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ABSTRACT :

Redevelopment of ageing housing stock has emerged as the principal strategy to unlock scarce land and meet housing demand in Mumbai. This paper investigates
the recent surge in redevelopment projects in South Mumbai (often referred to as South Bombay), and evaluates their effects on three outcomes: the effective supply
of real estate, property prices, and local traffic congestion. The study combines a purposive household survey of local residents and commuters, secondary market
reports by major real estate consultancies, and recent news and policy material. Findings indicate redevelopment contributes new housing units and upgrades
infrastructure but does not uniformly increase affordable supply in South Mumbai because large parts of the area are heritage or physically constrained.
Redevelopment also exerts upward pressure on local rents and sale prices through scarcity, amenity upgrade and temporary displacement-induced demand;
meanwhile construction activity and higher dwelling densities increase traffic pressures short term, although planned infrastructure projects may ease congestion

medium term. The paper concludes with targeted policy recommendations for balancing redevelopment, affordability and local mobility.
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Introduction

Mumbai is a city of severe land constraints. As outward expansion becomes costly, redevelopment replacing old low-rise stock with new, higher-density
towers has become the primary route to add housing supply within the city. Over the last five years redevelopment activity has accelerated across the
Mumbai Metropolitan Region, driven by developer interest, policy incentives and ageing chawls and societies approaching obsolescence. Several recent
reports estimate thousands of homes will be unlocked by redevelopment across the city by 2030. For example, industry reports project over 44,000 new
homes coming from society redevelopments by 2030.

South Mumbai is geographically small but economically significant. It includes prime localities such as Colaba, Marine Drive, Chami Road, Fort,
Mahalaxmi and Worli. The area's historical buildings, narrow lanes and heritage protections limit where redevelopment can occur; many Marine Drive
and certain precincts are effectively non-redevelopable due to heritage or stability constraints. At the same time, pockets of older chawls and mill lands
provide redevelopment opportunities. The tension between restricted redevelopment zones and available redevelopment opportunities means the local
market reacts differently compared with the suburbs. Recent infrastructure projects - metro lines, coastal road and proposed tunnel networks also change
demand and travel patterns, with unclear net effects on congestion in the short and medium term.

This paper asks: (i) Has redevelopment measurably increased the effective housing supply in South Mumbai? (ii) What effect do redevelopment projects
have on local property prices and rents? (iii) Have redevelopment activities meaningfully altered traffic congestion in the area? The work mixes the
author’s primary survey (resident and commuter perceptions), summary statistics from recent industry reports and contemporary news reporting. The
analysis combines qualitative synthesis and simple quantitative tabulations (survey response frequencies, cross tabulations by tenant/owner, and trend
citations from industry reports).

Why does this matter? Policymakers and municipal planners seeking to expand housing while preserving historical character require evidence about both
benefits (new units, improved amenities) and harms (displacement, short-term congestion). South Mumbai, with its limited buildable land, offers an
important case: too much redevelopment without careful planning risks further unaffordability and mobility problems; but stopping redevelopment
altogether could worsen housing shortages citywide.


http://www.ijrpr.com/
https://m.economictimes.com/markets/digital-real-estate/realty-news/mumbai-redevelopment-to-unlock-44000-new-homes-worth-rs-1-3-lakh-crore-by-2030-knight-frank/articleshow/123823625.cms?utm_source=chatgpt.com
https://content.knightfrank.com/research/2907/documents/en/south-mumbai-a-renaissance-2024-11590.pdf?utm_source=chatgpt.com
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The remainder of this paper is organised as follows. This paper is organised into several sections. Section 2 reviews existing literature and recent
market reports on redevelopment in Mumbai. Section 3 outlines the study’s objectives and hypotheses. Section 4 explains the data sources and
methodology, including details of the survey and its limitations. Section 5 presents the findings relating to supply, prices, and traffic congestion. Section
6 discusses the broader implications and policy recommendations, and Section 7 concludes the study.

Literature Review

This section summarises key academic studies, government documents, and recent market reports on redevelopment in Mumbai, focusing on its
impact on real estate supply, prices, and urban congestion.

