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BACKGROUND AND INTENTIONS

On June 1% 1995 the Development Control Regulation No. 67 regarding
conservation of listed buildings, areas, artefacts, structures and precincts of
historical, aesthetic, architectural and cultural value, came into force.

As per this regulation, Five Gardens and some area around came under the
Heritage Grade Il regulation, which encompasses buildings and precincts of
importance for ‘townscape, architectural aesthetic or sociological interest. A
larger area around it was also proposed to come under this regulation, for
which, however the boundaries were not set. This was done to arrest further
physical deterioration of the precinct. It was understood that the urban design
tools and mechanisms, which controlled the development of the precinct, needed
to be reviewed and re-framed to protect and preserve the ‘unique features and
attributes’ and also stop ongoing deterioration of the physical form.

At the outset we should recognise that this is a residential area which is
composed of a physical fabric (comprising of domestic buildings and institutions)
and the inhabitants. A study for conserving the precinct should include both
these aspects.

This phase of the study would focus on identifying and documenting certain
aspects which determine, control and influence the physical form and the
community.

The study will be in five parts, the first four parts concentrate on the physical
fabric, its rupture and the causes for it. The precinct will be mapped for various
parameters, which will be indicative of the disruptive transformations.

1. The initial part will delineate the area of study and analyse its relationship
with the city in relation to location and its linkages. The effect of these and city
landuse policy on the activity of the area will also be established.

2. Historically this areagwas plotted and sold to various owners. However the
patterns of ownership has changed bringing in a lot of changes in the precinct
which would be established.

3. The next part would zoom into the physical characteristics of the precinct. It
would deal with bylaws that govern the physical form and the nature of the
physical fabric itself. However it will mainly confine itself to the study of the
domestic fabric.

4. The urban spaces with there activities will be studied in this part.

5. The last part of the study will deal with understanding of the community, its
perception and its structure.

The findings of the above could be used to come to conclusions, from where
strategies to formulate guidelines could be derived.



RELATION WITH THE CITY

2.1 THE DIALOGUE WITH THE CITY
Built in pre-independent India, this area formed a part of the suburban
developments for the working middle class population. It was primarily a plotted
residential scheme with institutional and commercial developments for the
residents. It was modelled on the paradigm of the garden suburb in Britain,
(fig1) making it a tranquil, residential neighbourhood. The urban fabric of this
neighbourhood consists of low-rise low density developments with tree-lined
streets, public gardens and urban squares which form a significant core. As
the suburban developments have moved northward, this area has come within
limits of the inner core of Mumbai (plate 1). This has led towards a number of
contradictions to its earlier nature :

1. [In case of movement systems, this area from being a terminal point, has
transformed to an active suburban interchange. It is situated near Dadar
station, the interchange for the suburban railways. The North-South traffic
corridor Dr. Baba Saheb Ambedkar road cuts across the precinct. The inter-
cities bus and taxi terminus, are also situated near this precinct (fig 2).

2. The land prices in this area have shown significant increase and it is one of
the highly priced residential areas now. This pressure of increased land
prices, which spurs development, has been one of the prime causes of
transforming the urban fabric;The increased land prices have also shown
significant difference in the community patterns, where from being a middle
class precinct with community distinctions, it has now transformed to an
elite precinct with overlapping and blurred edges.

3. .Owing to changes in the dialogue of this precinct with the rest of the city,
the urban spaces, which were used by the neighbourhood, have become
identifiable spaces for the city. Presently, spaces like Khodadad Circle and
Five Gardens form an important part in the memory of the citizens.
Neighbourhoods like Parsi Colony and Hindu Colony are often quoted as
models for healthy community living.
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The area designated for study earlier formed the suburban

development of the city of Mumbai and lay outside city.
limits forming a quiet, residential neighborhood. Presently,
however the city limits have been pushed northward, thus
bringing the precinct near the centre of the city.
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2.2 DELINEATION OF THE PRECINCT
Initially an area of study had to be delineated. The delineation has been done
on the basis of the following criteria:

1.

This area was planned as a part of a larger suburban development by the
Bombay Improvement Trust between 1898 — 1900. This particular town-
planning scheme was known as the Matunga Scheme V (appendix 1). At
that time the plots were sold to various trusts, organisations and individual
owners. Thus, within the delineated boundary, the precinct presently displays
some homogeneity and interconnections in terms of built-form, ownership
patterns and activities (plate 2).

Within, and skirting the precinct, are a number of urban spaces like
Khodadad Circle, Dadar Station, Maheshwari Udyan, Five Gardens, Ruia-
Poddar College and Matunga Station., which form a series of interconnected
activity areas for the neighbourhood, giving it a distinct identity and holding
the area together as one precinct. Thus an analysis should include these
spaces and adjacent residential areas which affect it.

The delineation is further determined by the major movement systems, which
segregate the precinct from the rest of the area viz. the central railway line
on the west and the Matunga and Katrak road on the east.

However the precinct displays a lot of heterogeneity within it in terms of activity
and comrhunity organisation. This makes a case to further define sub-precincts
within the main boundaries.

