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CHAPTER 6
CONSERVATION GUIDANCE FOR
CUMBALLA HILL PRECINCT

DEMOLITION, DEVELOPMENT,
ARCHITECTURAL CONTROL AND
ENHANCEMENT

6.1 DEFINING CONTROL FOR
CONSERVATION  OF  HERITAGE
INTEREST

A-1 Background of general Planning and
Building control

A-1.1 The Cumballa Hill Precinct as a parcel of the
Greater Mumbai Municipal area will involuntarily
conform to “The Development Control
Regulations for Greater Mumbai, 1981" {DCR's
1991).

The above DCR's contain

s Applicahility requirements of proposals

+ General Planning requirements that control
Landuse, Urban Form and general Amenity &
Facilities.

s General Building Requirements.

It is to be noted that the DCR's are formulated to
govern all aspects of demaolition / development as
may be gensrally applicable to building proposals
and DD MWOT CONFORM TO THE DEVELOPMENT
CONTROL IN THE CONTEXT OF THE SPECIAL
CHARACTER OF A HERITAGE PRECINCT

A-11.2In lieu of the above mentioned
shortcomings of the DCR's 1991, it is proposed
to deviate to an extent that will assist in
retaining / enhancing the very quality of the
heritage precinct for which it is identified as a
special area.

B-1 Background of Special Development
Control for Heritage Precincts { Buildings

B-1.1 DCR 67 - ‘Heritage Regulations for Greater
Mumbai 1995' (of the Development Control
Reguiations for Greater Mumbai 1991) s
concerned with the Consarvation of listed buildings,
areas, artifacts, structures andfor precincts of
historical and/or aesthetical andfor architectural
andfor  cultural wvalue (heritage buildings and
heritage precincts),

DCR 67 affords a general blanket development
gontrol over heritage buildings /! precincts and
contains:

«  Applicability of proposals
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» Applicability of proposals
» Restriction on Development ! Redevelopment /

Repairs alc.

» Governance by the 'Heritage Conservation
Committee’

« Special provisions for identification and
alterations isupplementation, deletions,
madifications) of the heritage precincts ( listed
buildings.

» General Planning and Building reguirements

+ Basic (holistic) guidelines for evaluation of
significance, allocation of grades to listed
precinct and listed buildings.

s Hentage economics.

B-1.2 The limitations of DCR's 1981 and DCR 67:

s The scope of DCR B7 does not enable
prescription of special guidelines for the
conservation of the subjective significance of a
Heritage Precinct as a whole (urbanscape and
townscape quality) and the architectural
significance/contribution of  listed/unlisted
buildings

« The applicaton of DCR 67 can only be
conjunction with the overall application of DC
Regulations for Greater Mumbai, 1991.

« As discussed in 5.1.4.1 above, DC Regulations
1991 need deviations to a certain extent

C-1_Proposal for defining control

1) The DCR &7 is an appropriatg planning tocl fo
identify heritage value of buildings / precincts
and conform such buildings / precincts o a
legal sanctity for conservation.

2) It is proposed to apply the conformation of
DCR 67 to the defined Cumballa Hill Precinct
{6.1.2 above).

3) It is proposed, in accordance with the DCR
67/4 {Schedule) of Heritage Regulations for
Greater Mumbai-1995, to alter, modify or
relax the provisions of other Regulations of
the DCR's 1991,

Such alteration is needed for the conservation and
retention of the special quality of the Cumbalia Hil
Precinct

C-1.1 Scope of alterations to DCR’s 1991

The proposed alterations to DCR's 1991 will

“Shree Sadan’ - Residence of the Daharukars. The . ;
original plot has bean sub-divided. oniginal bungalow formulate an advice on applications that have a

demslizhad and bult over with New hullding scope of changing the special character of the
Cumballa Hill Precinct as a whole, the special
quality of sub-precincts and architectural quality of
individual listad buildings

Consulins- karik Unwalla, Suneeti Sl
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The scope will address the need for ‘conservation
and enhancement of the area through sensitive
application of building regulations (DCR's 1881 and
Heritage Regulations 1995) reinforcement of the
qualities that provide the special interest which
warrants designation

C-1.2 The scope for Conservation Guidelines

» Designation of the defined Cumballa Hill area
as a Heritage Precinct

» Designation as 'listed’, the buildings that this
study identifies as culturally significant and
warthy of conservation (to be included in the
schedule under DCR &7

»  Applicability

s Applications to the Mumba  Municipal
Corporation (MMC) and Mumbar Heritage
Conservation Committee (MHCC)

s+ Planning control by Development Plan
Reservations.

+ Planning contrel  for  Demoliion  and
Reconstruction {listed and unlisted buildings of
the cessed and non-cessed category).

» Planning Guidelines Urban form  and
Townscape .

s Architectural Control Guidelines (New and Infill
buildings)

»  General Guidance for Additions and Alterations.

s General Guidance for Repairs and Restoratian.

s+ (Guidance for Environmental Improvements:
concerning lLandscape & Ecology of the
precinct, The aspects are Green landscape
strategy, street improvements, advertising and
hoardings, shop fronts design, traffic safety /
control

D-1.4 LIMITATIONS OF THIS GUIDANCE

| THIS GUIDANCE WILL PRESCRIBE THE DEVIATIONS
[WITH RELATION TO JUST THOSE DCR'S THAT
|REQUIRE TO BE MODIFIED #8044, WHILE THE
GENERAILDCR'S WILL BE APPLICABLE TO ANY / ALL
PROPOSALS THAT LIE WITHIN THE STUDY ARCA
(INCLUSIVE OF THE DELINEATED HERITAGE
|PRECINCT)
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'ﬁé" CONSERVATION GUIDELINES
6.2.1 DESIGMATICNS - DCR 67 (3, 4)
A-1 _Designation as a Heritage Precinct

The “Cumballa Hill Precinct” 1s proposed to be
designated a Heritage Precinct, Grade |1l under the
‘Heritage Regulations of Greater Mumbai, 1985",

A-1.1 A set of Development Control guidelines will
be defined and made applicable as general control
for the entire Cumballa Hill Precin

A-2 Composition of the proposed Cumballa
Hill Heritage Precinct (Zonal structure and

extents)
Refer fo Drg. CHP 24

The defined limits of the proposed Cumballa Hill
Precinct will comprise of

A-2.1 Zones
[‘Zones' mentioned here are synonymous with Zones of
|Study Area - Ch.2 and Annextie T

1}Zone_l " S.KBadodawalla Marg' Zone
[ Altamount Road.) with an
exclusion of 8 properties.

