarded monetary compensation as per 

the award in 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. 

No Change 

The regulation shall be approved. 

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 

Sanctioned Draft TPS-7 

Deleted. 

As per suggested modification in DCR 

14, TDR is proposed to be transferred 

to any scheme and therefore the said 

regulation is deleted in TPS-7 

14)  If the FSI mentioned in the Special Regulation No. 

11 above permissible in a Final Plot becomes 

unable to be consumed for facing constraints in 

maintaining prescribed marginal distances/height 

restrictions/ fire-fighting 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 - 2019 shall be applicable 

Suggested Modification by SPA in Special DCPR 

13 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 / fire fighting 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  Scheme subject to 

i) The provisions of Regulation No. 43 of the sanctioned 

DCPR of NAINA shall be applicable. 

ii)   Such transfer of development right from a Final 

Suggested modification by SPA in the 

Special DCR shall be approved.  
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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. 

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. 

 

Plot to another Final Plot situated in the adjoining 

sanctioned preliminary scheme shall be permitted once 

only and only with prior approval of the Managing Director 

of the CIDCO and upon his satisfaction that the concerned 

owner is unable to transfer his development right within the 

scheme where the TDR has generated.  

iii) The aggregate FSI in a receiving Final Plot shall 

not exceed 4.00 

iv) The owner transferring the FSI as TDR shall not 

develop his Final Plot at any time to consume FSI more 

than that already consumed at the time of issuing the DRC. 

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 Plots or to Schools, 

Primary Health Centre shall be 2.5. 

Sanctioned Draft TPS-7 

14 The permissible FSI in respect of Final Plots designated 

to Amenity Plots or to Schools, Primary Health Centre shall 

be 2.5. 

No Change 

The regulation shall be approved. 

16)  The permissible FSI in respect of Final Plots 

designated to Sports Stadium, Electric Sub-

Station, Daily Bazaar, ESR/GSR in this scheme 

shall be 1.00. 

Sanctioned Draft TPS-7 

15. The permissible FSI in respect of Final Plots designated 

to Electric Sub-Station, Daily Bazaar, ESR/GSR, in this 

scheme shall be 1.00. 

No Change 

The regulation shall be approved. 

17)  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. 

Sanctioned Draft TPS-7 & Suggested Modification by 

SPA in Special DCPR 

16. 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 4. 

It is proposed to increase FSI from 2.5 

to 4.00 

The regulation in sanctioned Draft TPS-

7 shall be approved. 

18)  The permissible FSI in respect of Final Plots 

designated to Growth Centers in this scheme shall 

be 2.5.  

 

Sanctioned Draft TPS-7 

17. 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 increases maximum 

No Change 

The regulation shall be approved. 
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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. 

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 

designated to Schools, College, Education 

Purpose, Fire Station, Police Station, Community 

Centre, Hospital, Primary Health Centre and Town 

Hall shall be 2.5. 

 The Regulation in sanctioned TPS-3 

shall be approved. 

20)  The Permissible FSI in Final Plots designated to 

Crematoria shall be 1.00 

 The Regulation in sanctioned TPS-3 

shall be approved. 

21)  The Final Plots designated as Open Spaces, Parks, 

Green Belts 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 final plot. 

Sanctioned Draft TPS-7 

18. The Final Plots designated for 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 up to 10 % of the respective final plot and 

structures shall be only of ground floor or ground plus one 

upper floor. Such structures shall be at one corner of the 

respective final plot and shall be used for any use 

complementary to the designated use.  

No Change 

The regulation shall be approved. 

22)  The set-backs from the roads and the side/ rear 

marginal distances from the boundary of the plot 

in respect of all structures shall be as follows: - 

 

Front, Side and Rear Marginal Distances 

Area 

of 

Plot 

Categor

y of 

Buildin

g 

Maximu

m permi

ssible 

height of 

the 

building 

Min. 

Marginal 

Open Spaces 

(in m) 

Side 
Rear 

40 sq. 

m. to 

Row 

House 

15 m 0.0 1.5 

Sanctioned Draft TPS-7 & Suggested Modification by 

in Special DCPR 

19. The set-backs from the roads and the side/ rear marginal 

distances from the boundary of the plot in respect of all 

structures shall be as follows: - 

Area of 

Plot 

Categor

y of 

Buildin

g 

Maxi

mum p

ermiss

ible 

height 

of the 

buildi

ng 

Min. Marginal Open 

Spaces (in m) 

Side Rear 

The Regulations in sanctioned Draft 

TPS- 07 shall be approved. 
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less 

than 

150 

sq. m. 