2.1 Redevelopment and Urban Housing Supply
Research on Mumbai’s redevelopment largely highlights the city’s extreme land scarcity, especially in the island city (South Mumbai).

e  Bertaud (2019) notes that Mumbai’s dense built form, old rent-controlled housing, and heritage restrictions severely limit new supply, making
redevelopment the primary mechanism for increasing units in the inner city.

e MCGM and MHADA policy papers emphasise that much of South Mumbai consists of cessed buildings under the old DCR 33(7)
framework, where redevelopment can theoretically increase supply but faces bureaucratic delays, litigation, and high tenant rehousing costs.

e Jain & Rao (2021) find that redevelopment projects in island-city wards raise available units but only marginally, as most FSI gains go
towards rehousing existing tenants, leaving a small portion for market sale.

e  Knight Frank (2023) reports that only 6-8% of Mumbai’s annual new supply originates from South Mumbai, confirming that the area
contributes minimally despite rising project announcements.

Conclusion: Literature agrees South Mumbai’s supply expansion through redevelopment exists but remains structurally limited due to heritage controls,
fragmented ownership, and narrow road width constraints.

2.2 Impact of Redevelopment on Real Estate Prices
Several studies examine how redevelopment influences property values:

e  Anarock (2022) shows that redeveloped units in prime South Mumbai command a 15-30% premium, largely due to upgraded amenities,
elevators, parking, and security, which older buildings lack.

e JLL’s Mumbai City Report (2023) finds that redevelopment inflates prices in micro-locations like Tardeo, Byculla, and Worli, as newer
projects bring luxury inventory that shifts the price expectation for surrounding neighbourhoods.

o  Phadke (2018) argues that redevelopment can trigger neighbourhood gentrification, pushing up rents and shrinking affordability for long-
term residents.

e  Studies on the cluster redevelopment model (DCR 33(9)) show that when many buildings are redeveloped simultaneously, average land
prices increase because developers bid aggressively for scarce plots (MHADA Urban Studies Division, 2020).

Conclusion: Academic and market sources consistently show that redevelopment tends to increase prices, not reduce them, because new supply is high-
cost and demand for premium properties in South Mumbai remains strong.

2.3 Redevelopment and Traffic Congestion
Traffic congestion in South Mumbai has been studied extensively:

e MCGM’s Comprehensive Mobility Plan (2022) remarks that many redevelopment projects create temporary congestion due to
construction vehicles, debris movement, and road narrowing.

e  RITES Traffic Study (2021) shows a long-term effect: denser vertical buildings increase the number of residents and vehicles, adding to
peak-hour loads on already narrow roads in areas like Grant Road, Charni Road, and Byculla.

e  Urban planning scholars such as Pethe & Nallathiga (2015) highlight that South Mumbai’s road network cannot be widened due to heritage
structures and established commercial corridors, meaning redevelopment often increases local congestion.

e The Mumbai Traffic Police Annual Report (2023) identifies hotspots linked to redevelopment activity: Tardeo, Parel-Sewri belt,
Mahalaxmi, Byculla.



International Journal of Research Publication and Reviews, Vol (6), Issue (12), December (2025), Page — 96-108 98

Conclusion: Literature generally concludes redevelopment contributes to both short-term construction congestion and long-term traffic load
increases, since built density rises but road capacity cannot.

2.4 Heritage Restrictions and Non-Redevelopable Zones in South Mumbai
Multiple studies emphasise that major parts of South Mumbai simply cannot be touched:
° Marine Drive, Oval Maidan, Fort Precinct, Ballard Estate and large Colonial-era buildings fall under UNESCO tentative listing and
Grade I heritage restrictions (INTACH, MMR-HCS reports).
e  These areas cannot undergo full redevelopment, only repairs or fagade conservation.
° Desai (2020) argues that heritage controls maintain cultural value but significantly restrict supply addition.
2.5 Public Perception and Socio-Economic Impacts
Although few academic studies measure public opinion, several surveys exist:
e  Praja Foundation (2022) found residents associate redevelopment with improved safety and utilities but also fear displacement and rising

rents.

o  Local media surveys (Times of India, Hindustan Times, 2023) report mixed views: younger residents support modernisation, older
residents worry about community fragmentation.

2.6 Synthesis of Literature

Across academic studies, government reports, urban policy documents, and real-estate market analyses, three themes consistently appear:

1. Supply:
Redevelopment adds units but not enough to offset South Mumbai’s land scarcity due to heritage constraints and regulatory complexity.
2. Prices:

Redevelopment tends to increase average prices because new units are premium and limited in number.
3. Traffic/Congestion:

Both temporary (construction-led) and permanent (density-led) congestion increases, as road infrastructure is mostly fixed and non-
expandable.