Exclusions from Zone | am: Groups of buildings

[ Name ~ |CcSNo |

| Group Ashiana /865
Olympus RECEE

| Rizvi Park = 1/665

| Venus | 665

; | Shrikunj | 3/B8%

| Group 2 | Pashmina B BIBBY

| Mew Mavrang 869 i

{ - | B.E.S.T. Housing | 6689 (part) |

2) Zonell M.L Dahanukar Marg Zone

(Carmichael Road.) with an
exclusion of 2 properties.

Exclusions from Zone Il are:

[ Name ~ Jcsme |
' Income-tax Colony | 739
[Ajanta | 741 (Part) |

3) Zone IV S, Patkar and August Kranti Marg
Zone (Hughes and Gowalia Tank
Road ) including all properties

4) Zone V K\ Naik Marg and Raghavjl Marg
Zone (Forjett street and Raghavii
Rd.) including all properties.
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5) Zane il Gopalrao Deshmukh Marg (Peddar
Road) with an exclusion of all
properties excepting 3
properties.

Name ) [ cs No
Hill Grange School 734 & 1/735
; | : i Raiway af |
gombarsi® - Residence of Chairman Westem b e )
3 K Barodawalia Marg | Hill Crest : BN i s - B
Bhagwati Bhawan Society i

4-2.1.1 Defined Limits of Cumballa Hill Heritage
Precinct -

The EXTENTS of the proposed Cumballa Hill
Heritage Precinct boundary will comprise of
Zones |, I, IV & V and Part Zone Il (A-2.1 above).

The delineation of such zonal structure enables the
defining of special Development Control Guidelines
which will become applicable to each Zone besides
the general control applied to the entire Cumballa
Hill Precinct

B-1_Sub-precincts
{Rafer Ch. 4, map 24]

B-1.2 Definition

Areas within the Cumballa Hill Precinct (Zones)
possessing distinct cohesive character with well
defined townscape character, special architectural
quality and historic integrity are delineated as "Sub-
Pracincts’

Sub-precincts are;
1y Zone || (part) - The '‘Dahanukar Marg Sub-
Precinct

2y Zone V - The ‘KW Naik Marg & Raghavji Marg
Sub-precinct’. The extents of this sub-precinct
are synonymous with the boundary of Zone W
itself

B-1.3 Designation as Sub-precincts
{Rafer annexure Lists T and 2)

It is proposed to designate the Dahanukar Marg
Sub-precinct (part Zone |) as Grade |IA and the
K.\V.N Marg & Raghavji Marg Sub-precinct as Grade
IIB under the Heritage Regulations of Greater
humbai, 1995

The designation enables the defining of special
Development Control Guidelines, which will become
applicable to the sub-precincts area besides the
general control applied to the entire Cumbalia Hill
Precinct

vnsublanils - krnala Unwalla, Soscets Samint 5
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-1 Listed Buildings — DCR 67(10)
C-1.1 Identification of Listed buildings

The buildings in the study area having been sifted
for heritage value initially by a visual survey, the
selected stock of buildings are evaluated for cultural
significance by a special methodology adopted in
Chapter 4

The informal process of identification by a visual
survey is formalized for grading of heritage values
by the use of the specially designed sieve of
“selection criteria for cultural significance” as
projected in the Chapter 4

C-1.2 Definition of Listed Buildings

Based on the ‘“selection criteria for cultural
significance”, the buildings of hentage value are
identified and graded based on DCR &7(10) while
incorporating special clauses as essential for
applying subjectively to the Cumballa Hill Frecinct.

C-1.3 Designating of Listed Buildings
C-1.3.1 Heritage Grade |

Compnses of buildings of national importance and
they are prime land marks of the city

It is to be noted that the Cumballa Hill Precinct does
not have any building werthy of such significance.

C-1.3.2 Heritage Grade Il (A & B)

Comprises of buildings, possessing special
architectural or aesthetic merit, cultural or historical
value, though of a lower scale than in Heritage
Grade |. They are Iocal landmarks, contributing to
the image and identity of the city. They are models
of special architectural character & workmanship
and designed to suit the topography, grain and
morphology (Urbanscape) of the precinct.

The principal distinction between the identification of
Grade (1A as apart from IIB is based on the
attribution made by the setting of buildings - of a
substantial foreground (front open space) and it's
special relationship to the facade of the buildings.
All Grade 1A buildings have a significantly
landscaped foreground, providing an approach to
the building that requires to be preserved in situ.
The special setting of Grade IIA buildings also
contribute significantly to the special character of
the precinctsub-pracinct.

The Grade 1A & B compnse of both, the cessed and
non-cessed category of buildings
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C-1.3.3 Heritage Grade ll|

Comprises of buildings of importance for
townscape, they evoke Architectural, Aesthefic or
Sociological interest though not as much as in
heritage grade |l. These contribute to determine the
character of the locality. They can be distinguished
by setting on a street line, or special character of the
facade and uniformity of style, height and scale

The Heritage Sub-Precinct of K.V, Naik & Raghavji
Marg mainly compnse of Grade Il listed buildings.
The Heritage Listed buildings in this precinct lend
the specific character to this Sub-Precinct, for which
it 15 designated under the Heritage Grade |IB in this
report.

