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This Project brief is divided into 2 sections:

Section 1 – the “Lodha Client Brief”
This is the primary brief for the “Inception of the Concept Design” of the project.

Section 2 – “Optional Supplementary Information”
This optional information may be available at the time of the Concept Design Phase of Project or may become available later in the process. 
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Project Architect& Team- Sonal Bhide

Contact Details - +91 9820789764  sonal.bhide@lodhagroup.com

Project Co-ordinator : Gauri Kulkarni 

Contact Details : gauri.kulkarni@lodhagroup.com  + 919619050363





	[bookmark: _Toc463842400][bookmark: _Toc468093742][bookmark: _Toc468094100][bookmark: _Toc499103678][bookmark: _Toc463842401][bookmark: _Toc468093743]1.2Project Vision and Aspiration

	
	
Company: Established in 1980, Lodha Group is a leading international developer with developments in London, Mumbai, and Pune& Hyderabad. Over the last 3 years, Lodha has been India’s largest real estate developer with net sales of over £1.0 bn last year. The Group is currently developing over35 mnsq.ft. Of (over 3 million sq. mtrs.) prime real estate, with over 20 projects in London, Mumbai, Pune & Hyderabad.

Proposed Development: Palava is the most ambitious city project ever conceived by a private sector developer firm. It is expected to have a population of 2 million residents and over 500,000 jobs by 2040. Palava aims to be amongst the Top 50 most liveable cities in the world by focussing on high quality infrastructure and administration. When contrasted with the general liveability in Indian cities, we aim to offer citizens a distinct lifestyle alternative and lead them to migrate to Palava from anywhere in India for a better living standard.
It is spread over 2000 acres spread over different locations. The Palava city is spread over 3 different phases.
· Phase 1 comprises of Casa Bella gold,Casa Bella ,Casa Rio and Casa Rio gold ,all spread across 300 acres. Phase 1 is fully operational, occupied and thriving. Phase 1 was built from the year 2009 and was handed over during 2013-2017
· Phase 2 is spread over 900 acres out of which 300 acres has been developed completely. Phase 2 is a comprehensive master plan housing 45000 residences, supporting commercial district, parks, sports facilities and other social /public infrastructure. Residences are divided into neighbourhoods with their own sector club and multilevel car parking building. The 300 acres which has been developed houses close to 20 million sqft of saleable area and 25000 units 
· Phase 2B (PREMIER LAND): the company has recently acquired ~300 acres on the main Kalyan Shil road which needs to be integrated with phase 2. (Through the existing forest land) .The addition of this parcel shall make the entire development complete. This parcel has better connectivity, is strategically located, its closer to Dombivali and can attract all potential clients/customers working in and around Airoli, Ghansoli, Rabale, Mahape and other Navi Mumbai Job hubs. 
Vision: The aim is to create a self-contained, self-sufficient and sustainable development with residential, commercial, retail, appropriate public and social infrastructure, open parks and landscape. This development will offer a great opportunity to have a home close to Dombivali station. The retail and the commercial will be built to stimulate employment generation for the residential component which will give a great boost to the developments; live and work philosophy. 
The aim is also to create homes which offer the best value in the MMR and hence, attract residents of western/central suburbs and Thane to move to Palava for a better quality of life.

How does the project relate to the Lodha’s portfolio?
The project shall aim to improve Lodha’s legacy of creating integrated developments. 
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	Project Address


Landmarks nearby :  Xperia Mall & Katai Junction

Closest Airport and Distance from airport: ChattrapatiShivajiTerminal, Mumbai

Nearest train station and Distance from station: Dombivali, Rabale 

Major Developments in the vicinity: Runwal Gardens, Runwal my City, Regency Anantam
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Location Coordinates: 
a. Latitude: 19°10'52.76"N
b. Longitude:  73° 5'23.29"E

Project Location ( Phase 1 +2 ): 
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Distance to major nodes

Mumbai- 45  Kms
Navi Mumbai: 20 Kms
Thane: 19 Kms
Dombivali: 8 kms
Kalyan: 11 Km
Airoli: 16 Kms
Taloja 

