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Masterplanning principles for Palava:

1. Palava to be ‘pedestrian’ first city which sets the global standard of high density but affordable housing and minimizes need for any form of mechanical transportation solutions (focus on waking, bicycles and similar).
2. While Palava is a standalone city, it benefits significantly from its location with the larger MMR. This enables Palava to focus on certain economic segments whereas the rest of MMR acts as source of the ‘less suitable / less desirable’ economic segments completing the ecosystem, while enabling Palava to have a disproportionately higher GDP per capita.
3. Palava’s success will be measured by ranking amongst top global cities and its GDP growth rate + GDP per capita growth rate.
4. For offices, there should be homes equivalent to the no. of jobs in the hub within a 20 minute (actual path) walking distance.
5. Along with 1., offices should be put together in hubs of between 2.5-5 million sq. ft. leaseable area to benefit from network effect. Each hub will focus on select industries.
6. Higher education hub – will be located within 20 minute walk of one of the office hubs (which will then focus on industries that the High education hub serves)
7. Medical care hub – hospital + private medical clinics building (similar to Mount Elizabeth Hospital Novena cluster) to be located in a scenic location with good external access (from NM international airport) since this will focus on medical tourism.
8. Development has to be future ready – taking into account likely trends over next 15-20 years eg. if car ownership goes down, what happens to the MLCP?
9. Other continuing principles from the 2014 version of the masterplan:
a. High street retail
b. Pedestrian mobility first <wide footpaths etc>
c. Car usage to be allowed but discouraged
d. Introduce significant elements of environmentally sustainable development eg. solar power, waste water recycling
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10. Masterplan land (M) to be divided into two parts:
a. Acquired (including acquired partly) (A)
b. Likely to be acquired with 90% certainty (LA)
i. All lands as marked in shaded area or black (lakshman rekha) boundary, but excluding:
1. Exclude buffer from existing DP roads equivalent to the planned width of the road (limited entrances can be considered)
2. Exclude existing Gaothan and 200 m radius buffer around its boundary + excluding any existing groups of 10 or more homes and 50 m buffer around its boundary.
3. Exclude any land which is farmed currently for > 1 crop/year.
4. Any padit land.
5. Any guruchar land.
6. Any forest zone.
7. Any other form of non-developable land eg. buffer zone around sensitive establishments.
c. It maybe noted that there maybe additional land beyond what we have identified that may be acquired, especially in 10 b i. 1-4. As and when these are added, we can add ‘non critical’ activities there (largely development like office or resi OR low impact activities like greens or parking).
11. Study the zoning of all M and clarify whether any of the same has development restrictions (R/G1/G2/I/C zones can be considered to be developable having FSI of ~2). Note: Zoning only means what is permissible land use.
12. Of M, all reservations (including roads) (R) to be marked and classified as follows:
a. To be handed over to government (and what do we have to do and what benefit/payment/TDR do we get) (HR)
b. To be developed by us (and what restrictions/rules apply and what do we have to do and what benefit/payment/TDR do we get) (DR)
c. For all R, clarify what are moveable and within what limit (generally can be shifted in full within 500 m).
Note: Reservation means restricted land use and (likely) involvement of government in its ownership.
13. Study if there are any other restrictions on development eg. height restriction around Nevali airport.
14. Look at entire infrastructure (road, rail/metro, water, electricity etc.) and reservations/public utility plan within 5 kms periphery of M. This is to inform the masterplanning and we have to leverage this infrastructure.
15. How to organize data:
a. Layer 1: M with A and LA earmarked.
b. Layer 2: All zoning (with R/G1/G2/1/C zone)
c. Layer 3: All R with HR and DR earmarked.
d. Layer 4: All restrictions on development within 5
e. Layer 5: 5 kms infrastructure reservations/public utility
16. Review the population of M and related infrastructure requirements (inside M and within 5 kms) and establish priority and investment plan.