C-1.3.4 Summary: Heritage Grading of Listed
Buildings (Anmexure - Lists 1 & 2]

List of properties proposed for Heritage Grading in
the study area

ZONE Heritage Grade TOTAL
A ne 1]

ZoNEl | 8 | 1 | - | 17 |
| ZONEI 17 10 1 28
“zomnem | 1 | 3 | 1| 5 |
“zoNew | - | 7 | 1| 8 |
“zonEv | - | 1 |20 | a2

Total 24 32 23 79

TOTAL LISTED PROPERTIES 79

Mote:

The defined limits of Cumballa Hill Heritage
Precinct includes just a part of Zone M
(.2 1/A-2.1 above)

s Itis to be noted that by virtue of the above, cut
of the 5 buildings as shown listed in Zone Il 3
buildings are in addition to the "list" of DCR &67-
Heritage List of Regulations 1985

» The above list (for Zones [, Il IV & W) is

inclusive of the properties as already contained

in the DCR &7

6.2.2 APPLICABILITY - DCR &7 {1)

A-1 DCR-6T(1) - Heritage Reguiations of Greater
Mumbai specifies applicability of the regulation 67 to
thase buildings, artifacts,  struciures, and/or
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precincts of historical andfor aesthetical and/or
architectural andfor cultural valug’

A-1.1 While the ‘Development Permission’ for all
proposals will be obtained as per the DC
Regulations of Greater Mumbai (DCR 4), the DCR
67 will be made applicable to development
proposals within the Cumballa Hill Study area (for
listed buildings - Zone I} and the proposed
Heritage Precinct The Conservation Guidelines
prescribed herein shall be made applicable to all
buildings, listed and unlisted (cessed and non-
cessed category) for repairs & restoration, additions
and alterations, partial demaliicn and exténsions,
demaolition and reconstruction

A-1.2 It is to be noted that there is no “vacant® plot
available in the precinct area for development of a
‘mew’ building, All ‘new’ buildings will thus mainiy be
constituted of the ‘reconstructed’ (usually the
cessed category) stock on ‘demoliion’ of the
axisting

A-1.3 The Guidelines are prescribed under the
umbrelia of DC Regulations for Greater Mumbai and
all ancillary regulations regarding cessed properties,
while proposing a certain exient of deviations to
conserve the significance of the precinct.

A-2 Intent of the proposed Guidelines

The character of Heritage Precinct owes greatly not
only to the built character (buildings) but also to the
Land-use and Landscape & Ecology of the area —
the features of the setting, the topography and
terrain, the views and vistas, the street pattern,
trees and etc. of the precinct. The guidelines make
an attempt ta guide enhancement and conservation
of such landscape character and the preservation of
the “ecalogy” of the hill

The guidance is woven into the format of the entire
set of guidalines under various heads The guidance
far Environmental Enhancement of the precinct,
besides the policy recommendation in the text of the
report (this chapter), is contained in the set for
Landscape Analysis and Recommendations’ — Drg
Mos. 20, 30A, 308 and Annexure (sheets) 4 & 5

A-3 Limitations of the guidance

The guidance is intended to establish a minimum
criteria for compatible design, in a general way,
while ‘supplementary guidance’, expanding on
various aspects of existing policy applicability and
also including further 'design’ criteria regarding
landscape and streetscape elements, shop fronts
and signage. repair of architectural features, advice
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on compatibility of building materials and traditional
workmanship efc. is not included in this report.

An inventory of the various features that require
supplementary guidance is recommended o be
undertaken in a subsequent phase

6.2.3 APPLICATIONS
to the Mumbai Municipal Corporation (MMC) and
Mumbai Heritage Conservation Committes (MHCC).

A-1 Scope of Applications under review of
MHCC.

All proposals regarding  development within a
Heritage Precinct will be under the review of the
‘Mumbai  Heritage  Conservation  Committee’
(MHCC) The proposals will include proposals to
listed and unlisted buildings (cessed or non-cessed
categary) in the precinct. The listed buildings in the
Zone lll, which lie cutside the precinct boundary, will
also be subject to review by MHCC,

A-1.1 Listed Buildings / Precincts

A-1.1.1 DCR 67(2) Restriction on Development /
Redevelopment / Repairs efc. specifies thus:

Iy No Development or redevelopment or
engineering operation or additions, alterations,
repairs, renovation including the painting of
buildings, replacement of special features or
demolition of the whole or any part thereaf or
plastering of said listed / heritage buildings or
listed [ heritage precincis shall be allowed
except with the prior written permission of the
Commissioner. The Commissioner shall act on
the advice of / in consultation with the Heritage
Conservation Committee (MHCC)

2 In relation to religious buildings in the said list,
the changes, repairs, additions, alterations and
renovations required on religious grounds
mentioned in sacred texts, or as part of holy
practices laid down in religious codes shall be
treated as permissible, subject to their being in
accardance and consonance with the original
structure and architecture, designs, aesthetics
and other special features thereof. Provided
that before arriving at his decision, the
Commissioner shall take into consideration the
recommendations of the MHCC

4-1.1.2 DCR 67(10) Procedure for Development
permission specifies thus:

1y Grade | & 1l {A & B) - Development Permission
for the changes would be given by the Planning
Authority (MMC) in consultation with a sub-
committee of the MHCO
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2) Grade lll — Development Permission for the
changes would be given by the Planning
Authority ‘itself’ but in  consonance  with
guidelines, which are to be laid down by the
Government in consultation of the MHCC

A-1.2 Review of Unlisted buildings by the MHCC

Applications regarding development proposals of
unlisted buildings (cessed and non-cessed) within
the proposed heritage precinct will be subject to
review by the Heritage Committee by virtue of their
being “a part of Heritage Precinct” - DCR 87{2)

The contribution {as features of Heritage Precinct —
DCRB7/2) made by the unlisted building to the
significant character of the precinct will be evaluated
by the MHCC, The various parameters in the
context of which an unlisted building will be
reviewed by the MHCC for a development proposal
are - the architectural quality of such buildings as
compared to a substantial number of buildings in the
area, the relative histaric significance, reference fo
chronological development of the area, positive
historic setting, traditional functional use, landmark
guality etc

The MHCC will review all proposals to unlisted
buildings {cessed and non-cessed) as regards:

+ Demolition = whole or partial

s Additions and alterations.