*Plea

se 

refer 

specia

l note 

Type 

Semi-

detache

d type 

Up to 15 

m 

1.5 1.5 

*Special Note - Irrespective of the road 

width on which these plots abuts, the 

maximum front margin shall be 3.00 m. 

150 

sq. m. 

to  les

s than 

450 

sq. m. 

Semi 

Detach

ed type 

15 m 1.5 2.25 

Detach

ed type 

15 m 2.25 2.25 

Above 

15 m up 

to24 m 

6.00 6.00 

450 

sq. m 

to less 

than 

1000 

sq. m. 

Detach

ed type 

15 m 3.00 3.00 

Above 

15 m up 

to 37.5 m 

6.00 6.00 

1000 

sq. m 

and 

above 

Detach

ed type 

15 m 3.00 3.00 

Above 

15 m up 

to 37.5 m 

6.00 6.00 

Above 

37.5 m 

up to 

60.0 m 

9.00  9.00  

Above 12.0 12.00 

40 sq. 

m. to 

less 

than 

150 sq. 

m. 

*Pleas

e refer 

special 

note 

Row 

House 

Type 

Up to 

15 m 

0.0 1.5 

Semi-

detache

d type 

Up to 

15 m 

1.5 1.5 

*Special Note - Irrespective of the road 

width on which these plots abuts, the 

maximum front margin shall be 3.00 

m. 

150 

sq. m. 

to  less 

than 

450 

sq. m. 

Semi 

Detac

hed 

type 

Up to 15 

m 

1.5 2.25 

Detac

hed 

type 

Up to 15 

m 

2.25 2.25 

Above 

15 m up 

to24 m 

H/5 H/5 

450 

sq. m 

to less 

than 

1000 

sq. m. 

Detac

hed 

type 

Up to 15 

m 

3.00 3.00 

Above 

15 m up 

to 24 m 

H/5 H/5 

Above 

24 m up 

to 37.5 

m 

6.00 6.00 

1000 Detac Up to 15 3.00 3.00 
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60.00 m 0 

Irrespective 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 DCPRs2019. 

sq. m 

and 

above 

hed 

type 

m 

Above 

15 m up 

to 24 m 

H/5 H/5 

Above 

24 m up 

to 37.5 

m 

6.00 6.00 

Above 

37.5 m 

up to 

60.0 m 

H/5 or 

9.00 

whiche

ver  is 

less 

H/5 or 9.00 

whichever  is 

less 

Above 

60.00 m 

12.00 12.00 

a) Irrespective of height and length of the buildings, the 

marginal open spaces more than 12.0 M shall not be 

insisted upon. Long length factors for buildings above 40-

meter length shall not be applicable. 

b)  The provision of dead wall mentioned in sanctioned 

DCPRs of NAINA shall be applicable 

c)    For special building use No projections of any sort shall 

be permissible in the side and rear marginal open spaces 

mentioned above. 

d)   Provided that projections required for firefighting and 

chajja or weather shed up to 0.75 m over openings shall be 

permitted after clearance from CFO, CIDCO along with the 

minimum height at which it is to be provided. 

e)    Provision of front open spaces shall be in accordance 

with sanctioned DCPRs of NAINA. However, Front open 

space for residential use and predominantly residential use 

(in case of mixed use) buildings of height more than 15m 

up to 24 m shall be 4.5m and for above 24 m building height 

front open space shall be 6.0 m. 
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f) The building height for the purposes of light and 

ventilation regulation and for calculating the marginal 

distances shall be exclusive of height of parking floors. In 

case of part parking floor such provision shall be applicable 

only to the part where parking is provided. 

23)  . Sanctioned Draft TPS-7 & Suggested Modification by 

in Special DCPR 

20. Mechanical/Hydraulic / Stack parking / multi storey 

parking with or without car lift may be allowed to meet the 

requirement. 

The Regulations in sanctioned Draft 

TPS- 07shall be approved 

24)   Sanctioned Draft TPS-7 & Suggested Modification by 

in Special DCPR 

21. If the basement is proposed flushing to average 

surrounding ground level, then such basement can be 

extended in side and rear margins upto 1.5 m. from the plot 

boundary and beyond the building lines at ground level 

subject to a clear minimum front margin of 4.5 m and 

further subject to non-habitable uses and provision for 

mechanical ventilation and all safety provisions and 

drainage. However, it is essential that the basement top slab 

below the external circulation at ground level should be 

designed for firefighting vehicular loads as per NBC 2016 

Provided that the above provision shall be permissible after 

the clearance from the Chief Fire Officer, CIDCO. 

