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[bookmark: _GoBack]As we master-plan Palava, some key goals to be considered
· Walking city within 15 mins to work / schools / every day needs
· CBD (offices) need to be of a certain minimum size to be viable and we will target 4MM sft (leasable) 
· Design to our guidelines of 1 job per household in the city
Keeping the above in mind, we introduce the notion of a city block. City Blocks  are of 500 acres ± 10 % each which consume the target FSI needs and are self-contained and need to meet 4 MM sft leasable office space. Within each city block,
1. Residential – 500 acre would translate into 50,000-55,000 number of homes to be planned. This would translate into 6 neighbourhoods per city block (@ 7000-9000 homes per neighbourhood)
a. Neighbourhood requirements (refer policy on Neighbourhood definition and planning guidelines) remain and to be followed (2 schools, 1 clubhouse, 1 place of worship and some neighbourhood level green spaces / activity spaces).
b. This may include some element of ‘rental housing – co-living / student etc.’ which forms part of our EWS commitment. 33% of our EWS housing to be designed as student / co-living housing to be managed and rented by Lodha. This would be to attract ‘good quality’ talent to Palava who may not want to / be able to buy but can help grow the higher education/skilling industry and overall talent pool (refer separate notes for EWS planning).
2. Economic activity – will comprise of office, retail, schools, higher education, amenities, etc. 
a. Offices – 4MM sft and should ideally be located centrally in the city block and close to major traffic nodes (e.g. mass transit) to ensure the 15 min walking guideline is met. 
b. Retail – At 3 sq. ft. BUA per resident (assuming 4 residents per household). This will be a mix of high street retail, neighbourhood centre and destination retail (e.g. FED, Mall 2). To avoid cannibalization between destination retail locations, such destination retail for two city blocks could be co-located / pedestrian-friendly connected and designed as a single entity.
c. Hospitality (hotel) – Ideally one per city block with size from 150-500 rooms (growing as Palava’s economy gathers  momentum) and positioning basis market needs (eg. mid-end business hotel, luxury hotel etc.)
d. High education and other special uses – These may be located basis city needs over the next 5+ years.
e. The total FSI consumption would be at 0.28 (of plot area) for all the economic activities and is significant even after designing for 4MM sft of office spaces. So creates opportunity to design offices and retail in a different manner
i. Double height spaces would consume 1.5 X FSI and allows for a highly differentiated experience of palava office and retail spaces
ii. Add value added areas such as foodcourt, gym, etc
iii. Other FSI measures:
1. Can avoid taking any free of FSI areas – e.g. lobbies
2. Clubhouse and temples to be included in FSI consumption
3. EWS (to be handed over) – To be located in Sector 10. Land requirement of same to be mapped on Master plan.
4. Value centre & City level institutions – Within every block, we will reserve around ~20 acres of land for value centre & city level institutions (non-residential / non-office bldgs.) / economic hubs (beyond offices).  Value centre is an iconic building / development which will become ‘signature elements’ of Palava and help elevate its perception. Retail is not a value centre by itself, but can be collocated with Value centre. 
a. In City block 1 - the current Olympic Sports Centre and Conferencing venue is an example of an undersized Value Centre. Other land parcel in City block 1 which can also be looked are FED, Lakeside Park to enhance & make as value centre
b. In city block 2 - Medical hub can be a value centre - As per CBRE report 2018, need spaces of around 10 acres for multi-specialty hospital, general hospital and smaller clinics for doctors to create a medical hub. The 10 acres should be sufficient since other needs like hotels, entertainment spaces are covered in nearby hubs. Other land parcel in city block 2 which can also be looked as value centre is water front.
c. In Phase 3 - University – full fledged university can be a value centre
5. In every city block, leave 10-20 acres of land vacant for now (can be used for car parking / similar) and the same can be developed 10+ years later basis what the best use of the locale is. Ideally located near the non-residential. 
6. In city block 1 Land parcel below FED to be kept vacant.

Implications for the current Phase 2 planning (1,000+ acres including assumption of future land acquisition)
1. Need to plan for 2 city blocks of ~500 acres each.
2. City block 1
a. Office district
i. Plan for 4MM sft of leasable space + hotel (budget) + 2 acres of land for banking client. 
ii. Should also plan for space for higher education (vocational training and technical institute) in the CBD. We start with one building and provision nearby space for second
b. Value centre / City level institutions: This is a challenge since undersized for now. For Block 1, we can assume it is Olypmic Sports  + Conferencing Centre + Woodland Park & lake & (depending on cut off of Block 1), some part of waterfront. 
3. City Block 2
a. Office district 
i. To be located as per guidelines (walking / mass transit – train and metro along multi-modal corridor) and planned for another 4MM sft of leasable space and one more hotel (4-star)
ii. Basis IT policy and capital subsidy, study and consider locating a AVCG (Animation, Visual effects, Gaming etc.) hub.
b. Value centre / City institutions / other economic hubs 
i. Part of/whole of waterfront area
ii. Medical Hub/District – space to be provisioned for the same and located to ensure synergy with related developments across the city blocks.