» Reconstruction of cessed/non-cessed buildings
for application of control related to size, bulk
and qguality of the building

s New construction on vacant plats

s Repairs and restoration of features that have a
positive contribution (doors, windows,
mouldings, awnings etc.).

s Modifications that affect street facade quality &
contribution to the character & appearance of
the precinct and additions of building services
features.

» Removal of all floors and replacement with a
new structure while retaining the fagade,

» The demolition and replacement of new {and
different} shop front.

All the ahove development proposals to be reviewed
by the MHCC will be accompanied with a Report by
a Structural Engineer as regards the condition of the
existing building and the potential effects on the
same by the proposed works.

B-1 Review of Environmental Improvements
proposals of the precinct (areas other than
building plots).
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The MMC has formulated a special commitiee —
“Mumbai's Initiative for the Protection and .
Improvement of Streets & Public Spaces” (hereafter
referred to as "Mumbai's Streefscape Committee™ —
MSC) that reviews public initiative and other
municipal improvement proposals as regards
enhancement of streets and public spaces

The "Enhancement proposals’, as recommended in
this report will be subject to a review by the above
Committee in conformation to this report and the
MHCC

C-1 Contents of Applications
C-1.1 General procedure —DCR &

The general procedure for Development Permission
to be obtained from the MMC will be as per the
conditions contained in DCR 5 and other DC
requlations as required by the MMC

C-1.2 Development proposal applications.

C-1.2.1 The applications for development within the
precinct s expected to provide sufficient information
about the proposed development and its immediate
setting to enable the MHCC to properly and fully
assess the potential effect of the proposal on the
character and appearance of the ralévant part of the
area

C-1.2.2 A typical application for permission for
works to listed buildings and unlisted buildings as
regards demalition, reconstruction, new buildings in
the heritage precinct would normally include

» Plans, elevations and sections of the building at
scale 1:50. The proposal will be shown in
relation to existing adjacent buildings and the
general setting of the precinct.

s The structural condition and status of the
building and the effects of change to the historic
fabric will be explained in 8 set of drawings by
specialist structural engineenng consuitants.

» Detalled drawings of typical elemenis, 2.4
windows, doors, decorative features,

s Detailed drawings of landscape/greenery
proposals with typical features, compound walls
and gates etc. at scale 1:20 and 1:5

« Drawings to be annotated to show the proposal
of works to be carried out

s Samples of materials (existing and proposed] to
indicate compatibility to existing character

C-1.2.3 It may not always be necessary o produce
detailed drawings of all elements. The level of detail
required may be subjective and will depend on the
merits of a particular case. The drawings and details
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should have meaningful comparsons of the existing
and proposed to the setting context

C-1.2.4 In order to assess fully a proposal, it is
desirable to produce scaled models of propesals for
new buildings. The model assists in showing the
height, bulk, massing of new buildings relative to it's
neighbours. Final detailed models can be used to
present the final, negotiated scheme to the MHCC

C-1.2.5 Colored perspectives and photo montages
showing the proposed new building in its context are
also usaful.

C-1.2.6 Details of Works related to building interiors,
as affecting the facades, of listed and unlisted
buildings, e.g .window enclosures, grills, new
windows and doors, building services, antennas etc
will help conservation of the appearance of the
precinct

C-1.2.7 Although hill cuiting and basement in the
heritage precinct will not be permissible, the
proposals will clearly indicate in detailed drawings,
the terrain character contour lines to a correct scale
The context of escarpments in adjoining plots will be
clearly indicated in the set of drawings

G-1.2.8 Landscape and greenery details within the
plots and along the road edges will be a compulsory
inclusion in all new proposals. All changes 1o
significant existing landscape details in the forecourt
and other open spaces of buildings will be made
statutory for MHCC | MSC review

C-1.2.9 Proposals (independent of built forms) to
change of existing streetscape features e.g.
compound walls, gates, trees, electrical poles etc.
will need detail design drawings for review of the
MHCC { MSC.

C-1.2.10 Special Public Art features within building
plots as they affect the street views [ vistas will be
liable to detail design drawing and conformation of
the MHCC { MSC.

6.2.4 GENERAL PLANNING CONTROL
as per the Development Plan (DP) for Greater
Mumbai {1981 — 2001) / DCR-4

&-1 Planning applications
The Cumballa Hill precinct lies in the ‘D" Ward of the
island City of Mumbai and the area is classified as

‘Rasidential use zone — R1 & R2 Zones"

A-1.1 Uses and Ancillary uses -
DCR 49, 50, 51, 52
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The uses and Ancillary uses within the Heritage
precinct will have an applicability of the above
DCR's. The MHCC will provide advice on the
granting of permission for a particular use by the
Commissioner (DCR 50}

A-1.2 Development Plan (DP) Reservations

A-1.2.1 Play Ground (Children's Park as per DP
Sheet), DCR -9V (4, ])
Ref Org, CHP 9, (index- GM-RG)

Plot reserved for ‘Children Park' C.5.No.18/738 |
and M L.Dahanukar marg) will be developed for the
specified use in a joint partnership between the
Municipal Autheorities and the 'Dahanukar Marg
Residents Association’. The proposal will be
reviewed by the MHCC and MSC

A-1.2.2 Orphanage

Refer Drg, CHP 8-A, [index - SK 2J

Note: A recent sale of this propery lo a comporate body
may envisage change of use and character.