SWOT ANALYSIS ( of phase 2B) 

a. Strengths:
i. Closer to Dombivali station. More premium Parcel 
ii. Close proximity to Navi Mumbai and Thane which are well-established commercial and residential areas.
iii. Good road connectivity and well developed ecosystem 
iv. River views
v. Lodha’s track record with Palava (in both creating a world class township/city as well as creating significant value for buyers through appreciation in prices.)

b. Weaknesses:

c. Opportunities:
i. Ability to create a world-class township with good infrastructure and governance standards.
ii. Create high standard public realm – sports facilities, landscape, pedestrian areas etc.

d. Threats: Increasing competition in the region















	1.4 Project Characteristics (Project Details)

	
	
Plot Area

Plot Area: 271 acres 
As per the DP reservation plan made by the MMRDA authorities, the proposed reservations indicated are as follows: 
· Exiting DP road network (start points and end points to be kept the same).
· Telephone exchange plot 
· Post office office plot 
· Gardens and Playgrounds
· Socio cultural Amenity plots ( CT1 +CT2) 
· Amenity Plot(AM1) and UT 2 
· Parking reservations 
These reservations can be moved. Please refer page 197 of new UDCPR -2020 ( to study the Accommodation 
Reservation Principles).

	Proposed Reservations as per DP plan
	 
	 

	271
	1097790.64
	
	 

	 
	
	
	 

	 
	Land Area ( sqm)
	Land %
	Comments

	DP roads
	160401
	14.6%
	Start point and end point to be kept the same, alignment can change

	Gardens
	109730
	10.0%
	can be subdivided,location can be changed. Min size 1000 sqm (10 m width)

	Playgrounds
	37691
	3.43%
	can be subdivided,location can be changed. Min size 1000 sqm (10 m width)

	Telephone ex. Plot
	10000
	0.91%
	location can be changed. Can be reduced to 3000 sqm and we build 2000 
sqm 

	Post office plot
	10000
	0.91%
	location can be changed. Can be reduced to 3000 sqm and we build 2000 
sqm 

	Parking reservations
	13965.9
	1.27%
	 

	Clover leaf junction 
	12985
	1.18%
	 

	MMC CORRIDOR
	27948
	2.55%
	 

	Utility plot
	3000
	0.27%
	location can be changed 

	Amenity plot
	4000
	0.36%
	location can be changed. We can use it as a hospital plot

	Socio cult. plot ( CT1)
	10000
	2%
	we can use this as a central club house plot.CT1 can be made 14587 sqm

	Socio cult. plot ( CT2)
	15291
	 
	CT2 can be merged with CT1 by increasing CT1 size to 14587

	TOTAL ( DP reservations) excl.roads
	254611
	23.2%
	 

	 
	 
	 
	all reservations can be changed within 500 km radius



Since this will be an integrated township, we will also need to follow the ITP policy (refer Page 241 of UDCPR-2020) 
The IPT policy, asks us to reserve plots for various purposes like fire station, schools, Police station, Burial ground, crematorium, STP, Economic activities, gardens, Playgrounds. However the Reservations specified in DP plan, can be
used to our advantage to allocate ITP plots.

As per the ITP rules, the following is the FSI statement.












After overlapping the ITP plots+ DP reservation plots, 











































Do note the following:

1) We are trying to combine Palava Phase 2A+2B (premier land) to be amalgamated. Benefits are as 
Follows 
· Need to provide ITP plots only at one place.
· Social housing component which would otherwise be required in Premier Land parcel can be 
shifted to taloja social housing parcel.
· FSI factor of 1.7 increases to 2 
2) City level amenities like Temples, Gurudwara, Olympic sports complex etc. are already planned in Phase 2A, and hence their use can be extended to Phase 2B users .We need not replicate all city level amenities.
Premier Phase 2B should have amenities like the schools,parks, club house, pool, and temple. 
3) Within Phase 2B (Premier), we need to allocate land for commercial +retail + hospital plots.
Commercial offices would mean a leasable footprint of 40000 sqft @ G+11 floors.
4) the Social housing component is in addition to the Residential FSI and land will need to be
Allocated ( with max ground coverage -30%, low heights G+14, and a min FSI consumption of 3 on net 
plot allocated for Social housing ) . This is required in phase 2B only if Phase 2A +2B is not amalgamated 
as one ITP.
5) Residential Mix means ( Casa+ Crown + Aspirational category). We feel that the aspirational category 
Should have an iconic tower will be the highlight of the township. 