FAR consumption and related implications (updated on 13.4.18):
1. Target consumption: 1.92 on gross plot (excluding riverfront, lakefront park and EWS plot).
2. Current consumption (Sector 3-5):
	 User type
	Gross Plot Area
	% of Gross Plot

	Habitable^ 
	428500
	82.22%

	Amenity (ex-school)
	58650
	11.25%

	Parking (ex-open parking)
	34000
	6.52%


^ Includes residential, office, retail, school.
3. We desire to lower height to max. of ~35 m (upto terrace slab) and have select buildings going upto 70 m.
4. In order to achieve the desired FSI consumption as per 1. above, with height limits as per 3. above, following parameters will need to be followed:
a. Habitable gross plot FAR consumption (adjusted for free of FSI areas like entrance lobby, refuge, balcony etc.) to be increased to 2.3.
i. Habitable ground coverage can be increased to 24% for residential (currently ~22%).
ii. Retail to be built over to full height.
b. Amenity + Parking gross plot to be reduced to ~14%, as follows:
i. Parking – Max 5.5%
ii. Neighbourhood amenities (ex-school building) – Min. 5%
iii. City amenities – Min. 3.5%
5. The walkability and porosity of the city to be maintained and enhanced. Driveable roads should be reduced but the grid should be maintained for pedestrians. Cross paths between grid streets should be developed through buildings greens.
6. In discussion with KAPL, following was proposed for consideration of masterplanners on 13.4.18:
a. Street  width to be reduce to ~20 m (6 m driveway, 3.25 m x 2 sidewalk = 7 m, 7 m parking (one perpendicular and one parallel))
b. Ground floor height may be increased to 4-4.5 m to improve presence and align with retail.
c. 30 m (G+9) buildings along 20 m street with 2.9 m FTF height.
d. 70 m (G+22) buildings along 30.5 m Avenue with 3 m FTF height.
e. Consider max. basements below MLCP.- Liaison confirmed 10.5m below ground level (~ 3 levels).



Key learning & way forward on Urban block (26.04.18) 

A.      It is feasible to consume 2.33 FSI on gross plot (excluding 14% gross plot needed for amenities and built parking) with average height of G+11 (~35 m). Since it is desirable to have  a mix of buildings heights, we intend to have the general height at 30 m (G+9) with 20% of buildings rising to G+22 (70 m). These taller buildings are to be strategically located basis usage (aspirational or other uses which are not conventional casa resi), views and urban context (eg. key junctions) which will help create variety on the road.

B.      It is desirable to have a block formation which leads to pedestrian / green permeability both parallel and perpendicular to the main access road at CTC distance of ~100 m.

a.       It is desirable to have pedestrian roads at centre to centre distance of ~100 m. Vehicular roads can be at ~200m CTC distance.

b.      The super block of 200 m x 200 m can be further broken into building blocks of ~75 m x 75 m + adjacent pedestrian or motorable roads.

C.      Not all blocks needs to be the same. While we should have limited (say 2-3) building types for the regular G+9 buildings, the placement of buildings within a block and orientation of blocks relative to each other can be changed with ‘controlled randomness’. The layout of the buildings within the blocks should also take into account the relative value of the internal and external views and focus on ensuring good ‘aspect’ for a large % of units.

D.      High street retail should be part of the larger building, not a separate building.

E.       Ground floor height should be made uniform at 4-4.5 m FTF to give consistency between retail and residential and also make the entrance lobby and ground floor units distinctive.

F.       Within a block (200 x 200), designer will have flexibility to play with the building heights between G+9 to G+22 subject to broadly following the maxim of lower is better.

G.     We need to work on:

a.       SJ
 i.      Develop the masterplan and mark the blocks basis the above learnings.
ii.      Identify the locations for the 20% 70 m buildings.

b.      PBB
i.     How to increase shade on the streets and make them more walkable.
ii.    How to incorporate the open SWD into the master plan with MEP.
iii.  Clubbing of utilities like CSS, Garbage bins, D.G etc. to be explored to keep the Green area free with MEP.

c.       KAPL
i.     Development of the parcel below the lakefront basis aforesaid guidelines.
ii.   8 core linear block toilet chowk not to seen from corridor.

d.       Infra
             i.     Evaluate UGT below MLCP
             ii.   Provision for individual water metering per unit 




  