The reservation for 'Orphanage’ is assigned fo
. 5.No.1/689. The contemporary use as the 'Khoja
Orphanage’ of this building has historically been
residential’. This report proposes Grade A
allocation to this property

Change of use and character will be reviewed by
the Commissioner and the MHCC in accordance
with the Grade |IA listing of the property and A
reversal to an original use will in compatibility with
‘Conservation Guidelines' of this report (Listed
buildings controf)

A-1.2.3 Institutiona! — Secondary School
Rafer Drg. CHP 8-8. (index - GD 134)

The reservation for Secondary school is assigned to
C.5MNo.734 & 1/735 The contemporary use {just
terminated) as the 'Hill Grange School of this
building, has historically been ‘residential’. This
report proposes Grade IIA allocation to this
property

The development (change of use and character) of
this property will be as per DCR 8V (2, ¢) and In
conformation to this report. Change of use and
character will be reviewed by the Commissioner and
the MHCC in accordance with the Grade IIA listing
of the property

The application of DCR 33(2) for ‘Additional F3I" will
be applied in conformity to the Grade A, as
assigned to this building and 6 2 8/A-162 of this
chapter
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A-1.2.4 “Green Hill Slopes”

This reservation is applied to a part of escarpment
slopes along the sastemn sdge of the Cumballa Hill
Precinct boundary. The area does not conform o
the delineated Precinct Boundary (extents) of the
area, but are none-the-less vital to the conservatian
of the Ecology and Enviranment of the Hill itself

Any change to this edge, by virtue of hill cutting
andior use & character of development proposals
(SRA Schemes) will have an irreversible damaging
effect {especially ecological) on the hill

The 'Green Hill Slopes” reservation area is
proposed to be maintained and enhanced in quality
by 'greening’ measures for conserving the ecology
and environmeantal quality of the area. Proposals for
development (greening) along this edge may be
facilitated and reviewed by the Commissioner
MHCC and MSC,

6.2.5 DEMOLITION AND RECONSTRUCTION
(listed and unlisted buildings of the cessed and non-
cessed category). DCR 67(10), DCR 33(6, 7 & 9)

A-1 Demolition of buildings — lisied & unlisted
icessed and non-cessed) in the Heritage precinct
will be generally not allowed.

A-2 Reconstruction of buildings as per DCR
33(7 & 9y will have an applicability of MHADA
regulations in conformation to the guidelines
prescribed in this report. Similarly the reconstruction
of 'new’ buildings as per DCR 33(6) will have
guidance from this report

6.2.6 LISTED BUILDING CONTROL.

A-1 Designation of Listed buildings and
Precincts

1y As per 82.1/C-1.3 above, buildings are
designated for Heritage Grading — as Grade lIA,
Grade liB and Grade Il

2y As per B621B-1.3 above Heritage Sub-
Precincts are graded as Grade |IA and Grade
1B (M. L.Dahanukar marg and K.V.N marg &
Raghavji marg Sub-Precincts respectively).

3) The 'listing will include all ancillary buildings,
landscape and other features within the
curtiage of the listed property and listed
precincts, even if such are not indicated in the
drawings or list cards

A-2 General Guidelines — DCR 67(10)
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The DCR 57(10) will prescrioe general cantrol for
the Cumballa Hill Heritage Precinct. listed heritage
buildings and sub-precincts of area

A-21 Grade llA & 1B
These buildings deserve careful preservation/
intalligent conservation

Raghavji Road Marked with Ofd Aotawalla buiding

A-2.1.1 Scope of changes

Grade IlA

i Mo dermalition / partial demaolition behind retained
existing fagade, reconstruction or redevelopment
will be permitted on these building plots. No
extensions or additional buildings in the same
compound will be allowed in this category

Mo internal or external changes except those that
are essential for the structural integrity for the
building will be allowed. Adaptive reuse will be
generally allowed with minimal changes taking
care to ensure the conservation of all special
aspects for which it is included in the heritage
Grade HlA

Minimal intervantions, absolutely essential for
retention of the orginal character will be
permissible

iv. The setting of the buildings including the gardens
and landscaped grounds, the relation with
adjacent buildings, road set backs and compound
walls and views to the building will have a
stringent control,

= Grade 1B

’ i No demolition, partial demalition behind retained
existing facade, reconstruction or redevelopment
will be permitted on these building plots
Extension or additional buildings in the same plot
or compound may be allowed such that it does
not detract from the character for which it included
in this category.

i Mo internal or external changes except those that
are essential for the structural integrity for the
building will be allowed Adaptive reuse will be
generally allowed with minimal changes taking
care to ensure the conservation of all special
aspects for which it is included in the heritage.,

Interventions to the faced features will be
controlled  such that they conform to  the
facade/streetscape character of the area

iv. The setting of the buildings including the gardens
and landscaped grounds, the relation with
adjacent buildings, road set backs and compound
walls and views to the building will have a
stringent control

wauttant- Sorda Lnwalta sonects Samian
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A-2.2 Grade Il

These buildings deserve careful conservation/
protection of unigue features and attributes

A-2.2.1 Scope of change

i External and internal changes and adaptive reuse
would generally be allowed, Changes can include

il.extensions, additional buildings in the same plot
or compound provided that extension/additional
building is in harmony with and does not detract
from the existing heritage building especially in
terms of height / fagade

i However, unless absolutely essential, nothing
should spoil or destroy any spacial feature or
attributes of for which it is placed in the heritage
List.

iv. Recanstruction may be allowed in the case of
buildings which atiract the provisions of DCR
33(6) and Appendix |l - when it s structurally
weak or unsafe or when it has been affected by
accidental fire or any other calamity or if
reconstruction is required to consume the
permissible F.S|. and no option other than
reconstruction is available

v.Reconsiruction / Redevelopment f Repairs may
also be allowed in case of those buildings, which
attract the provisions of DCR 33(7), 33(9) and
Appendix |11

vi.Reconstruction will have a strict control of height,
setback and architectural guidelines as per this
report

A-2.3 Listed Group Value Buildings.