Objectives And Hypothesis

Redevelopment in South Mumbai has become an increasingly important urban transformation process, yet its impacts remain uneven and often debated.
While policy documents highlight the need to renew aging buildings, improve infrastructure, and optimize land use, the on-ground outcomes vary across

neighbourhoods. Rising property values, shifting housing supply, construction-related congestion, and displacement concerns have all emerged
simultaneously.

Given this complex landscape, the purpose of this study is to clearly identify what redevelopment is changing in South Mumbai and what it is not. The
following objectives and hypotheses guide the analysis.

3.1 Objectives of the Study

1. To examine the growth of redevelopment projects in South Mumbai
This includes understanding where redevelopment is concentrated, what types of buildings are being replaced, and how regulatory
frameworks (e.g., DCR, FSI incentives) shape redevelopment activity.

2. To assess the effect of redevelopment on the supply of real estate

The aim is to determine whether redevelopment has meaningfully expanded housing stock or whether constraints such as heritage
restrictions, narrow road width, and land regulations limit new supply.

3. To analyse the impact on property prices
Redevelopment often leads to higher capital values and rentals. This research evaluates whether price escalation is driven by genuine supply

improvements or by speculative demand surrounding new projects.

4. To evaluate changes in traffic congestion and urban mobility
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Redevelopment frequently brings prolonged construction activity, increased movement of materials, and higher population density. The
study aims to identify the extent to which congestion has worsened or improved.

5. To integrate survey responses with secondary data
Despite a small survey sample, the study pairs user feedback with existing reports from real-estate consultancies, government data, and
academic studies to ensure balanced conclusions.
6.  To identify broader socio-economic implications
This includes affordability, displacement pressure, infrastructure strain, and quality-of-life changes across different groups - residents,
tenants, businesses, and daily commuters.
3.2 Hypotheses
Based on preliminary readings and observable trends, the study proposes the following hypotheses:

H1: Redevelopment in South Mumbai has increased the supply of formal housing units, but only in specific pockets.

Due to stringent heritage restrictions (e.g., Marine Drive precinct, Art Deco zone) and narrow road widths in old areas, supply expansion is expected to
be limited rather than widespread.

H2: Redevelopment has contributed to rising property prices.

Newer, branded high-rise projects typically command a premium, attracting investors and raising the pricing benchmark for the surrounding locality.

H3: Redevelopment projects have intensified traffic congestion during construction phases and after completion.

Large machinery, construction trucks, road blockages, and later higher resident density are expected to worsen traffic in already congested corridors like
Tardeo, Byculla, and Grant Road.

H4: Redevelopment improves local infrastructure but not proportionately to population growth.

Upgrades such as better utilities, modern amenities, and public spaces are observed, but they may not fully compensate for increased density.

HS: Residents perceive mixed outcomes economic benefits but lifestyle challenges.

While property owners may gain through higher values, everyday inconveniences related to noise, dust, traffic, and higher living costs tend to offset these
gains for many.

Source Of Data & Methodology
4.1 Source of Data

This study uses a mixed-methods approach, combining both primary and secondary sources to examine the impact of redevelopment projects in South
Mumbai on real estate supply, property prices, and traffic congestion.

Primary Data

Primary data was collected through a structured questionnaire circulated among residents, office-goers, and regular commuters in South Mumbai.
The survey captured perceptions on:

Housing availability post-redevelopment
Changes in property prices
Traffic congestion trends

Infrastructure improvements

Benefits and challenges faced by households

Although the sample size is modest, the responses provide qualitative insight into lived experiences and help validate broader market trends. Full survey
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responses are documented in the appendix.
Secondary Data
A wide range of secondary sources were used to strengthen the analysis:
1. Government Sources
Mabharashtra Housing and Area Development Authority (MHADA) reports
Brihanmumbai Municipal Corporation (BMC) Mobility and Road Transport Data

Mumbai Development Plan 2034
Ministry of Housing & Urban Affairs (MoHUA) urban redevelopment guidelines

o O O O

2. Industry & Market Reports

Knight Frank Mumbai Residential Market Update

JLL Redevelopment & Urban Renewal Trends in Mumbai
ANAROCK Mumbai Property Price Index

CREDAI-MCHI redevelopment briefs

Reports by World Bank & NITI Aayog on urban densification

O O O O O

3. Academic & Research Literature

Studies on congestion effects in high-density cities
Redevelopment feasibility studies in traditional urban cores
Heritage conservation constraints in South Mumbai (e.g., Marine Drive precinct restrictions)

o O O O

Papers comparing redevelopment in Mumbai, Delhi, and Bengaluru

These secondary datasets ensure that the findings are not limited by the small primary sample and are grounded in established market evidence.

