[bookmark: _Toc349820151]  PALAVA______________________________


I. PROJECT DESCRIPTION

Palava, is a residential township project, located in Dombivali, District Thane (India). It has two parts: 
1. Palava I comprising of Casa Bella, Casa Bella Gold, Casa Rio, Casa Rio Gold& Golf Link having an area of 250 acres. It is an ongoing project.
2. Palava II with an area of 599.96 acres. It is in the design development stage.
 It is accessible by Taloja Bypass Road and Dombivali – Badlapur Road. The project is situated on the banks of Desai river. 
The project apart from its residential housing has amenities like parks & greens, convenience retail, neighborhood centre, school, clubhouses, religious facilities, internal transport facilities. Palava is planned to be among India’s top 50 most livable cities.	
This will be phase 2 of Palava. Currently it is in the design development stage. 
1.1 PALAVA II - Land Parcel & its development:
1. Palava (Phase 2) is a master plan parcel of 599.96 acres i.e approximately 2387645.28 sq.mts (Land Area).
2. It will be taken up in sectors for construction/development purpose.
3. There will be overall 11 sectors including commercial area, social amenities, green parks etc in this phase.
4. Each sector will have social amenities, retail, green parks etc.

[bookmark: _Toc357507153]Development Details
	
	SQM
	SFT
	Acres

	Land
	
	
	
	

	
	DP
	693,905
	
	171.47

	
	Non DP
	1,734,044
	
	428.49

	
	Total
	2,427,949
	
	599.96

	
	
	
	
	

	BUA/ SA consumption
	 
	
	 
	 

	
	Residential Sale
(1.25 FSI)
	4,400,658
	47,368,683
	

	
	Residential EWS
(0.2 FSI)
	704,105
	7,578,986
	

	
	Economic Activity
(0.25 FSI)
	880,132
	9,473,740
	

	
	Total BUA/Saleable Area
	5,984,894
	64,420,804
	




[bookmark: _Toc357507154]Highlights:
· Approximate population:
· Residential (including EWS): 300,000-325,000
· Economic Activity: ~100,000
· Contiguous park system:  total running length of almost 10 km – Park city.
· Security: Highly secure city – CCTV and electronic monitoring, well lit.

1.2 Key Facts:
1. The residential buildings in Palava II will be classified under 2 different categories Affordable Housing , Aspiration Housing & Independent Bungalows. Based on their categories their heights would be: 
Affordable Housing
a. G+7 (max. 24m height)
b. G+19 (max. 60m height)
Aspiration
G+22 (max. 69m height)
Independent Bungalows
Row Houses.
2. The G+7 buildings will have 2 different typologies
a. All 1 BHK (6 core) (Ref: Annexure 1.0)	
b. 1BHK + 1.5 BHK (4 core) (Ref: Annexure 1.1)	
3. The G+19 buildings will have 3 different typologies
a. 4(1.5 BHK)+ 2(2BHK) (6 core) (Ref: Annexure 1.2)	
b. 2(1.5 BHK)+ 4(2BHK) (6 core) (Ref: Annexure 1.3)	
c. 2(2BHK) + 2(2.5 BHK) (4 core) (Ref: Annexure 1.4)	
4. There shall be social amenities like :
a. Town Hall. 
b. Neighbourhood centres in each sector.
c. Clubhouses.
d. Fire Station.
e. A multi-disciplinary university.
f. Central Parks.
g. Cultural Centre.
h. Sports Complex. 
i. School Buildings.
j. Hospital/Super Speciality Hospitals.
k. MLCP. (Ref: Annexure 1.6)	
l. Lake front plaza. 
m. Riverside promenades.
n. Aspiration units will be lined along the river & the lake.
5. Commercial area will be housing office spaces including 2 luxury hotels.
1.2 Site Plan
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1.3 [image: ]Master Plan
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II. Planning Parameters
1. [bookmark: _Toc357507158]Walkability two key principles to encourage walking in the mast-plan. 3m wide footpaths + location of key amenities with 5/10 mins of the residential buildings. Additionally, good security systems (CCTV monitoring, panic alarms, ticketing system for breach of traffic rules) along the streets will be planned
5 min: Playgrounds and greens, Everyday shopping (ground floor of MLCP), Public transport, MLCPs
10 mins: Schools, Neighbourhood centres, Religious places, Medical facilities
2. Grid iron plan ----the master plan will have streets running at right angles to each other giving rise to basic cluster sizes. The building edge would touch the road edge with some breaks giving rise to a tight and efficient master plan. The grid iron plan for the urban fabric will give us the flexibility to move from 300 acres to 3000 acres + very efficiently.
3. Optimum public and social infrastructure to make the city complete
4. Large green spaces and clear Hierarchy (goal is 2-2.5 sqm per person including gauchar land)
5. Respecting the existing site conditions