The defined Listed Group Value buildings in the
Cumballa Hill Precinct are:

1} 1)The group along the 5.K Barodawalla Marg -
Precinct Zone |

2) 2)The Art-Deco group associated with the
M.L.Dahanukar Marg — Precinct Zone ||

Scope for changes:;

The built envirenment in these groups will be
controlled under regulations prescribed in 'Listed
Building Control' and other relevent sections of this
chapter

6.2.7 UNLISTED BUILDING CONTROL
A-1 All unlisted bulldings (cessed and non-cessed

category will) be liable to scruting by the
Commissioner and MHCC The MHCC will review
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and scrutinize the applications for works unlisted
buildings as per 8.2 3/A-1.2 {'Applications’ above)

A-2 Demolition, partial demclition, reconstruction,
redevelopment (new buildings) and repairs of the
unlisted buildings will be guided by this report under
respective headings

§.2.8 CONSERVATION OF SPECIAL
CHARACTER OF SUB-PRECINCTS

The Heritage Sub-Precincts of M.L Dahanukar marg
and the Raghavji road & K.V M. marg, each have a
distinctive character that needs special control
Character Appraisal (Ch.5) of the Zone Il and Zone
Y while describing the character highlights the
needs for the preservation/conservation of such
character.

Guidelines for the conservation of character of these
Sub-Precincts will have a general applicability of
contral under the various sections, Urban form and
Townscape control, Architectural guidelines for New
Buildings, Landscape control and management efc.

5.2.9 URBANFORM AND TOWNSCAPE
CONTROL

Note: Any modifications to the Development Plan
and { or implementation of provisions thereof, as
regards reservations, road widening, enhancement
to streetscape etc. or any other provision that is
likely to affect the character of the Precinct will seek
a review of the Commissioner and MHCC.

A-1 Applicability of Development Control
Regulations affecting Floor Space Index (FSI):

The Cumballa Hill precinct area as per the
Sanctioned Development (1881-20071) is prescribed
as "R" (Residential} Zone

The Residential Zone in the Island City is restricted
to FSI of 1.33.

An additional ‘incentive FSI is available to buildings
that attract the provisions of DCR 33{(1, 7 & 9) and
The scope is discussed as under in the context of
conserying the precinct character and DCR 87
{Heritage Regulation 1995}

A-1.1 Grant of transferable Development Rights
(TDR) in cases of loss of Development Rights -
DCR 67(8)

As per the DCR B7(8) — if any application far
development is refused under this Regulation or
conditions are imposed while permitting such
development which deprive the owner/lessee of any
unconsumed  FSI, the ownerflessee  shall be
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compensated by grant of Development Rights
Certificate (TDR) of the nature set out in DCR 34
and Appendix VIIA and may be prescribed by
Government from time to time. The TDR from
heritage buildings in the Island City may be also be
consumed in the same ward from which it
originated. The extent of TDR Certificates to be
granted may be determined by the Commissioner in
consultation of the MHCC and will not be awarded
unless sanctioned by Government.

A-1.2 Applicability of DCR 67(6 & 7) in the
context of DCR 33(7 & 9)

The prescription contained in DCR 67(6, & 7) go a
long way in conserving the distinctive character of
the Cumballa Precinct.

The buildings that attract the provisions of 33 (7 & 9)
constitute 'reconstructed or redeveloped building'
and ‘repaired and reconstructed  building'
respectively. Under the above DCR 33 (7 & 9) an
FS| to a substantial extent is made available as an
incentive’, The additional incentive FSI will have a
detrimental effect on the grain and skyline character
of the precinct and will need to be tailored to the
needs of the precinct.

A-1.3 The application of DCR 67(6 & 7) will thus
be with modifications to DCR 33(7 & 9) as below:

i} DCR 33(7)

Reconstruction or Redevelopment by Co-
operative Housing Societies or of old buildings
belonging to the Corporation

The allowable component of incentive FSI (2.5 or
the existing FSI whichever is higher + 50% bonus)
in such cases maybe utilized, with the restrictions of
Heights (skyline) and Setback (front fromS road)
guidelines prescribed hereby and the balance FSI if
any will be used as TDR.

ii) DCR33(9)
Repairs and Reconstruction of cessed buildings
and urban renewal schemes

The allowable component of incentive FSI {2.5 ar
the existing FS| whichever is higher + 50% bonus)
in such cases maybe utilized, with the restrictions of
Heights (skyline) and Setbacks (front from road)
guidelines prescribed hereby and the balance FSI if
any will be used as TDR.

A-1.4 FSI for reconstruction as per DCR 33(6)
DCR 33(6) Reconstruction of buildings

destroyed by fire or which have collapsed or
which have been demolished etc.

15
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Reconstruction in whole or in part of a building (not
being a2 building wholly occupied by warehousing
user and also not being a ground floor structure),
which has ceased to exist in conseguence of an
accidental fire , natural coliapse, or demalition for
the reason, of the same having been declared
unsafe by or under a lawful order of MMC, BHADE.
The above reconstruction will be allowed with an
FS! in the ‘new' building not exceeding that of the
original building or the prevailing FSI as per DC
regulations whichever is more. The F3I will be
subject fo the Regulations in Appendix [} DCR
1991).

A-1.41The 'New' (reconstructed) building (as an
urban Infill) will be constructed as per the DC
regulations and the guidelines prescribed for "new
buildings' in this chapter,

A-1.5 Additional FSI as per 33(1)

DCR 33(1) - Road widening and Construction of
new roads

A-1.51 The intrinsic character of the entire
Cumballa Hill Precinct is dominated by the character
of roads and their edges. The implications of ‘road
widening' in any part of the precinct is likely to have
a damaging effect on its significant streetscape
character and use.