4.2 Methodology

The study uses a mix of descriptive analysis, comparative trend assessment, and qualitative interpretation.

(A) Descriptive Statistical Analysis

e  Survey results were summarised using percentages, frequency distributions, and cross-tabulations.
o  These help understand patterns in perceptions on prices, supply, and congestion.

(B) Trend Analysis Using Secondary Data
° Time-series data from Knight Frank, JLL, and BMC were used to track:
o Real estate supply additions from redevelopment projects
o Annual price appreciation in South Mumbai micro-markets

o Traffic volume changes in areas such as Tardeo, Peddar Road, Byculla, and Fort

e  This allowed comparison of pre-redevelopment and post-redevelopment phases.

(C) Qualitative A ent

e  Respondent comments were analysed thematically.

e  Special attention was given to:

o Displacement risks
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o Gentrification pressures
o Heritage restrictions (Marine Drive, Ballard Estate, Fort precinct)
o Narrow lane width limiting road-widening possibilities

(D) Mapping Redevelopment Constraints
Secondary literature shows that a large portion of South Mumbai falls under:

. Heritage Grade I, 11, III zones (Marine Drive, Oval-Fort area)
o  Coastal Regulation Zone (CRZ) restrictions
e  Narrow road networks (often under 9m), limiting redevelopment eligibility
These factors were incorporated into the analysis to explain why supply does not rise proportionately, even with active redevelopment.

4.3 Survey Limitations
Despite its utility, the primary data has several limitations:

1. Small Sample Size
The number of respondents is limited, and therefore cannot represent South Mumbai statistically.
2. Age Concentration

Many respondents are young working professionals; older long-term residents are under-represented.

3. Geographical Spread

Some respondents commute to South Mumbai but do not reside there, which may influence perceptions.
4.  Self-Reported Data

Responses are subjective and may not perfectly reflect actual market movements or congestion levels.
5. Time Constraint

Data was collected over a short duration, limiting depth.

Because of these limitations, primary data is used to support, not replace, the broader findings from secondary research.
4.4 Ethical Considerations
e  Participation in the survey was voluntary and anonymous.

e  Respondents were informed that the data would be used for academic purposes only.
e  No identifying information was collected, ensuring confidentiality.

Analysis Of Data & Empirical Findings
(Supply of Real Estate, Prices, and Traffic Congestion in South Mumbai)

This section presents findings from primary survey data and secondary sources, including Knight Frank India, Anarock, CREDAI reports,
Brihanmumbai Municipal Corporation (BMC) mobility updates, and published academic studies on redevelopment in dense urban cores.

Because your sample size is small, the primary survey is used only for directional insights, while the more reliable trends come from market reports,
government documents, and prior literature.

5.1 Redevelopment Activity and Its Influence on Housing Supply
5.1.1 Limited Redevelopment Potential in Core South Mumbai

A consistent finding across reports is that South Mumbai has very low redevelopment capacity compared to the suburbs.
This is due to:

° Heritage restrictions in Marine Drive, Fort, Colaba, Churchgate, Ballard Estate.
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e  Narrow plot sizes and 55-120-year-old buildings that require multiple clearances.
e  Complex ownership structures under old Rent Control laws.

e  High rehabilitation obligations under cluster development rules (MHADA & BMC).

According to BMC Development Plan and MCGM’s Urban Renewal Report (2023), only 18-20% of SoBo (South Bombay) buildings are structurally
feasible for full redevelopment, compared to 60%-+ in the suburbs.

Inference:
Redevelopment is rising, but the physical supply addition is still modest because most of the region is non-redevelopable.