III. [bookmark: _Toc357507157]Social Infrastructure / Economic activity and guiding logic
· Economic Activity Distribution: Total 880,132 SQM
a. Retail: 65,000 sq. mtrs. (6,99,660 sq.ft)______________________________7.4%
b. University: 200,000 sq. mtrs. (21,52,800 sq.ft)________________________22.7%
c. Centre for Performing Arts + Library + Other Civic Amenities: 25,000 sq. mtrs. (2,69,100 sq.ft) _________________________________________________2.8%
d. Schools: 80,000 sq. mtrs. (8,61,120 sq.ft)_____________________________9.1%
e. Hotels: 20,000 sq. mtrs. (2,15,280 sq.ft)______________________________2.3%
f. Office: 490,132 sq. mtrs. (52,75,780 sq.ft)____________________________55.7%
Above are subject to +/- 10% deviation as per actual planning	
All habitable spaces shall be counted in FSI. MLCP’s (parking portion) and clubhouses & places of worship (10+5%) shall be free of FSI. It is likely that the authorities may not agree to schools being counted towards Economic Activity, in which case office space will need to get increased and residential sale shall be reduced.

1. School:
a. [bookmark: _Toc357507159]Location should be in a 10 Min (700 m) walking radius
b. Schools to be G+5 levels (24 m height cap)
c. Schools to be adjacent to Parks/open spaces.
d. We should like 90% of our residents to be within 500 m of a school.
e. Palava II has approximately 50,000 apartments.
f. We would like to create school capacity of 1 child/apartment.
g. Nursery to XIIth, approx.  40 students/class; 6 sections/standard from Nursery to Xth and 4 sections/standard from XIth and XIIth. This will create an approx. school size of 3500 students/school (single shift) with BUA of ~85,000-90,000 sq. ft. per school (~25 sft per student).
h. It is assumed that ~50% of schools shall run on two shift mode. 
i. 10 schools in Palava II:
2 x SSC medium (English)
8 x ICSE/CBSE medium (English)
j. For the first shift, 70% of the seats in each cluster school shall be reserved for residents in a cluster. No admissions can be given to someone who does not reside in Palava (any phase). For second shift, admissions shall be restricted to Palava residents but no cluster restriction.
k. No school bus shall be permissible with focus on a walk-to-school mindset.
l. School will be built along with its linked neighbourhood. Schools will first start one shift and second shift in some of them will follow as a consequence of demand.
It should be endeavoured to use the school’s infrastructure to its practical maximum – either through second shift usage or using for technical/vocational training.
2. Community Centres (Neighbourhood level facilities)
a. Location to be in a 7 min walk 
b. We would need 6-7 community centres in the master plan
c. Schools and Community centres could be located adjacent to each other, since they could share the facilities including playground
d. Program would include
· Party Hall
· Cafe
· TT /Indoor games
· Gym
· Swimming pool
· Kids facilities like (outdoor play area and crèche)
· Playground
· Sector Information /control office

3. [bookmark: _Toc357507160]Centre for Performing Arts & Library + Other Civic Amenities
A. 25,000 SQM BUA
B. To be planned near the University square.
C. Access from primary road.
D. Other civic amenities- Program includes
a. Main security/IT hub
b. Main administrative office
c. Town hall (gathering space)
d. Post office
e. Police station and fire station in its vicinity.