It is evident that the residential FSI (which is now equivalent to the BUA) is enormous. And at full potential  this
Means 4.2 on net plot after deducting DP roads. 
However ,considering the annual sale velocity of 8-10Lakh sqft , we should think of planning the residential 
Sectors on the following principles
1) Each parcel/sector accommodates 8-10 Lakh sqft of residential saleable area 
2) Building height is capped to 70 m
3) Ground coverage is 30%
4) All the amenities for the society  such as parking, club house ,children’s play area are outside these 
Society Limits
5) To support initial possession volumes since the neighbourhood clubhouse will not be economically viable
to build at the first few phases, we should plan for a small Gymnasium (1000 sft) + Part Hall (1000 sft) 
within each society.
6) Also, STP for the society needs to be planned within the society – with a clear minimum distance of 24 m
From the building.

The size of each sector to be determined based on the above. ( could be anywhere between 6-8 acres) 













Client Wish list for the Project 

	Average unit size
	Crown
	Casa
	Aspi
	
	
	

	sq. ft. saleable
	600
	928
	1280
	
	
	

	
	
	
	
	
	
	

	Development Mix
	 
	wishlist 
	 
	 
	 

	 
	%
	Land (acres)
	Land (Sq. Mtrs.)
	FSI (sq. mtrs.)
	Saleable (sq. ft.)
	No. of units
 (approx.)

	Land
	100%
	271.3
	1097790.6
	1866244.088
	  3,85,69,443 
	 

	Main Roads
	15%
	        40.69 
	    1,64,668.6 
	 
	 
	 

	DP Reservations ( c.be moved )
	 
	 
	 
	 
	 
	 

	City Amenities
	5%
	        13.56 
	        54,889.5 
	 
	 
	 

	ITP Plots 
	 
	 
	 
	 
	 
	 

	Commercial
	15%
	        40.69 
	    1,64,668.6 
	        2,79,937 
	     72,31,770 
	 

	Aspi Resi
	5.50%
	        14.92 
	        60,378.5 
	        1,06,237 
	     26,51,649 
	              2,144 

	Casa Resi
	43%
	     116.65 
	    4,72,050.0 
	        8,02,485 
	  2,07,31,075 
	           23,122 

	Crown Resi
	16.5%
	        44.76 
	    1,81,135.5 
	        3,07,930 
	     79,54,948 
	           13,722 

	
	
	
	
	
	
	


[bookmark: _GoBack]

	City Amenities
	Major landscape, City gymkhana/club, Temple(s), Hospital, Fire station 
(visible for KS road), Schools

	Commercial
	Includes office, retail, hotel and other monetizable (@ reasonable returns)
 commercial users

	Aspi Resi
	1-2 district of  (avg. 6-8) acres. Will include iconic tower.

	Casa Resi
	8-10 districts of average size 6-8 acres.

	Crown Resi
	6-8 districts (avg. 6-8) acres  



Governing Corporation: MMRDA
Height Restrictions: Preferably Under70m (cap driven by cost and time).Any tower more than 70 m needs to have a
Separate Fire tower ( As per New DCR)  

Product Mix:
Residential -This development will largely have 3 segments of housing.
1) Crown ( average size of 320 and 475 sqft net rera)
2) Casa (1,1.5 and 2 bhk –average sizes 580 net rera )
3) Aspiratonal housing ( 3 bhk – 800 sqft net rera )

Target Audience description:
1) Young families  ageing from around 35-45 years with 1 or 2 kids, residing in Navi Mumbai, KDMC, Thane 
Areas with office locations within KDMC, Navi Mumbai job hubs