The Regulations in sanctioned Draft 

TPS- 07 shall be approved 

25)   Sanctioned Draft TPS-7 & Suggested Modification by 

in Special DCPR 

22. Every building or group of buildings together shall be 

either connected to a Drainage system or be provided with 

a sub-soil dispersion system in the form of septic tank of 

suitable size and technical specifications, modern methods 

of disposals, shall be permitted at the discretion of the 

Authority. 

The Regulations in sanctioned Draft 

TPS- 07 shall be approved 

26)   Sanctioned Draft TPS-7 & Suggested Modification by 

in Special DCPR 

23 The service road of the State highways, National 

The Regulations in sanctioned Draft 

TPS- 07 shall be approved 
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Highways, Multi Modal Corridor (MMC) shall be 

considered for the access to the plot. 

Further the plots along the other categorized roads such as 

Major District roads/ Village roads shall be directly 

accessible from these roads. 

In all the above cases for final plots in the Town Planning 

scheme Ribbon development rules shall not be applicable. 

27)   Suggested Modification by in Special DCPR 

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 12.0 m as maximum. This distance 

shall also be treated as a means of access/ driveway and no 

separate setback/ marginal distance shall be insisted from 

such driveway. 

The Regulations in sanctioned Draft 

TPS- 07 shall be approved 

28)   Sanctioned Draft TPS-7 & Suggested Modification by 

in Special DCPR 

25. Construction within River and blue line: Construction 

within River and Blue line may be permitted at a height of 

0.60 m. above red flood line level. Provided that necessary 

mitigation measures are followed along with clearance 

from Irrigation department. 

As per Regulation 3.1.3 of UDCPR, the 

area between the river bank and blue 

flood line (Flood line near the river 

bank) shall be prohibited zone for any 

construction except parking, open 

vegetable market, garden, lawns, open 

space, cremation and burial ground, 

sewage treatment plant, water / gas / 

drainage pipe lines, public toilet or like 

uses, provided the land is feasible for 

such utilization.  

However, with the consent of Irrigation 

department, if necessary mitigation 

measures are followed then 

development may be permitted at a 

height of 0.60 mt. above Red flood line. 

 

Accordingly, the Regulation in 

sanctioned Draft Scheme may be 

approved. 
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29)   Sanctioned Draft TPS-7  

26. Grant of Development Permission does not constitute 

acceptance of correctness, confirmation, approval or 

endorsement of and shall not bind or render the competent 

authority liable in any way in regard to; 

a.   Title Ownership & easement right of the plot on 

which building is proposed. 

b.   Workmanship, soundness of material & structure 

safety of building. 

c.   Variation in area from recorded areas of building 

unit. 

d.   Location & boundary of building unit. 

e.   Safety of the user of the building. 

f.   NOC from appropriate authority. 

g.   Structural reports and Structural drawing. 

 

The Regulations in sanctioned Draft 

TPS- 07 shall be approved       

30)   Suggested Modification by in Special DCPR 

Removal of Difficulties and Hardships 

If any difficulty arises in giving effect to the sanctioned 

preliminary or final scheme, the VC&MD (CIDCO) may 

a)  Remove any discrepancy in the boundary of original or 

of final plot 

b)  Correct the area in the record as per the actual 

measurement on site of any original plot or final plot 

c)  Adjust the shape of original or of final plot and 

accordingly correct the area as per actual demarcation on 

site. 

As per section 91 0f MR & TP Act, if 

after the final scheme has come into 

force, the Planning Authority considers 

that the scheme is defective on account 

of an error, irregularity or informality or 

that the scheme needs variation or 

modification of a minor nature, the 

Planning Authority may apply in 

writing to the State Government for 

variation of the scheme. 

However, SPA NAINA has initiated 

total 12 Town Planning schemes in 

NAINA area and actual measurement 

of the scheme areas are not carried out. 

Therefore, some discrepancy in the 

boundary of the original or final plot 

will be arise. Accordingly, VC & MD 

CIDCO may be authorized to remove 

such difficulties and hardships. 



 

Page 59 of 252 

 

PRELIMINARY NAINA TOWN PLANNING SCHEME NO 7 

Therefore Govt. shall take proper 

decision in this regard. 