4. [bookmark: _Toc357507161]University: 
a. 2 miilion SFt BUA / 200,000 SQM BUA
b. Built form would be 6 storeyed (G+5), maximum 24m height with 60-70% GC (Ground coverage)
c. To house the major graduate level streams i.e. Arts, Commerce & Science.
d. Professional / Technical courses to be looked into.
5. [bookmark: _Toc357507162]Hotel: 
a. Two business hotels with about 150 rooms each, having average size (all inclusive) of ~650 sq.ft./room.
b. Each hotel will have BUA of 10,000 SQM (100,000 SFT)
c. Built form may be 6 storeyed (G+5) maximum 24m height.
d. Locations: 
a. off Badlapur road & 
b. by the Lake side
6. [bookmark: _Toc357507163]Hospital:
a. Hospital to cater to a population of 200,000 people 
b. Requirement for 4 beds per 10,000 population. Assuming a 40 bed hospital in Palava I, there would be a requirement for a 100-125 bed hospital in Palava II. In view thereof, we should earmark a 1 acre site with a BUA of about 150,000 sq. ft.
c. Hospital to be planned near the University square, as hospitals work well with a medical school. Therefore university square to include a medical school in its program.
d. 1 large hospital for the master plan will suffice
e. Built form may be 6 storeyed (G+5) maximum 24m height.
f. This hospital should include the following in its program
a. Primary Health care- General Practitioners etc
b. Secondary Health Care –Which is “specialty” in nature 
i. Specialty includes-general surgeries, E$ T, OBGY (deliveries and Gynaecs), Basic orthopedic surgeries and a basic oncology dept.
c. Tertiary level care (super specialty section) may be desirable, however not profitable. So- best that this hospital ties’s up with a super specialty hospital in the closest suburb (eg fortis in navi Mumbai).
i. Super specialty will include things like complicated brain /neurosurgeries, cardiovascular centers, very complicated oncology centers etc.
7. [bookmark: _Toc357507164]Religious facilities will include: (Total 7 nos.)
a. 2 Hindu Temples – 2000 sm each
b. 1 Jain Temple – ~800 sm each
c. 1 Gurudwara – ~800 sm each
d. 1 Church – ~800 sm each
e. 1 Buddhist Temple – ~800 sm each
f. 1 Mosque –~ 800 sm each
8. [bookmark: _Toc357507165]Retail activity: 
a. Overall retail to be approximately @ 3 to 4 SFT/person of residential population (calculated as per Lodha norms) (i.e. 800,000 to 1,000,000 SFT). This is to be spread throughout the master plan
b. Allocation of retail - hierarchy:
i. Destination retail eg. Mall
ii. Office retail
iii. Hi-street retail along the primary road
iv. MLCP retail (two sides of each MLCP)
v. Neighbourhood retail (max 25% of the overall)
[bookmark: _Toc357507166]
IV. Public Infrastructure parameters:
1. [bookmark: _Toc357507167]Power:
a. Total power requirement: 130-150 MVA
b. EHV: 1 x 50 MVA (located near commercial centre) and 1 x 100 MVA (located at SW corner)
2. [bookmark: _Toc357507168]STP:
a. Total requirement: ~30 MLD
b. Approx. 10 STP’s of 3 MLD each (area requirement of ~1500 sm per location)
3. [bookmark: _Toc357507169]HVAC:
a. Evaluate District Cooling for commercial centre
4. [bookmark: _Toc357507170]Water:
a. Goal of having atleast 50% of the daily fresh water requirement to be site generated.
b. Options for water storage:
i. Lake + Quarry: ~1200 MLD (9 m depth)
ii. Underground storage below MLCP: ~600 MLD (6 m depth) – these shall also serve as the UG tanks of the development
iii. River: ~900 MLD (assuming 3 km length, 50 m width and depth of 6 m)
5. [bookmark: _Toc357507171]Gas Station: (2 nos.)
a. 2 gas stations, of which one will be near the commercial centre
b. ~2000 SQM for each gas station
6. [bookmark: _Toc357507172]Crematorium:
a. Not to be located in these 600 acres – check if already available within 5 kms of the site in DP, else locate at some Lodha owned land within 5 kms of the site.
b. 1-1.5 acre

