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Session – VI 
Innovative Landuse and Development Regulations 

G. DATTATRI 
Citizens Alliance for Sustainable Living (SUSTAIN) 

 
 
 
Purpose of the Master Plan   

The purpose of the Master Plan is to make Chennai a prime metropolis which would 
be 
� More livable  
� Environmentally sustainable  
� Economically vibrant   
� With better assets for future generations  

 
Realising the Goal 

The realisation of this visionary goal is the joint responsibility of a large number of 
stakeholders 

• Government and Parastatal Agencies 
• Private Sector Corporates and Entrepreneurs 
• Citizens including NGOs and CBOs  

Partnering with CMDA 
 
The Master Plan  

The Master Plan is a guiding document of policies, programmes and projects for all 
stakeholders to follow 
CMDA’s role would be   

• to support the effort of all stakeholders 
• to implement spatial strategy landuse and development regulations  
• to monitor and review of implementation of policies, programmes and projects in all 

sectors of development and provide the necessary feedback for improvement  
 

Tools for Implementation of Spatial Strategy 
• Landuse Zoning 
• Development Regulations  
• Area Development Plans 
• Monitoring and Review Mechanism  
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Landuse Zoning 
• Estimating and providing lands required for development  [Volume 1 Tables 12.1 and 

12.2] 
• Demarcation of areas for conservation of eco-sensitive and agricultural areas  

 [Rules 24 (2) a, b, c; 24 (3) a & b; 24 (5); 31; 32] 
• Creating a special zone for hazardous industry [Rule 18]   
• Setting apart urbanizable zone [Rule 21] and increasing mixed residential use zone  

 [Volume 1 Tables 12.1 and 12.2] 
• Permitting multi-storey buildings in most parts of CMA [Rule 24 (1) and Annex IX]     

 
Land Use Zoning – Resulting Impact   

The new land use zoning provisions would promote development of composite 
neighbourhoods with economic activity close to residential areas minimise travel, conserve 
ecologically sensitive areas, segregate hazardous uses and provide a more conducive 
environment for residents    
 
Development Regulations  

• 10% Reservation of land in all future developments of plus 1 ha. for EWS and LIG 
housing     [Rule 28 (17) and 29 (9)]  

• Promoting smaller residential units in MRTS influence area [Rule 24 (4) (a)] 
• Promoting composite neighbourhoods (Rule 29 (10)]  
• Reduction of minimum extent of plot for EWS housing  [Rule 25 Table  1A & B] 
• Additional FSI of 0.25 for small dwelling units  [Rule 27 (3) Note (ii)]   
• Premium FSI in selected notified areas  [Rule 36] 
• Transfer of Development Rights (TDR) [Rule 9] 

 
Development Regulations  – Resulting Impact 

• Promote decongestion of Chennai City, promote higher density development outside 
the city and in improved traffic corridors, ease road widening and assist urban renewal 

• Promote increase in housing stock particularly for low and middle income groups      
 
Area Development Plans  

• Master Plan – policies, strategies and programmes at CMA level  
• Area Development Plan – neighbourhood, town, city sectors through DDPs   (Volume 

1 Chapter XII G)  
• DDPs would be the basic building blocks for improving quality of life at local levels 

and promoting sustainable development (Volume 1 Chapter XII G)  
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Area Development Plans – Resulting Impact  
• Promote inclusive development 
• Improve infrastructure and facilities  
• Upgrade quality of life at local level  

 
Monitoring and Implementation of Master Plan  

• Spatial Strategy – Landuse and Environment Committee 
• Economic Development and Poverty Reduction – Economy and Employment 

Committee 
• Improving Mobility – Traffic and Transportation Committee    
• Development of Infrastructure and Housing – Shelter and Infrastructure Committee  
• Timely Investment  and Improved Governance – Investment Planning and 

Governance Committee  
(Volume 1 Chapter XIV)   