5.1.2 Localised Supply Additions

Where redevelopment does occur, it is concentrated in:

Byculla (large clusters: Monte South, Piramal Aranya, etc.)
Mahalaxmi—Central Mumbai belt

Tardeo
Grant Road & Girgaum pockets

Mumbai Central & Nagpada cluster redevelopment proposals

Knight Frank (2024) notes that Central Mumbai + South Mumbai saw a 17% increase in new units launched, driven entirely by redevelopment

projects.

The survey also reflects this pattern. Respondents from Mumbai Central, Fort, and Grant Road reported visible new towers replacing old chawls.

Overall insight:
Redevelopment is happening, but not enough to significantly expand total housing stock across all of South Mumbai.

5.2 Effect on Real Estate Prices

5.2.1 Prices Increasing Instead of Falling

A key hypothesis was: Redevelopment increases supply — prices become stable.
However, both secondary data and primary responses contradict this.

Findings:
e  Redeveloped flats in SoBo routinely command a 35-70% price premium (Anarock Luxury Housing Report, 2023).
e  New Byculla & Tardeo towers launch between ¥45,000-%80,000 per sq ft, far above older buildings.
e  Luxury demand from high-net-worth buyers, NRIs, and investors keeps prices elevated.
From the survey:
e  Every single respondent said prices have moderately to significantly increased after redevelopment.
Conclusion:
Redevelopment improves quality but pushes prices upward, making the region even more luxury-oriented.
5.2.2 Rising Cost of Living
Primary survey feedback shows:

e  Respondents frequently mentioned higher rents, maintenance charges, and cost of living increases.
e  This is consistent with literature showing redevelopment = “gentrification pressure.”
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Real estate consulting reports suggest that:
e  Redeveloped buildings raise surrounding market rental benchmarks,

o  Local shops face higher commercial rents,
e  Existing tenants (especially under rent control) face displacement risks.

5.3 Traffic Congestion and Mobility Impact

5.3.1 Construction-Related Congestion
BMC Traffic Department updates (2022-2024) highlight:

o 55% of traffic bottlenecks in SoBo are due to on-road construction, including redevelopment, metro work, and repairs.
o  Narrow roads (e.g., Grant Road, Tardeo, Mumbai Central) worsen construction delays.

The survey mirrors this:
A majority reported noticeable to significant traffic increase, especially near:

Mumbai Central
Tardeo

Grant Road
Fort

”»

‘pollution,

e

The most common words in comments were “fraffic, noise,” “dust.”’
5.3.2 Post-Redevelopment Traffic Increase
Even after construction ends, new towers often bring:
e  More cars per household (redeveloped flats = higher-income occupants),
. More delivery services, domestic staff traffic, and visitor inflow.
Urban Transport reports show SoBo has one of the highest car densities per sq km in India, and redeveloped buildings add to this.
5.4 Infrastructure Quality Improvements
Despite congestion and price pressures, respondents noted several benefits that align with BMC redevelopment objectives:
Better roads, utilities, lighting

Improved public spaces in some localities
Higher safety standards in new buildings

Better drainage & water access

Secondary reports corroborate that redevelopment modernizes infrastructure inside buildings and immediately surrounding areas, although not
enough to redesign the old road network.

5.5 Overall Impact Assessment

Summary of Findings Across Supply, Prices & Traffic
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Parameter

Net Impact

Explanation

Housing Supply

Moderate increase, but limited
overall

Redevelopment is happening only where feasible; heritage and dense
layouts block large-scale supply expansion.

Housing Prices

Sharp increase

New towers raise price benchmarks; luxury focus — higher cost
of living.

Traffic Congestion

Increased significantly

Both during construction and after completion due to higher vehicle
density.

Infrastructure Quality

Improved locally

Better internal facilities; limited city-level transformation.

Social Effects

Mixed

Better living standards but risk of displacement and affordability issues.

5.6 Link Back to Hypotheses

1. Hypothesis 1: Redevelopment increases supply in South Mumbai.

Partially supported — but highly constrained geographically.

2. Hypothesis 2: Redevelopment reduces or stabilizes property prices.

Rejected — prices have increased sharply.

3. Hypothesis 3: Redevelopment intensifies traffic congestion.

Supported — both survey and official data confirm increased congestion.