A-1.5.2 Widening of roads within the precinct will
not be allowed. All proposals as regards such road
widening will be reviewed by the MHCC and 100%
of additional FSI available by application of the DCR
33(1) in any random cases will be utilized as TDR.

A-1.6 FSI for application of DCR 33(Z) on
‘reservation’ plots

A-1.6.1 The Development Control (DC) reservations
as shown in the Sanctioned Development Plan
18581-2001 in the Cumballa Hill Precinct are
proposed to be maintained with no  further
modifications.

A-1.6.2 Development of affected properties in the
precinct with ‘reservation’ status’'  will be guided by
listed building control’ {6.2.8), DF Reservations
{6.2.4/A-1.2) and A-1.6.3 below.

A-1.6.3 Additional FSI {300% of net plot area) as
per DCR 33(2), to reservation properties will be
utilized in the plots with compliance of setback and
height guidelines (maintaining skyline) in this report
and balance if any will be utilized as TDR.

19
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B-1 Maintaining Skyline — DCR 67{7)

As per the above DCR — buildings included in the
Listed Heritage Precincts shall maintain the skyline
in the precinct {without any high rise development)
as may be existing in the surrounding area, so as
not to diminish or destroy the value and beauty of
the said listed Heritage buildings / Heritage
Precincts. The development within the precinct shafl
be in accordance with the guidelines framed by
Commissioner in consultation of the MHCC

B-1.1 The guideline will apply to all buildings (listed
and unlisted of cessed and non-cessed category) in
the Cumballa Hill Precinct that apply for
Development’ Redevelopment/ Repairs atc.

B-1. 2 The heights of buildings in the Cumballa Hil
Precinct shall conform to the heights as specified in
the attached table.

MAINTAINING SKYLINE
Fona/ Absolute Remarks
sub- Height (no
precinct | basements)
« Ground + 4 uppar floors
® Floor  heights  to be
Zone | 20m. compatible  ta  setting &
character of immediate area /
buildings
Zone | « Ground + 4 upper floors
« Each floor as per the existing
g 20 m. building Iﬂmrsp of adjaining
Value buildin
RS as
buildings
« Buildings with marginal front
200m. sethacks from strast line.
« Floor heighis as per adjaining
Zone |l bmldingg
(inclusive e Ground + 4 upper floors |
of Group * Buildings with  substantizi
Value sethacks  from  street  line
buildings {independent or in a layout).
os) 30 m. « Floor heights as per adjoining
buildings.
« Ground + 7 upper fioors
Zana Il - « Ground + 1 upper  with
MLD sloping roof for  bBungalow
AT 14 m. farmats
Su.b_ « Ground + 2 upper for block af
precinet flats with flat lerracas. ]
o Ground + 4 upper floors
« Ground and  upper floor
heights to be as per adjoining
Zone IV 20 m. buildings.
« Special features aof corner
buildings - domes  and
staircase blocks nol included.
« Ground + 4 Upper floors
» Top floor recading
Zone W/ Plinth and floor heights to be as
Sub- 20 m. per adjoining buildings.
precinct = Special features of corner
buildings - domes and
staircase blocks not included.
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Naotes:

« The precinct being a hilly terrain, the absolute heights will be
considered from the mean elevation of the adjoming road (for
the main building fagade).

« The applications will be reviewed by MHCC for subjective
decisions in each zone in addition 1o this quideline

C-1 Amalgamation / subdivision plots

In keeping with the original scale and grain of the
precinct, the conflict created by single large
developmenis or layouts and sub-divided ocriginal
plots will deviate significantly from the essential
character of the precinct.

Amalgamation / subdivision of residential plots in
the precinct will not be allowed.

D-1 DCR 23Recreational / Amenity open spaces

The provisions of the above regulation will be
relaxed in the context of Reconstruction /
redevelopment and Mew buildings in the precinct.

While conforming to the prescription of front sel-
backs and side open spaces regulations in E-1, the
Recreational and Amenity open spaces shall not be
insisted upon and need not be fully utilized. Such
open spaces will be provided in the rear side of the
building or as a courtyard in the building,

E-1 Setback and Open spaces within building
plots.

E-1.1 DCR28 & 29

Front set back from street line/plot boundary and
Open spaces requirements within building plots will
generally be in keeping with the DCR 28, 29(1 & 5),
while keeping with the character of the Zones / Sub-
precincts of the heritage precinct.

E-1.1.1 The heterogeneous character of the Zones |
and |, has instilled an existing pattern of front set-
backs fram street line that is not consistent along all
the roads in the precinct. Relaxation to the DCR 28
and 29 will be sought for certain buildings of group
value and Sub-precincts along the roads.

E-1.2 Relaxation will be sought for:

1) Zonel

The Group value buildings of Zone | (Barodawalla
marg). The applications for this Group will take into
account the existing format of Foolprints of built
forms & their relative front set-backs from street line
and the other open spaces in the building plots.

As per DCR 29(5), the front set-back requirement is
4 5 m. This will be relaxed as per the context of the
adjoining plots. Other open spaces will conform to
the existing regulations.
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2) Zone IV:

Most buildings of Zone IV (historic format) have no
front set-backs rom street line, along the
N5 Patkar road and along the August Kranti marg.
The building foot-prints abut the pavement along
these roads. Side open spaces have a consistent
format while the rear open spaces in most building
plots are inconsistent and incoherent.

Front set-back will conform to the existing character
along the MN.S.Patkar and August Kranti marg and
applications for reconstruction / new buildings will
abut the front pavement. Side open spaces will
conform to a minimum of 3.6 m. with the discretion
of the MHCC. Rear open spaces will conform to the
existing regulations.