Special emphasis: on creating a township which enhances liveability standards with:

· High safety and security standards
· High quality public realm
· Good governance (including through Smart City elements)
· Improvement in air and water quality
· Reliable water and power
· Good sports facilities
· Good schools  - 1 or 2 (~1 seat per residential unit)
· Primary & secondary care hospital / health centre
· Support Retail

	
	



	1.5 Details of Planned development (Project Specific Details)

Type of construction: 
RCC

Floor to Floor height: 2.9 m for casa residential, 3.15 for aspirational, 2.85 m for EWS, and 
for commercial projects buildings to 4m

For schools, clear height permitted below slab is 3.6 m, total height 30 metres

Car parking Strategy: All residential sectors to have a separate MLCP ( MLCP;s to house 80% of the car parking requirement, 20% to be accommodated on the streets ) 
Staircases in Residential Blgs: 2 staircases. One with 1.5 & other 1.25m width each flight.
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Target Sales Price: (per sq.ft. of habitable carpet area):

Target cost of Construction (including Infra)- XXXXXX Rs/sqft

	Package
	Cost per sq. ft. of carpet area (INR)
	% of total cost

	 


















	 
	 


Details to be worked out as we go along. These are benchmark based.
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a. Appointment of key consultants: February 2021
b. Zoning Options : 30th April 2021 
c. Refined Zoning Plan -30th May 2021 
d. First sales launch – 15th August 2021
e. Sales launch (including sales office and show flat) for Phase 1: 
f. Start of preparatory activities on site: 
g. Start of building construction on site (Phase 1):
h. Sales launch for Phase 2: 
i. Start of building construction on site (Phase 2): 
j. Project Completion: 
· Entrance lobby of the tower is to be completed in 12/__ months from start of core and shell construction.
· Club house is to be completed within 24/__ months from start of core and shell construction 
of the first tower.
· All other KCAs (key common areas) are to be completed within 6/__ months from date of 
Completion of fit outs of the first tower.



	
1.8 Design Team

	
	Master Planner-- xxxxxxx


Architect–xxxxxx


Structural Consultant–xxxxxxxx


Services Consultant – 


Flood Management- XXXXX


Rainwater harvesting- 


Landscape Consultant - 


Transportation Consultant -  


Signage Consultant
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	Action
	Site Survey: 
Location: 
Survey Information: 
Previous Use: 
Aerial Photograph: 
Adjoining uses: 
Existing Structures: 
Site Analysis: 
Orientation: 
(South point, viewing corridors & prevailing winds)Topography: 
Drainage Patterns: 
Climate: 
Sun & Shade Information/Diagrams: 
Vehicular Access: 
Context & Character: 
Does any other party have an interest?
· Easements -
· Rights of carriage - 
· Caveats - 
· Environmental protection, tree preservation –
· Covenants - 
· Existing Structures, Do any exist? - 
· Is Heritage retention an issue? (National, State, Local Government) - 
· Do any orders exist? Have they been examined? - 
· Do any building surveys exist? 
Roads
· What exists and what is proposed?
· Any contributions required? - 
· Any road widening proposed? – 

Neighbours
· Any significant issues?–
· Noise? - 
· Party walls? - 
· Demolition and subsidence risks?–
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Objective
	
· Identify & evaluate all constraints & opportunities associated with existing & proposed utilities.
· Identify relevant contacts: (Name & address)
· Existing council utility survey information
· Establish any links with other processes.



	Action
		Permission
	Granting Authority
	Pre-requisites
	Estimated Time Required after completion of Pre-requisites (in months)

	MOEF

	MOEF
	
	

	MMRDA
	MMRDA
	
	

	CFO
	Director,Maharashtra fire service
	
	

	Avitation
	AAI
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Date : 11-02-2021


S.No. Description.