Sub precincts could be identified on the basis of the following criteria:

1

The urban spaces show a marked difference in terms of their activities,

built-form and thus need to be analysed separately from the surrounding
residential areas. Each of these urban spaces could be treated as a sub-
precinct .

The residential areas exhibit different levels of community organisations

and thus need to be separated from each other (plate 3). This is primarily
because individuals or trusts, representing a particular community bought
the plots in the area. These areas formed homogeneous groups. The groups
were subsequently separated by movement lines.




7, N 2 3 N N
£ 2 o % L Py S
v 7N 78N\ A% L7 X
; Vi ¢4 AN g N y
S % 3 \’» ~ DN ¥ Gt s 7 N \ .
’ Sy N4 5 ) )
A3 2 N A Sk ‘
A P 4 % j % A ) & /]
/e 5 LRSS E o G fesd @ Y0 ol S ;',~
2% G S 725 2 = SIS 5% o~ 7
4 7 ¢ 3 @ 3 P W f
- o’ & ®) Q9 PN s CEZ RAA = s /
= X S \ P o "*"_ 78 S 5 { A ') L“"-A.‘__‘ q . «’I
i 53n S SN L Tl o B2 5
4 S (% et | B
3 A DA =t e

oy
> -

o

Notes
The delineation of the precinct is as per the town

planning scheme, Scheme No. 5, of the Bombay Improvement
Trust. It is held by the Central railway line on the west,

Katrak road and Matunga road on the east, important urban spaces
like the Maheshwari Udyan on the north and Khodadad circle on the
south.

g = | J

0 50 100 200 500 m.

DELINEATION PLATE NO. 2
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Notes
The precinct shows a distinct community structure which can

can broadly be classified into five groups, which for the purpose
of the study have been designated as Parsi Colony North, Parsi
Colony South, Hindu Colony, Matunga South and Matunga North.
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2.3 MOVEMENT PATTERNS
Over the years this precincts has increased its connectivity with the city. The
Dr. Baba Saheb Ambedkar road, which is the largest north south corridor, runs
through this precinct. (fig,2). Along with this corridor, there are other subsidiary
streets in the precinct, like the Laxmi Nappoo road and the Lady Jehangir road
on which thoroughfare traffic move. Some of this thoroughfare movement
disturbs the residential nature of the precinct. To add to this, there is traffic
originating from the precinct due to a high vehicle ownership (plate 4).

/ The precinct has a strong network of public transport system served by two
suburban railway stations, Dadar and Matunga . The Dadar station forms an
interchange between the Central and Western suburban railway line (fig 4).
The precinct is well served by public bus routes. The whole precinct is within
walking distance of these systems)(plate ).

(_fl'he pedestrian traffic in this precinct originates from the station to the various
educational institutes that are there (plate 6))

!
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Babasaheb Ambedkar Road is a major North-South transport corridor

Subsidiary roads like Laxmi Nappoo Road, Lady Jehangir Road, Bhalchandra Road

and Telang Road act as thoroughfares disrupting the residential character of the precinct.
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The plate indicates the 4 stations, bus stops, bus routes in the precinct. The

BEST bus routes shown in the plan reveals that Babasaheb Ambedkar Road

is the main arterial road for central Mumbal. Along with these city level routes

there are other routes that serve the site and are directed towards the institutional
and public zones of the precint. The four railway stations and the major N-S corridor
act as important city connectors relegating the southern edge of the site as an [
important transport interchange. 0 100

PUBLIC TRANSPORT SYSTEMS PLATE NO. 5
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Notes

The pattem of pedestrian movement indicates critical points from where
movement within the precinct begins or terminates and the paths that are -
followed. The residential areas, the institutional, public areas and

Dadar station, Matunga station and King circle station are the primary points
from where movement is generated or at which it terminates.
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2.4 THE LAND USE POLICY

A break-up of the landuse as envisaged by the initial plan is shown (plate 7). It

shows the residential areas, mixed-use areas, commercial zones, institutional

zones and open spaces. However there are various changes observed in land
use due to the following: |

1./t has been seen thatft_h_e precinct has changed its relationship with the city.

‘This residential neighbourhood now lies near a busy interchange. This has
brought some activities, like inter-city traffic interchange and hawking zones,
(fig 5) which are contradictory to its residential nature (plate 8).

2. Also the precinct itself has seen changes within, like increase in car
ownership and vehicles used by institutes. These changes have threatened
the quality of life in the precinct (fig 6))

3. Changes in land use have occurred due to changes in city landuse policy
which allows professional offices in residential areas. Some pockets of
residential neighbourhoods show this landuse transformation. This has led
to an increased requirement of parking.