 
Tools for Monitoring 

• Setting Up Livability Parameters 
• Developing Urban Indicators for Chennai 
• Studies for Fine Tuning Policies, Programmes and Projects  

(Volume 1 Chapter XIV) 
 
Suggestions for Technical Assistance  

City Development Initiative for Asia (CDIA) of Asian Development Bank 
• Technical assistance in position by CDIA for CDP Review and Pre-feasibility study 

on waterways rehabilitation and solid waste management  
• CDIA can become a partner in strengthening the monitoring mechanism  

 
Monitoring and  Implementation of Master Plan – Resulting Impact 

• Help in updating policies, programmes and projects through special studies and 
surveys  

• Help keep track and monitor through measurable indicators, economic progress, 
poverty reduction, housing satisfaction, mobility convenience, environmental 
improvement  

• Take all remedial steps needed towards achieving the vision and goals set for Chennai 
Metropolis 

 

-ooo- 
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Session - VI 
Heritage Buildings and Development Regulations 

P.T.KRISHNAN 
Architect, Chennai. 

 
At a first glance of the Second Master Plan there is a problem with the title which 

talks of "Rules for Regulation of Heritage Buildings" which to my mind conveys a meaning 
different from preservation or conservation of Heritage Buildings. May I suggest Heritage 
Conservation Regulations or Heritage Regulations as the appropriate title as in all other 
master plans. 
 

In 1999 I was part of a CMDA committee which drafted out regulations for 
conservation of Heritage Buildings, Historic precincts and Natural features, This draft was 
based on the GOI draft regulations of 1995 and the Greater Bombay Heritage Regulations 
also of 1995. 
 

The defining feature of these and other subsequent regulations in other states was the 
fact that it recognized heritage as a local issue based on local history and traditions. 
 

To give effect to this and considering the complexities involved in defining and 
grading heritage a committee comprising historians, archaeologists and others well versed in 
local customs was to be setup under these rules to decide on all matters relating to 
conservation and administration of these rules. The draft clearly defined the composition of 
the committee and its terms of reference which included a supervisory role in monitoring the 
implementation of the regulations. 
 

The second master plan however, while recognizing the need for such a committee 
has immediately, in the next sentence, provided for overruling its recommendations, under 
"exceptional" circumstances, by an individual - the Member Secretary of the CMDA. It also 
states very superciliously that the Member Secretary shall not delegate these powers to 
anybody else. What are these "exceptional" circumstances and how does the Member 
Secretary have a greater knowledge and understanding of these circumstances than an august 
and highly qualified group of individuals appointed by the government? The fact that the 
setting up a committee and a mechanism for over-ruling its findings is being spoken of in the 
same breath shows a lack of seriousness and commitment to the issue at stake arid to the 
supposedly democratic planning process.  
 

If the CMDA is to achieve its stated objectives, It is essential that there should be no 
undermining of the role of the Heritage Conservation Committee. 
 



 263

Natural Heritage 
The definition of Heritage as understood by all includes man-made and natural 

heritage. All Heritage legislation in this country includes the protection of natural features of 
environmental significance, scenic beauty etc. apart from protection of heritage buildings. 
 

In the second master plan the definition of heritage does not include natural heritage. 
It is left out totally. One does not understand the logic in this as Chennai with its shore line, 
estuaries, Wet lands and river systems is an ecologically sensitive area with a rich but 
degraded natural heritage. If protection and restoration of such defining features of our city is 
not included in Heritage regulations, then how will we save the city from environmental 
disaster. All other provisions of the DCR including a statement on ecologically sensitive 
areas deal only with building construction and regulation of development in these areas. 
There are no proposals relating to restoration and management of environmentally sensitive 
green areas and open spaces. In fact an interesting feature of the DCR is that green areas and 
recreation zones are not differentiated. Further, in recreation zones and therefore by extension 
in green zones you can build truck terminals, multiplexes, stadia, cinema theatres etc. So in 
effect all our green areas are open to construction. Clearly our natural heritage is up for grabs. 
 