1 Total Plot Area


2 Basic FSI. @ 1.00


3 FSI with Additional FSI @  0.7*1.6 ( 60% ancillary Area FSI)


4 Total FSI area


5 FSI for All other (EA, Utilities)


6 Residential FSI area


7 Additional social hsg @( 0.9% Of base FSI ,Which is 1)


8 FSI  area ( resi + social hsg)


9 Residential FSI incl social hsg


10 Total FSI Area Resi + EA(commercial)


11 Total FSI wrt to pt.10


Land FSI Area.


S.No. Description. Area In Sq.M. Area In Sq.M.


1 Total Plot 10,97,790.64                   0.00 


2 5% Gardens & Parks 54,889.53                         0.00 


3 7.5% Playground 82,334.30                         0.00 


4 School. 13,722.38                         37,324.88                      


5 Schools Playground @ 7 Sq.m. / Student. 24,014.17                         0.00 


6 Medical. 2,744.48                           11,197.46                      


7 Community Market. (Fish & Veg. Markets) 2,000.00                           2,000.00                         


8 Town Hall, Auditorium & Library. 10,000.00                         27,200.00                      


9 Economic Activities. (Commercial) 81,312.20                         5,19,475.76                   


10 Fire Brigade station 3,000.00                           2,250.00                         


11 STP. 4,000.00                           1,000.00                         


12 cremation ground 2,000.00                           1,000.00                         


13 burial ground 2,000.00                           500.00                            


14 bus station/ transport hub 3,000.00                           3,000.00                         


15 police station 1,000.00                           2,500.00                         


16 Electric Sub-Station, Other Public Utilities & Solid waste Management 5,000.00                           2,500.00                         


17 clover leaf


18 MMC


19 D.P. Roads 1,60,401.00                      0.00 


20 Total ( 2 to 16 ) excluding road 2,91,017.06                      6,09,948.11                   


21 Balance Plot / FSI Residential Area. 8,06,773.58                      23,76,042.43                 


22 social hsg @ 15% of residential basic FSI 98,801.16                      


23 Total residential including social hsg 24,74,843.59                 


24 10 % Net R.G. 80,677.36                         


25 Balance plot after 10% RG 7,26,096.22                      


26 Balance plot after deducting DP roads 6,46,372.58                 


2.810


DETAILED CALCULATIONS FOR PREMIER LAND


98801.16


2474843.59


3084791.70


2985990.541


609948.11


2376042.43


1097790.64


1097790.64


2.72


FSI CALCULATIONS FOR PREMIER LAND


Plot Area:271  Acres     (with FSI 1.7 + 60% ancillary area FSI)


 Area In Sq.M.
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actual ( DP reservations overlapped)


Land FSI Area. Land FSI Area.


% S.No. Description. Area In Sq.M. Area In Sq.M. % Area In Sq.M. Area In Sq.M.


1 Total Plot 10,97,790.64          0.00 10,97,790.64    


5.0 2 5% Gardens & Parks 54,889.53               0.00 10.0 1,09,730.24       -                         


7.5 3 7.5% Playground 82,334.30               0.00 3.4 37,691.00          -                         


1.3 4 School. 13,722.38               37,324.88           1.3 13,722.38          37,324.88            


2.2 5 Schools Playground @ 7 Sq.m. / Student. 24,014.17               0.00 -        


0.3 6 Medical. 2,744.48                  11,197.46           0.4 4,000.00            11,197.46            


0.2 7 Community Market. (Fish & Veg. Markets) 2,000.00                  2,000.00             


0.9 8 Town Hall, Auditorium & Library. 10,000.00               27,200.00           1.3 14,587.22          20,100.00            


7.4 9 Economic Activities. (Commercial) 81,312.20               5,19,475.76        7.1 78,000.00          5,28,377.65         


0.3 10 Fire Brigade station 3,000.00                  2,250.00             0 0


0.4 11 STP. 4,000.00                  1,000.00             0 1,000.00               


0.2 12 cremation ground 2,000.00                  1,000.00             0 0


0.2 13 burial ground 2,000.00                  500.00                0.2 2,000.00            500.00                  


0.3 14 bus station/ transport hub 3,000.00                  3,000.00             0.3 3,000.00            3,000.00               