7. [bookmark: _Toc357507173]Garbage
a. [bookmark: _Toc357507174]Total 250 tons/day solid waste expected to be generated across Palava Phases 1 &2
b. In-vessel composting is preferred technology for treating bio-degradable solid waste . Major by-product is manure which will be utilized for all landscaping needs within Palava and sold in market if excess
c. Segregation and processing plant to be set-up outside the Palava master-plan area for collections, treatment and compaction to landfill (within 5km of search radius). Land requirement is ~15 acres.
i. Check if already available within 5 kms of the site in DP, if not 5 acre separate site to be located within 5 kms of the site
d. Landfill site – Taloja landfill site being developed by government will be utilized for Palava non-biodegradable waste in long term. 

8. [bookmark: _Toc357507175]Inter-modal transport hub:
a. Parking for Palava buses
b. Changeover point for bus service by external providers
c. Waiting space for rickshaws and other modes of public transport
d. ~1.5 acres land area. 
9. Bus Stops:
a. Internal bus route such that 95% of residents can get to a bus stop within 350 m radial distance.
b. Bus stop location and bus routes to be planned. Bus stop design to be benchmarked. Preferably bus stops should be located next to MLCP/retail.
10. [bookmark: _Toc357507176]Security & Traffic Management:
a. Traffic cameras to catch speeding and traffic light breaking.
b. Constant patrolling through Palava’s own Commando Force (Force P). 
c. Wheel lock and heavy fines for unauthorized parking.
d. Swipe card access only to building lobbies. Visitor entrance though phone enabled doors.
e. Phone update to designated phones every time domestic help enters/leaves building.
f. Cameras (with night view) at 500m on all streets.
g. Emergency dial phone connected to Central Control Centre @ every 500 m. These shall be installed with cameras to capture face of the person pressing and will be able to track the person and/or inform his/her family (also misuse shall be avoided with the camera image capture).
h. Street lights on sensors which shall come on between off hours (11 pm to 5 am) based on movement.

V. [bookmark: _Toc357507177]Road Network:
1. Any drivable space having width of 15 m or higher (including for driveway, parking, sidewalk, plantation etc.) shall be called a road. Of this, 15 m, atleast 5.5 m should be a clear driveway.
2. North- South roads shall be known as Avenues and EW as Streets.
3. Ideally, the street should go from the east to west part of Palava II. In case this connectivity needs to be curtailed at any point, clear logic for the same and ability to connect through another street to the final destination should be planned.
4. Hierarchy of roads:
i. Sector roads: 4 lane carriage way; 2-way vehicular traffic movement
ii. Cluster roads: 2 lane carriage way; 1-way vehicular traffic movement (or 2-way depending upon the location)
5. Sector roads: The sector road network is created in such a way that 
i. It is within the 500m  walking distance from the majority of residential areas and commercial areas
ii. Majority of the monorail/suburban rail inbound feeder traffic served by primary roads, immediately after they enter Palava. Since, Most of the inbound traffic during peak hour is  going to be  from monorail, suburban rail to the commercial sectors 12 and 13.
iii. It connects the major entry/exit points of Palava
iv. It serves all the peak hour out bound traffic collected from cluster roads.
v. Bus service expected to ply on the sector roads.
vi. Hence on the sector roads the traffic is expected to be maximum.
6. Cluster roads: The cluster road network is created in such a way that
i. It provides access to the clusters from the sector roads
ii. The traffic on the cluster roads is expected to be very low.
iii. Hence Car parking to be maximized on cluster roads
7. Footpath: Minimum footpath width at anytime shall be 2.4 m.
8. ROWs (Right of Way):
	ROW
	16M wide
	25M wide
	27M wide
	39M wide