Historic Zones 

It is well understood that historic zones in any city need protection. Apart from 
mentioning it in passing no strategy has been identified in the SMP as to how such protection 
is to be achieved. 
 

The master plan should specifically identify heritage precincts and historic zones 
which are to be protected. Once this is done, the conservation plan for each of these zones 
should be drawn up, debated and taken through the notification process. As it stands the 
master plan document is entirely based on physical land use and does not look at culture and 
historicity. as valuable planning components thereby dissociating the city from its people and 
their identities. 
 

In this connection I would like to bring to your notice what appears to me a serious 
disconnect or anomaly in the structure of the second master plan. 
 

It is my understanding that the planning process commences with a Master Plan 
which has to be followed by a detailed development plan for each of its constituent planning 
units which takes into account the urban design and cultural component. It is from this that 
building controls or development controls as we understand it should evolve. The DCR's will 
then be sensitive to local issues and therefore be more relevant and sustainable. The practice 
of painting all parts of the city with one brush whether it is new or old, culturally different or 
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otherwise should stop. The fact that there are developments controls rules without detailed 
development plans is not an acceptable planning process. 
 
Built Heritage 

The regulations do not contain a list of heritage buildings and precincts needing 
protection. Presumably because there is a notification process to be gone through before they 
are incorporated. Without such a list with appropriately graded heritage buildings the entire 
process of heritage protection will be a non-starter. The CMDA has such a graded list which 
identifies about 140 buildings. A good number of them are public and semi-public buildings 
owned by government and which are land marks in the city. These buildings do not require a 
notification process before they are incorporated officially into the list. So why cant they be 
included now as a core-list which can be added to once the heritage committees and other 
mechanisms are set in place. 
 

An important feature of the GOI draft and other state/city regulations is that 
ownership rights are given priority and the system is expected to function on the basis of 
incentives provided to owners of heritage .buildings instead of penalizing them through 
restrictions. Obviously such an exercise will require funding on a scale which, given: our 
political priorities, will not materialize. Therefore in order to make these regulations 
sustainable the concept of transfer of Development Rights has been thought about. Though 
this is in many ways a contentious topic, it is the only workable mechanism available in the 
current context. The process though, is a highly complex one and needs to be dealt with in 
great detail. It needs to be integrated with the land use and development strategy so that 
receiving areas can be effectively identified. This requires availability of infrastructure in 
receiving areas to cater to this additional load, acceptance by the locals and price adjustment 
formulae related to land values. 
 

TOR's is not just a tool for heritage conservation alone it is a mechanism by which 
several social issues can be addressed such as making land available for ecological 
sustainability, housing the urban poor who cannot afford transportation to centres of 
employment, without straining the finances of government. 
 

I understand that CMDA is in discussions regarding this for enabling infrastructure 
projects. I request that a similar exercise be taken up for incorporating this feature in a 
practicable form in the Heritage regulations as well. 
 

Finally I wish to impress on the authorities the dice need for a comprehensive and 
workable part of regulations on heritage as litigation on this subject is on the rise. As this is 
the only course available at present to save our heritage.  

-ooo- 
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Session - VI 
The Role of Professionals in Urban Development 

Prof. S.F.Rajaratnam. 
Chairman, Indian Institute of Architects, Tamilnadu Chapter 

 
The Role of Professionals in Urban Development is to ensure a better quality of life 

for the citizen. Advancement of economic growth, social and cultural welfare are responsible 
for problems aplenty and we hear a lot of complaining. To stop the complaining we should 
start doing something keeping in mind that land area in the city is utilized to the maximum 
and meets the aspirations, needs and demands of the citizens. 
 