  

31)  New Regulation Redevelopment of contravening structures included in the 

Final Plot of Town Planning (TP) Scheme: 

 

For the redevelopment/reconstruction of contravening 

structures situated in TP Schemes, additional FSI over and 

above permissible FSI prescribed under these Regulations 

shall be admissible as under: 

The tenants residing in contravening structure, which are 

existed on the date of declaration of Town Planning 

Scheme and where structures and inhabitants names are 

appeared in the Legislative Assembly Voter’s List of year 

as notified by the GoM from time to time shall be 

accommodated by giving alternative accommodation in the 

development /redevelopment scheme of any final plot in 

the same Town Planning Scheme, irrespective of their 

original holding. 

Such tenants shall be granted accommodation at the rate of 

27.88 sq. mt. in case of residential / residential cum 

commercial occupants and in case of commercial 

occupants, existing area or 20.9 sq. mt. whichever is less, 

at the price of construction cost as per Ready Reckoner rate 

of that year. 

 For the purpose of this redevelopment scheme, the owner/ 

developer of the Final Plot shall get further additional FSI 

to the extent of 50% of the rehabilitation area of the 

accommodated tenants, provided further that the overall 

FSI of the Final Plot shall not exceed 4.0. 

Notes: For the purpose of this Regulations the contravening 

structures shall mean: 

i. Structure situated outside the original plot but included 

fully or partly within the final plot allotted to a person in 

the TP Scheme. 

In TPS-7, due to its vicinity to Navi 

Mumbai / New Panvel, there are many 

existing structures, very few of which 

are authorised structures and situated in 

sporadic manner.  

In the sanctioned Development Control 

& Promotion Regulations, 2034 of 

Greater Mumbai there is a provision for 

the redevelopment/ reconstruction of 

contravening structures situated in the 

Final Plot of the Town Planning 

Scheme. The inclusion of the said 

regulation in the SDCR of TPS will 

facilitate SPA – NAINA, to resettle the 

contravening structure in the 

development/redevelopment scheme of 

any final plot and implementation of the 

total scheme. SPA- NAINA, vide letter 

dated 24/11/2023 has given consent to 

include the said regulation in SDCR to 

facilitate NAINA Authority to resettle 

the contravening structures in TPS 

during Implementation of the scheme. 

Accordingly, the said new regulation 

has been proposed. The Government 

shall take proper decision in this regard.  
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(Abhiraj Girkar) 

Arbitrator 

NAINA Town Planning Scheme No. 7 

Date: 29th December, 2023

ii. Structures which are partly included in the final plot 

allotted to a person and partly included in the roads / sites 

reserved for public purpose / adjoining final plot. 

iii. Structures which are included in the TP Scheme area 

but situated outside the final plot allotted to a person and 

are affected by sites reserved for public purpose, provided 

the Planning Authority has no objection for rehabilitation 

of such structures. 

iv. However, structures included in the common area 

comprising of original plots and final plots shall not be 

treated as contravening structures. 

32)  New Regulation As per regulation no. 6.5.2 of DCR – 2019, in specific cases 

where a clearly demonstrable hardship is caused, the CEO, 

may by recording such reasons in writing permit any of the 

dimensions prescribed by this regulation to be modified 

provided the relaxation sought does not violate the health 

safety, fire safety, structural safety and public safety of the 

inhabitants of the building and the neighborhood and for 

that premium shall not be charged.   

In the hearing, land owners requested 

that by considering the development of 

the High Rise Building, concession in 

the marginal space shall be granted and 

for that, the premium shall not be 

charged. 

Accordingly, the said new regulation is 

proposed. The Govt. shall take proper 

decision in this regard. 
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13 ANNEXURES 

Annexure 1: Declaration of Intention of TPS 07 
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Annexure 2: Declaration of the Map 
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Annexure 3: Notice of Declaration of Intention in Newspaper 
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Annexure 4: Government order sanctioning of Extension of time limit u/s 61 (3) 
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Annexure 5: Publication of Draft Scheme 
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Annexure 6: Newspaper Notice of Sanction of Draft Scheme 
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Annexure 7: Appointment of the Arbitrator by Government 
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Annexure 8: Commencement of duty by the Arbitrator 
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Annexure 9: Notice of Commencement of duty by the Arbitrator in Newspaper 
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Annexure 10: Newspaper notification of first hearing schedule by the Arbitrator 
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Annexure 11: Newspaper notification of Second hearing schedule by the Arbitrator 
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Annexure 12: Subdivision of the Scheme u/s 72 (3) 
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Annexure 13: Drawing  up of the Preliminary Scheme u/s 72 (7) 
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  Annexure 14: Preliminary Scheme drawn up by Arbitrator- Newspaper Notice 
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