	Carriage way
	5.5M / 2 lanes
	13M / 4 lanes
	7M / 2 lanes
	7M / 2 lanes


VI. [bookmark: _Toc357507178]Housing
1. [bookmark: _Toc357507179]Affordable housing:
a. Built form may be:
i. 8 storeyed (G+7), maximum 24m height; 2.90m FTF (Floor to Floor) height.
ii. 20 storeyed (G+19), maximum 60m height; 2.90m FTF (Floor to Floor) height.
b. Unit Product Mix / Percentage of unit numbers
i. 1 BHK – 35% (in 8 storeyed buildings)
ii. 1.5 BHK – 25% (in 8 & 20 storeyed buildings)
iii. 2 BHK – 30% (in 20 storeyed buildings)
iv. 2.5 BHK – 10% (in 20 storeyed buildings)
c. Unit numbers: approx. 48,500 units (@ avg saleable area of 980 SFT/ Unit)
1. [bookmark: _Toc357507180]Aspirational housing: Unit configuration shall be 3BHK and above
a. Built form may be:
i. 8 storeyed (G+7), maximum 24m height; 3.00m FTF (Floor to Floor) height.
ii. 23 storeyed (G+22), maximum 70m height; 3.00m FTF (Floor to Floor) height.
b. Product Mix:
i. Bungalows
ii. Row houses
iii. Duplex apartments
iv. Apartments
c. Unit numbers: approx. 8,000 units (@ avg saleable area of 1350 SFT/ Unit)

2. [bookmark: _Toc357507181]Social /EWS housing:
a. Built form may be:
i. 8 storeyed (G+7), maximum 24m height; 2.90m FTF (Floor to Floor) height.
ii. Unit size to be between 25 to 40 SQM BUA (300 to 485 SFT).
b. Product Mix:
1 RK
BHK (small)
c. Unit numbers: approx. 19,335 units (@ avg BUA area of 36.44 sqm or 392 SFT/ Unit).

[bookmark: _Toc357507182]Housing - SAPR (Saleable Area to Plot area Ratio) assumptions:
	Housing
	Storeys
	SAPR (Gross plot) range 

	Affordable
	8
	2.4 – 2.8

	Affordable
	20
	3.0 – 3.2

	Aspirational
	22
	3.5 – 3.7

	EWS / Social
	8
	2.4 – 2.6





[bookmark: _Toc357507183]V. 	Office / Commercial space
a. North commercial plot = 102,730 SQM = 25.38 Acres (North of Badlapur Road)
b. South commercial plot = 99,448 SQM = 24.57 Acres (South of Badlapur Road)
c. 490,000 SQM BUA.
d. S+7 buildings / 31M height

[bookmark: _Toc357507184]VI.	Parking Strategy & Multi level car park – logic
1. Parking Strategy
a. Parking requirement: @1 car/ Affordable unit.
b. So, about 50,000 car parks required.
c. Public Plots and Aspirational Housing to have a different parking strategy and not in MLCPs
2. MLCP
a. Location of MLCPs should be in a 5 min (350 M ) walking radius.
b. Preferably, access to MLCP should be from a Primary or secondary road.
c. Height cap of 24 m / 10.5 levels
d. Double / Speed ramps i.e. ramps spanning two levels may be considered.
e. Adequate lifts to be provided
f. Space for 2 wheelers
g. Residents should not be crossing the primary road to access the MLCP allotted to them.
h. Ideal capacity of a MLCP : approximately 2500 cars 
i. Considering the current master plan, accounting for 60 plots of affordable housing, we require 10 MLCP.
j. Driver’s toilet to be provided.
[bookmark: _Toc357507185]VII. Making Palava safe
Aspects to consider:
1. Good street lighting (including motion sensor driven in non-peak night hours)
2. Good lighting at all public spaces.
3. Building design which facilitates ‘eyes on the street’
4. Location of retail – to have a good & even spread across the site and placed in areas where vulnerability of women would be highest – location at MLCPs is preferred.
5. Low fenced areas to be encouraged to allow clear sight lines. Large fenced areas to be avoided, which reduces ability to escape in case of attack.
3. Well-run toilets (both female and male) in public areas