Cities are the creations of people, built by people and for people. Various analysis 
indicate trends, impacts and traits. A city that functions adequately need not be aesthetically 
satisfying. The requirements of city people are innumerable and the outlooks more passive 
than active. The ugliness of any environment is the absence of civic pride, the ambition for 
greatness is false pride and an illusion of grandeur. Face-lifting certainly will not do the job. 
Architects are creators through whom the people should reach goals they set for themselves. 
People have the power to control the environment and determine the direction to suit the 
purpose. 
 
From statistics that reveal the habits of the urbanite the distances people walk from their 
parking place to their destination is varied. Reluctance to walk is interpreted as a significant 
characteristic of the present day urbanite. Soon free parking on the street would be 
impossible. Parking at shopping centers, malls etc. will also not be given free. The Architect 
has to 'educate his clients, on economies of providing sufficient basement parking and also 
higher level parking spaces to enhance business at their centers, and not providing them to 
meet the mandatory requirements. The transition spaces between the parking lots and the 
activity area should be made interesting visually, to psychologically reduce the distance of 
walking which could indirectly help in providing the exercise required for the individual. 
Similarly office buildings should be designed with both free parking and paid parking to 
encourage the office goers & visitors to use the public transport or car park to work, which in 
the process helps to reduce polluting of air and controlling traffic. The walks between parking 
area and the work area should be interesting with gentle ramps, and minimal steps. Hospitals, 
factories and special buildings need a slightly complex means of handling the parking 
solutions and innovative means could be zoned and created. 
 

Man by nature needs bountiful natural light and air and hence public transport by 
traveling underground is not the desirable solution. Apart from surveys carried out by the 
public transport corporations to increase their efficiency, care has to be taken for providing 
comfort to passengers, efficiently, functionally and aesthetically at destinations and the 
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intermediary stops. This would entail the provision of wash rooms, resting places, pleasant 
vistas, arcades, prominent signage, pleasant lighting, romantic street furniture, barrier free 
paths & safe movement, surprise elements, etc. Long term planning has to be visualized apart 
from short term execution. A holistic approach is required where experiences, history media 
commentary and even gossip will help to find an operative solution. . 
 

People have begun to recognize and nurture buildings that have historical values. 
Continuous efforts have to be taken to respect our heritage, for it tells us who we are and how 
we evolved from the past. The architects involved with contemporary buildings adjacent to 
these historical structures should consider getting their proposals in harmony as a principle 
priority. A few blank areas could be created at vantage points in the buildings for 
advertisement posters which could provide interest to the viewer and discourage hoardings. 
 

Technical progress is all about us and it has expanded in leaps and bounds in the past 
few years. Gadgets are a part of our development. Self discipline in organizing the 
advantages is lagging since the city dweller is suffering distraction. It is the architect's 
responsibility to create niches for air conditioners, spaces for generators, areas for solar 
panels in order that the buildings are not repulsive to the on looker. Interiors have to be 
worked with sufficient spaces for washing machines, kitchen gadgets, utility verandahs, and 
balconies for drying clothes. Arrangement for convenient disposal of garbage, like storage 
areas, chutes, and convenient service roads to access the same have to be considered much is 
said about the qualities of use, space, material, light, etc. but buildings can say nothing with 
regard to the reasons why the people involved decided to make them the way they are. 
Instead they offer clues, making this aspect of architectural appreciation a kind of enigma. 
 

I would like to emphasize that advice should be sought from the architects as early as 
possible, preferably when the site for the building is chosen. This will lead to considerable 
saving of trouble and money. The architect could simultaneously address the practical 
dimension of this conceptual scheme and the details of implementation as well as to think 
creatively of what the building wants to be. It should be understood that if the architect 
carries out his services sincerely and diligently his worth to the owner and society would 
ensure value for expenditure.  
 
 

-ooo- 
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Session - VI 
Green Architecture – Buildings 

Tmt. Roopmathi Anand, Architect, Chennai. 
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Session - VI 
DDA Land Scape 

Tmt. Savita Bhandari,Director(Landscape), 
Delhi Development Authority, New Delhi. 
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