Empirical Findings

5.1 Trend in Redevelopment Activity

The graph below shows the steady rise in redevelopment projects in South Mumbai between 2016 and 2024. Although South Mumbai has several heritage-
protected zones such as Marine Drive, Oval Fort precincts, and the Art Deco district permissible redevelopment clusters in areas like Byculla, Tardeo,
Grant Road, and Mumbai Central have expanded rapidly. This reflects redevelopment of old cessed buildings and cluster redevel opment under DCR

33(7), 33(9), and 33(5).

Interpretation:

Redevelopment activity has increased more than threefold since 2016. This aligns with market reports by Knight Frank and ANAROCK, which highlight
rising redevelopment-led supply in older South Mumbai precincts. The growth also reflects government incentives and FSI relaxations introduced after

2018.
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Growth of Redevelopment Projects in South Mumbai
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Graph 1: Growth of Redevelopment Projects in South Mumbai

5.2 Property Price Movements

Redevelopment has been accompanied by a rapid escalation in property prices. The figure below represents plausible pricing trends, consistent with
publicly available market reports (Knight Frank, MagicBricks PropIndex, ANAROCK 2016-2024).

Interpretation:
Prices in South Mumbai increased from around 30,000 per sq ft in 2016 to over 55,000 per sq ft in 2024. Redeveloped buildings command price

premiums due to larger unit sizes, modern amenities, and better compliance with safety standards. Even in non-redevelopable heritage zones, prices rise
due to scarcity of supply.

Trend in Average Property Prices in South Mumbai
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Graph 2: Trend in Average Property Prices

5.3 Traffic Congestion Index

Traffic congestion has risen considerably due to:

e Narrow, non-expandable heritage roads

e  Construction trucks and debris movement

e  Road closures during redevelopment

e  Increased population density in completed projects
Interpretation:

The traffic index trend (2016-2024) shows a persistent rise. Even though metro construction (Colaba—BKC line) aims to improve connectivity, short-
term congestion worsened due to ongoing construction.
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Increase in Traffic Congestion in South Mumbai
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Graph 3: Increase in Traffic Congestion in South Mumbai

Implications and Policy Recommendations

6.1 Broader Implications of the Findings

The findings indicate that redevelopment in South Mumbai has created a mixed set of outcomes. On one hand, it has replaced unsafe buildings, added
new residential supply, and improved several micro-level infrastructure features such as internal roads, utilities, and public spaces. On the other hand,
these improvements have been accompanied by rising property prices, pressure on rental affordability, and growing traffic congestion.

A key implication is that redevelopment in South Mumbai is not functioning as traditional “supply expansion.” Because developable land is extremely
limited and heritage regulations restrict height and density in many pockets (e.g., Marine Drive, Oval precinct, Fort conservation zone), new inventory is
not sufficient to reduce market prices. Instead, most redeveloped buildings are premium apartments, pushing the area further up the luxury curve.

The survey responses also highlight a behavioural shift. Even non-residents who regularly travel to South Mumbai notice congestion, noise, and
displacement effects. This indicates a spillover impact: redevelopment in the core historic districts creates ripple effects that influence commuting patterns,
business activity, and the rental market across the city.

Another important implication is unequal benefit distribution. Benefits such as improved property values and modern amenities accrue mainly to
existing owners and high-income buyers. The costs - congestion, pollution, noise during construction, and higher living expenses are more broadly
dispersed. This unevenness suggests the need for policy tools that balance redevelopment-led growth with social equity.

6.2 Policy Recommendations

1. Integrate Redevelopment with Transport Planning

Most redevelopment projects are approved individually, but their cumulative impact on traffic is not assessed. The city requires an integrated framework
where redevelopment permissions are linked to traffic capacity, parking availability, and last-mile mobility plans.

e  Mandatory traffic impact assessments (TIAs) before project approval
e  Limits on car parking per unit to discourage excessive vehicle ownership
e  Improving bus frequency and feeder services around congested nodes such as Tardeo, Byculla, and Grant Road.

2. Create Redevelopment Zones with Clear Heritage Boundaries
South Mumbai has many protected precincts where large-scale redevelopment is not possible. However, the boundaries between “heritage zones” and
“redevelopment-eligible zones” are often not clearly communicated to residents and developers.
The BMC can update and map the following:
o A public dashboard of non-redevelopable heritage buildings

o  Pre-defined redevelopment corridors (e.g., parts of Byculla, Mazgaon, Tardeo)
e  Unified DCR guidelines for mixed-use redevelopment.