3) Zone V/ Raghavji road Sub-precinct:

All buildings along the western edge of the Raghawji
road and the entire lot along the K.V Maik marg
{inclusive of the private street) have the building
footprints abutting the pavement. Side and rear
open spaces have a consistent format.

Applications for reconstruction { new buildings will
abut the front pavement and conform to the existing
footprint of the buildings in this Zone / Sub-precinct.

6.2.10 Architectural Control Guidelines {New
and Infill buildings).

A-1General guidelines

Mew and Infill buildings in the context of the precinct
will be caonstituted mainty by
‘reconstruction/redevelopment after demalition’ of
the existing unlisted buildings (cessed and non-
cessed category).

All proposals for "new” buildings in the precinct will
be reviewed by the MHCC. In considering proposals
the principal concern will be the appropriateness of
the overall mass or volume of the building, it's scale
expressed in the size of fenestrations, floor heights
and other identifiable features and it's relationship
with the context — whether it sits comfortably

A new building should be in harmony with, or
complimentary to, it's neighbours, having regard to
the patterns, rhythms, and details of the adjoining
buildings, and specially their architeciural style. The
use of materials and finishes generally matching
those which are historically dominant in the area is
important.

The need for the development not to have a visually
disruptive impact on the existing townscape or
street scene is an important consideration, It should
alsa fit into the grain of & heritage precinct
respecting the street patterns.
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Most of the above aspects have already been
discussed in the regulations as prescribed under
various headings above with respect to the
application of the DC Regulations 1991 and
Heritage Regulations 1985 deviations from the
abowve are woven into the format of the same above
prescriptions.

A-2 Basements

‘Basements' in all 'new buildings' applications will
not be allowed in the Zone 1, I, and Zone V (part of
the Raghavji road Sub-precinct). All these areas are
part of the main hill, which are ecologically sensitive
to 'digging’. Existing properties on the hill would be
adversely affected by such actions and as such
there will be no basements allowed in the new
buildings. Also none of the developments will
constiue ‘cutting’ of the hill, All such proposals will
be strictly reviewed by the MHCC,

A-3 References of concern for review of
applications

While assessing applications for new buildings, the
MHCC will make reference lo "Vocabulary of
Special features" attached as photo-documentstion
sheets in Chapter 3 (3.17) and the "Facade
Character" drawing sheets attached in this chapter,

Further reference may also be made to Chapter 4 —
Character Appraisal.

B-1 Restrictive Covenants - DCR 67(7)

Restrictions existing as on date of the notification
{DCR B7) imposed under covenants, terms and
conditions on the leasehold plots in the Cumballa
Hill precinct, either by the State Government or by
the Bombay Port Trust or by the Municipal
Corporation shall continue to be imposed in addition
to Development Control regulations. However in
case of any conflict with the heritage preservation
interest, the said regulation will apply

B-1.2 Applications: All plots (leasehold) in the
M.L.Dahanukar Marg sub-precinet have an
application of the covenanted clauses. (Refer to
List—=1 & 2 and annexure 6). The covenants form a
set of Architectural guidelines for development on
the plots which have applicability.

C-1 Guidance for Additions and Alterations
(listed and unlisted).

C1.1 Additions ! Extensions

Additions buildings as extension to the existing will
be confined to the rear or least important facades of
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the buildings. The character of the additions will be
such that it does not upset the scale or proportions
of the buildings or adversely affect the character of
the precinct.

The considerations of architectural guidelines as
applied to new buildings will apply to the Additions {
Extensions of buildings.

C-1.2 Alteration works

The MHCC will review the proposals considering
that all aspects are necessary and that the overall
effect of a proposal is not detrimental to the
architectural or historic integrity or detailing of the
building. Alterations will normally be entirely in
accordance with the period, style and detailing of
the original building or with later alterations of
architectural or historic interest,

Wherever possible existing defailing and the
contemporary features of the building should be
preserved, repaired, or, if missing, replaced.

All works to buildings in the precinct = listed and
unlisted, whether they be additions or alterations,
will be required to be carried out in a correct
scholarly manner, under specialist supervision and
labor where appropriate.

6.2.11 Environmental Improvements
A-1 Landscape & Ecology

A-1.1 The recommendations for the above are
discussed in Chapter 3(3.16) —'Landscaps
Character, Maps — 29,30A & B and Annexure
Sheets 4 & 5. Further reference is provided in the
List Cards for the designated Sub-precincts of
Dahanukar marg and K.V N marg & Raghavji road

It is proposed to incorporate such recommendations
as a policy for the protection and enhancement of
the un-built character of the Heritage precinct. The
aspects broadly covered are Green landscape
strategy, street improvements through clearing the
clutter, identification of potential areas for public
access, advertising and signage options, need for
shop fronts design and signage, traffic safety/control
and calming measures.

A-1.2 It is to be noted that the aspects covered are
at a preliminary identification, as mere pointers and
recommendation level. 'Supplementary guidance’
with elaboration and expansion on each elemeant will
be necessary for the design adaptation correct
implementation.

A-1.3 A Public Authority and private initiative
partnership is also envisaged for providing
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Environmental Improvements in the precinct. The
initiative will be careful in the scrutiny of the
proposals — the decision to do nothing to the area
should be a positive one, however, arrived at after
careful consideration, and not as a result of
inadequate resources or inertia. Damage of the
environment by well intentioned but misguided
improvements would have irreversible effects,

B-1 Hoardings and signage — DCR 48 (3)

« Mo advertising sign or outdoor display
structures shall be parmitted on listed buildings,
whether they are in private or Government
awnership.

« Supplementary guidance will be prepared for
the precinct with special applications for:

1) MName boards and signage pertaining to
the use of the structures.

2) Shoep front designs and signage boards

3) Labeling of roads and buildings (names &
street numbers).

- i
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