0.1 15 police station 1,000.00                  2,500.00             0.1 1,000.00            2,500.00               


0.5 16 Electric Sub-Station, Other Public Utilities & SWM 5,000.00                  2,500.00             0.3 3,000.00            1,500.00               


0.55      6,000.00            4,000.00               


0.00 17 clover leaf 1.18      12,984.80          


0.00 18 MMC 2.55      27,948.30          


14.61 19 D.P. Roads 1,60,401.00            0.00 19.24    2,11,172.05       


26.51 20 Total ( 2 to 16 ) excluding road 2,91,017.06            6,09,948.11        27.66    3,03,663.94          609500.0


73.49 21 Balance Plot / FSI Residential Area. 8,06,773.58            23,76,042.43     72.34    7,94,126.70       23,76,490.54           


22 social hsg @ 15% of residential basic FSI 98,801.16           98801.16


23 Total residential including social hsg 24,74,843.59     24,75,291.70       


24 10 % Net R.G. 80,677.36               79,412.67          


25 Balance plot after 10% RG 7,26,096.22            7,14,714.03       


26 Balance plot after deducting DP roads 6,46,372.58         5,82,954.64       


ITP


DETAILED CALCULATIONS FOR PREMIER LAND
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actual ( DP reservations overlapped)


Land FSI Area.


S.No. Description. % Area In Sq.M. Area In Sq.M.


1 Total Plot 10,97,790.64     


2 5% Gardens & Parks 10.0 1,09,730.24       -                        Includes all DP reservations


3 7.5% Playground 3.4 37,691.00           -                        includes all DP reservations ( DP reservations are 10,000 sqm more,so I can utilize the same for residential)


4 School. 1.3 13,722.38           37,324.88           


5 Schools Playground @ 7 Sq.m. / Student. -        school PG can overlap with 7.5% ITP PG -To be finalized 


6 Medical. 0.4 4,000.00             11,197.46           AM2 reservation to be used as medical ( whether hospital to be handover to Municipal authority??)


7 Community Market. (Fish & Veg. Markets)


8 Town Hall, Auditorium & Library. 1.3 14,587.22           20,100.00           CT1 reservation to be used as city club, 30% of CT2 to be added to CT1 plot and additional 20% of CT2 plot FSI to be loaded on CT1


9 Economic Activities. (Commercial) 7.1 78,000.00           5,28,377.65        


10 Fire Brigade station 0 0 No need to provide as phase 1 fire station is ok


11 STP. 0 1,000.00             STP to be a part of MLCP


12 cremation ground 0 0 crematorium close to our site in DP and existing crematorium could be used with NOC


13 burial ground 0.2 2,000.00             500.00                 


14 bus station/ transport hub 0.3 3,000.00             3,000.00             


15 police station 0.1 1,000.00             2,500.00             Police station not in 1 km radius,hence will need to provide


16 Electric Sub-Station, Other Public Utilities & SWM 0.3 3,000.00             1,500.00             UT2 Reservation to be used to show our electric utilies like DG set,DSS etc


0.55      6,000.00             4,000.00             Post office + telephone exchange ( 30% of reservation to be handed over with 20% of its FSI built )


CT2 land area to be utilized for residential development


17 clover leaf 1.18      12,984.80           clover leaf


18 MMC 2.55      27,948.30           MMC


19 D.P. Roads 19.24    2,11,172.05       DP Roads+proposed road


20 Total ( 2 to 16 ) excluding road 27.66    3,03,663.94          609500.0 10000 in lieu of the fact that gardens + PG in DP plan are 1.4% more than 12.5% as given in ITP


21 Balance Plot / FSI Residential Area. 72.34    7,94,126.70       23,76,490.54         


22 social hsg @ 15% of residential basic FSI 98801.16


23 Total residential including social hsg 24,75,291.70     3.12


24 10 % Net R.G. 79,412.67           


25 Balance plot after 10% RG 7,14,714.03       


26 Balance plot after deducting DP roads 5,82,954.64       4.25


ITP


DETAILED CALCULATIONS FOR PREMIER LAND
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