14
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Notes
This plate shows incompatible landuse pattemns such as off-street parking
of private cars and buses, taxi stands, hawking zones and an inter-city
traffic interchange. These have taken shape due to factors such as the
change in their relationship of the precinct to the city and due to increase
in the vehicles owned by individuals and the institutions.
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OWNERSHIP PATTERN

As per the town planning scheme the Bombay Improvement Trust prepared a
Master Plan for the area. This area was called Matunga scheme 5 and was
divided into 816 plots ranging from 300 sq m to 1000 sg. m. plot area. Initially
some plots were developed by the government as institutions which served as
incentives for attracting residential population. A number of residential plots
were bought by private trusts, which were community based. These trusts
developed charity housing and hostels on these plots for the respective
communities. Individual owners from the same community preferred to buy
and develop plots around their community trust owned plots. The trust also
developed institutions like J.B. Vaccha school, IES school etc. as services for
residents. The ownership pattern thus shows a distinct community based spatial
organisation with certain pockets of the area owned by specific community like
the Parsi community inhabited the eastern side of the Baba Saheb Ambedkar
Road, a dominant Maharashtrian community existed on the southwestern comer
of the precinct and a strong Tamil and Kutchi community occupied the
northeastern corner (plate 9 & 3).

After independence, due to the precinct assuming a core location in the city,
the pressures of increased land prices and possibilities of increasing
developments through newer development rules, the ownerships have
undergone changes with plots being sold over to real estate developers.
Moreover some pockets may now exhibit a cosmopolitan nature of community
organisation.

It will be seen later that change in ownership and building transformations
exhibits a relationship.

It is also noted that in most cases where the is properties preserved, it belong
to the government or to some community trust. This might indicate aspirations
of individuals to transform their properties.

17



GOVERNMENT

(1%)

TRUST
(20%)

PRIVATE
(79%)

OWNERSHIP DISTRIBUTION

PRIVATE OWNERSHIP

GOVERNMENT OWNERSHIP
TRUST OWNERSHIP

Notes

g the study
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‘This plate shows the new ownership pattemns. Inspite
of the change in ownerships, it may be noted that

the original sense of community is by and large
maintained except perhaps in the two areas of Matunga

North and Matunga South. It was observed durin

that the trust properties and
unchanged,whereas most properties that had

to individual owners.
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PHYSICAL CHARACTERISTICS

4.1 THE BUILDING BYLAWS

The initial building bylaws were framed by the Bombay Improvement Trust.
These bylaws were local in nature and applied specifically to this precinct.
They were based on ground coverage, building heights; front, side and rear
open spaces. They reflected the Improvement Trust’s approach to City planning,
which used urban design tools that combined concerns of sanitation and
infrastructure with those of a residential environment. However, each
neighbourhood shows different and distinct character in their planning! The
physical characters of each of these neighbourhoods are summed up in the
appendix 3. The various indicators are the percentage of open spaces, roads,
size of plots, ground coverage, and global F.S.I of the neighbourhood.
Howeverl Bombay Municipal Corporation took over the office of the B.I.T. and
in 1964, élong with the Development plan for Greater Bombay, the concept of
F.S.l. was introduced. This led to an increase in permissible built area. The
only consideration now was a blanket FSI of 1.33 and a minimum front; side
and rear open spaces. This imposition of these abstract mechanisms to govern
the urban form led to a rupture in the urban fabric and the character of this
precinct, which was forfhed by building bylaws more specific to the precinct
and sympathetic to its perceived needs.

A more recent bylaw is the Cess rule that allows an FSl as high as 2.5in the

case of Cess buildings, with very less set-back of building as stated in the
(plate 10). This bylaw needs to be very critically analysed as it could lead to a
complete rupture in the urban fabric of the precinct.

The change in the overall character of the precinct, due to new bylaws can be
observed by the change in global F.S.1. The increased land prices overlapped
with the concept of F.S.1 and the Cess rules have led to adhoc and unsympathetic
developments, which are in form of added floors, or complete new development
of the nature of high rise buildings.

L]
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DETAIL OF ELEVATION
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LOCATION PLAN

The building facades

KHODADAD CIRCLE

of the Khodadad circle shows serious ruptures with insensitive signboards, hoardings, air-conditioning units efc.

( BUILDING TRANSFORMATIONS )
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" The building facades of the Knodadad circie shows serious ruptures with insensitive signboards, hoardings, air-conditioning units etc.
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VEHICULAR MOVEMENT

Being a railway station and also a market, this urban space is one
of the prime generators of vehicular traffic in the precinct.
Overlapped with the high traffic intensity, is the use of the space
in front of the station as a parking lot and for informal shopping,
making the entire area completely choatic.

mormning aftemoon evening

recreation

commerce /

through
vehicular
traffic

institution

interchange

office use

PEDESTRIAN MOVEMENT

Like vehicular traffic, this urban space also generates a huge
amount of pedestrian traffic.

[ shopping place || [commercial space|
Py

2 municipality |

.'.f'@@ings Pl s \
L T e e T opegspace 2 7
, 2 - sho £
:@]/rﬂilwaysgsﬁon
pavements
roads

“l-[trans. junction |

ACTIVITY PATTERN

The overlap of two functions: commercial and transport
interchange with unorganised planning makes this place
completely chaotic in nature.

MATUNGA STATION  (pReseNT NATURE OF SPACE)

INTEREST GROUPS

A large number of groups like shop owners, informal shop
ownars, residents, corporate offices etc. use this precinct for
various purposes. The BMC's use of this urban space as a
parking lot seems to overide others.

PLATE !NO. 47
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