[bookmark: _Toc357507186]VIII .Thinking behind gauchar space
1. Gauchar land is grazing land which cannot be built upon. Gauchar land is not owned by Palava. It is a shared resource between the villages and Palava. 
5. It maybe suitably developed with landscape
6. The gauchar along with the other major green spaces to form the Contiguous park system with total running length of almost 10 km.
7. Final programme of the Gauchar to be decided in working with village panchayat / appropriate legal bodies representing existing village whose domain the gauchar falls in

[bookmark: _Toc357507187]IX. 	Open space requirements for Built forms
	Typology 

	Ventilated side
	Non Ventilated side

	G+7  &  G+7  
	16M
	10M

	G+7  & G+19
	27.5M
	16.25M

	G+19 & G+19	
	39M
	23.50M

	Aspirational  &   G+7
	28M
	17.50M

	Aspirational  &   G+19
	39.5M
	25 M

	Aspirational & Aspirational  
	40 M
	27.50M

	MLCP & G+7  	
	16M
	13M

	MLCP & G+19 	
	27.5M
	19.60M



			

Sector 1
Sector 1 of Palava 2 is the first parcel to be considered for the development. It has an area of 170 acres.  This sector will have amenities like:
a. School
b. Neighbourhood Centre
c. Residential Clusters
d. Offices
e. Retail Activity
f. Hotels
g. Transport Hub 
h. Gas Station. 
i. MLCP
j. Lake Front
[image: ]

Sector 1 has following typology of Residential buildings:

	SECTOR 1
	HEIGHT
	BLDG NOS.
	
	

	All 1 BHK Type
	G+7
	59
	
	

	2(1 BHK) + 2 (1.5 BHK) Type
	G+7
	46
	
	

	2(2 BHK) + 2 (2.5 BHK) Type
	G+19
	19
	
	

	2(1.5 BHK) + 4 (2 BHK) Type T2
	G+19
	14
	
	

	4(1.5 BHK) + 2(2 BHK) Type T1
	G+19
	9
	
	

	
	
	147
	TOTAL BLDGS




There are total 8718 no. of units. Following is the break up as per the apartment typology:  

	
	1 BHK
	1.5 BHK
	2 BHK
	2.5 BHK
	1 RK

	TOTAL TENEMENTS
	3830
	1920
	2160
	703
	105



1. The buildings will form different clusters depending on the heights. 
2. Each cluster will be a group of buildings sharing a common green space of its own.
3. There will be basically 2 types of clusters viz. A type & B type
4. ‘A’ type cluster will have buildings with the combination of following typologies:
a. All 1 BHK Type G+7 buildings
b. 2(1 BHK) + 2 (1.5 BHK) Type G+7 buildings
5. ‘B’ type cluster will have buildings with the combination of following typologies:
a. 4(1.5 BHK) + 2(2 BHK) Type T1 G+19 buildings
b. 2(1.5 BHK) + 4 (2 BHK) Type T2 G+19 buildings
c. 2(2 BHK) + 2 (2.5 BHK) Type G+19 buildings


ANNEXURE 1.0
All 1 BHK (6 core)
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ANNEXURE 1.1
1BHK + 1.5 BHK (4 core)
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ANNEXURE 1.2
[image: ]4(1.5 BHK) + 2(2BHK) (6 core)
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ANNEXURE 1.3
2(1.5 BHK) + 4(2BHK) (6 core)
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ANNEXURE 1.4
2(2BHK) + 4(2.5BHK) (4 core)
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ANNEXURE 1.5
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