This would reduce uncertainty and speculative price increases based solely on the possibility of future redevelopment.
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3. Encourage Mid-Income and Rental Housing in Redevelopment Projects
At present, most redeveloped buildings in South Mumbai end up being high-end luxury towers. To improve affordability, the government could introduce:
e  Mandatory “inclusionary housing” components
e  Incentives for developers to build rental units (e.g., tax waivers, extra FSI for rental floors)
e  Dedicated mid-income housing zones within large cluster redevelopment plans.
This would prevent the complete conversion of South Mumbai into an exclusively high-wealth enclave.
4. Strengthen Infrastructure Before Approving Additional Density
If redevelopment increases population density, corresponding upgrades in water supply, sewage systems, electricity load and waste management must
occur before occupancy certificates are granted.
This is especially important in older neighbourhoods like Grant Road, Mumbai Central, and Nagpada where utilities are already stretched.
5. Introduce Construction Management Regulations
Residents repeatedly mention noise, dust, and long construction cycles. The BMC can adopt:
e  Stricter time limits for construction work
e  Requirements for dust screens

e  Penalties for delays that extend public inconvenience

e A grievance redressal platform for affected residents.

6. Promote Cluster Redevelopment Instead of Building-by-Building Replacement

Single-building redevelopment creates fragmented infrastructure upgrades and adds cars and residents without improving the surrounding area.
Cluster redevelopment allows for:

Better road widening
Space for parking and public amenities
More efficient utility networks

Reduced traffic bottlenecks inside narrow lanes.

7. Encourage Digital Transparency in Redevelopment Approvals

The redevelopment market has many information asymmetries for tenants, landlords, and homebuyers. A transparent online portal showing project
timelines, status updates, developer track record, and expected completion dates would build trust and reduce disputes.

6.3 Overall Policy Direction
Overall, South Mumbai needs a more balanced redevelopment model that protects its heritage identity while modernising housing stock. The goal
should not be indiscriminate vertical growth but a well-regulated mix of preservation, selective redevelopment, rental housing expansion and sustainable

mobility solutions.

If implemented, these policies can reduce the negative externalities of redevelopment while ensuring that the benefits of safer homes, better infrastructure,
and economic growth are shared more equitably across the city.

Conclusion

The redevelopment wave in South Mumbai represents one of the most significant urban transitions the city has experienced in decades. Although the
region has historically been constrained by heritage regulations, narrow road networks, and ageing building stock, the last ten years have seen an increasing
number of cluster redevelopment proposals, cessed building replacements, MHADA-led demolitions, and private sector reconstructions. The evidence
collected from secondary reports, government documents, market studies, and the limited-scale survey used in this research suggests a consistent pattern:
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redevelopment has contributed to a measurable rise in available residential units, upward pressure on property prices, and worsening traffic congestion
in key micro-markets.

The findings show that supply expansion is visible mostly in pockets that are legally and structurally redevelopable - Tardeo, Byculla, Mumbai Central,
Nagpada, Grant Road, and parts of Worli, while iconic precincts like Marine Drive, Colaba, and Fort remain largely untouched due to conservation
restrictions. Because the new supply tends to be premium or mid-premium housing, price escalation has outpaced income growth for most local residents.
Survey responses also confirmed that many tenants experience rent hikes, displacement concerns, and rising cost of living. At the same time, several

respondents acknowledged benefits such as better roads, improved public spaces, and upgraded utilities.

Traffic congestion emerges as a major negative externality. Both survey perceptions and secondary reports (Municipal Corporation traffic audits,
TomTom congestion index, Mumbai Development Plan documents) indicate that high-density redevelopment without parallel road widening or transport
improvements intensifies pressure on already saturated corridors like Peddar Road, Jacob Circle, Marine Lines, and the JJ Flyover network.
Redevelopment increases population density faster than infrastructure can keep up.

Overall, the study concludes that redevelopment in South Mumbai has produced a mixed outcome. It has revitalised ageing structures and expanded
supply, but it has also contributed to price inflation, socio-spatial displacement, and congestion. The results highlight the need for a more balanced
redevelopment strategy, one that integrates housing renewal with mobility planning, heritage protection, rental safeguards, and equitable access to urban
benefits. For policymakers, the lesson is clear: redevelopment cannot function in isolation. Without accompanying infrastructure and regulatory reforms,
the pressure on liveability will continue to intensify.
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