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1.0 Background  

The areas at Pir Pau and Jawahar Dweep (JD) are Mumbai Port's pure operational 
areas where liquid bulk cargo (liquid chemicals, POL products, crude oil) as well as LPG 
is handled. These are business areas of the Port where around 2/3rd of the total traffic 
volume of the Port is handled. Various oil companies are operating in this area.  
A piece of land known as the Triangular Plot is along the waterfront and situated to 
the south of Pirpau area is now proposed for development. Recently, a piece of land 
11904 sq.m. land is leased to Aegis Logistics Ltd. within this land parcel.  
Presently, the land falls within the jurisdiction of BMC as planning authority. In order 
to have control over regulating the development on this land parcel, the board vide 
BR no. 135 dated 27.09.2024 approved to prepare a masterplan under MPA (Major 
Port Authorities) Act 2021 for all the lands in possession of MbPA which also includes 
the land at Pir Pau.  
 
Accordingly, the proposal of masterplan has been prepared and explained in this 
report. The masterplan contains: 
1. A set of drawings 
2. Report 
 
This Master Plan was placed before the Board of Mumbai Port Authority and was 
subsequently approved vide BR no. 123 dated 05.12.2025 under the provisions of the 
MPA Act 2021. 
 

2.0 About the Proposal  

MbPA intends to develop the Triangular plot and surrounding marshy land as per the 

provisions of MPA Act, 2021 section 25 & 26. The proposal delineates about 

reclamation of land for industrial storage purpose near Pirpau Jetty and demarcating 

it as an industrial landuse zone, augmentation the supporting infrastructure and the 

diversion of the existing creek. 

2.1 Major Port Authority Act Provisions 2021 

As per the Major Port Act (MPA) 2021, The Section 25 of the MPA Act 2021 empowers 
Port to create specific masterplan in respect of any development or infrastructure 
established or proposed to be established thing the Port limits and the land 
appurtenant thereto. Such master plan shall be independent of any local or State Govt. 
Regulations of any authority whatsoever. In case of any conflict between the 
masterplan created by the Board and any local authority, the Masterplan created by 
the Board shall prevail. 
 

2.2 Mumbai Port Authority - Board Resolution  

The board vide BR no. 135 dated 27.09.2024 approved to prepare a masterplan under 
MPA act 2021 for all the lands in possession of MbPA which also includes the land at 
Pir Pau and the area under present Proposal.  
The present proposal of preparation of Masterplan for the site in question is in 
accordance with the above Board Resolution. (Annexure - I) 

 



3.0 Masterplan 

3.1 Site Analysis 

3.1.1 Site Location 

a. The site is located in the Eastern Suburb of Mahul. The Site U/R is partially 

located in ward M/W and majorly in ward M/E.  

b. The site is defined as follows: 

 To the north – existing Pirpau complex 

 To the South – Thane creek 

 To the East – Trestle 

 To the West – Tata Power & BPCL Pipelines 

c. RR Zone: 90/419D 

d. Site Coordinates:  

 A1 - 18.996231, 72.904737;  

 A2 - 18.994532, 72.905019;  

 A3 - 18.995453, 72.906739 

The site is divided into 3 parts i.e. A1, A2, A3 based on the site features for ease of 

understanding. The triangular plot A1 is leased out to Aegis Logistics Ltd. The Plot A1 has 

access roads abutting to the east (6.0m wide) and west (7.0m wide). The demarcated A2 & 

A3 plots are marshy areas. The trestle leading to Pirpau Jetty divides the Plots A2 & A3. A 

creek flows from plots A3 and A2 and subsequently enters the sea on the southern side.  

Figure 01: Demarcation of Masterplanning Boundary and land parcel under consideration 



  

 

 

 

 

 

 

 

 

3.2 Accessibility 

Figure 04: Google Earth Image showing connectivity to the Site U/R 

The site has a connectivity from the Eastern Freeway on the north connecting the BPT/Corridor Road 

through Duleep Singh Marg.  

Nearest Railway Station: Kurla Station – approximately 9.0 km 

Nearest Mono Rail Station: Mysore Colony Station – approximately 4.5 km 

Nearest Bus Depot: Tata Power Bus Stop – 0.9 km  

Figure 03: Marshy area Plot A2  Figure 02: Triangular Plot (A1) handed over to 

Aegis Logistics Ltd. and approach road (on the 

west side) 
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Access Road Width: As per the survey drawings, the approximate road width abutting the 

Triangular Plot A1 on the west 

side is 7.0 m and the approximate 

road width on the east side of 

plot A1 is 6.0 m.  

The approach road carriageway is 

approximately 6.0 m wide with 

pipeline belonging to Tata Power 

Ltd. and BPCL on the either side of 

the road. 

 

 

Figure 05: Access road to plot A1  

 

 Figure 06: The bridge near the exit is 

approximately 4.5 m wide 

 

 

 

 

 

 

 



3.3 Existing Flora & Fauna 

The site excluding pocket A1 is a 

marshy land devoid of any 

vegetation. Few trees are 

observed between the plot A2 

and road. 
 
 Figure 07: Image showing peripheral 

trees/plantations 

 

 

 

 

 

 

 

3.4 Existing Infrastructure 

Roads: There are existing road abutting plot A2 7.0 m wide on west and 6.0 m wide on the 

east 

Trestle: Road and trestle connecting the Pirpau jetty between plot A2 & A3 and on the east 

of Plot A3. 

Pipelines: The Tata Power Ltd. and BPCL pipelines abutting the access roads pass through the 

vicinity of the site. 

Streetlights: The streetlights are observed only abutting the trestle. No streetlights observed 

abutting the site u/r. 

 Figure 08: Image showing plot 

A2, trestle between plot A2 & A3 

and streetlights along the trestles 

on the eastern side of plot A3. 

 

 

 

 

 

 

 

 

 



3.5 Topography 

Plot A1 - As per the Google Earth data dated 04.02.2024, land elevation for plot A1 ranges 

between 17m – 19m, average being considered as 18m. 

Plot A2 - As per the Google Earth data dated 04.02.2024, land elevation for plot A1 ranges 

between 16m – 17m, average being considered as 16.5m. 

Plot A3 - As per the Google Earth data dated 04.02.2024, land elevation for plot A1 ranges 

between 16m – 20m, average being considered as 18m. 

The plot A2 and A3 to be reclaimed have a gradation of 1.5m which considered as a minor 

slope towards the sea-side. These areas are observed to be marshy area.  

 

Figure 09: Image of Plot A2 from the Triangular Plot 

3.6 Existing Development 

As per Board Resolution BR no. 62 dated 06.07.2023 and BR no. 200 dated 11.01.2024 Board 

has allotted two plots of areas 7500 sq.m. and 3500 sq.m. to Aegis Logistics Ltd. for storage 

tanks for Base oil & Chemicals with a capacity of 63,000 KL  The plot is shown as A1 in the 

Master plan.  



Permitted Usage: Figure 10: Image showing Triangular Plot A1 planning submitted by Aegis Logistics Ltd. 

3.7 Land Suitability Analysis 

Since Pirpau is already developed for chemical storage with the existing plot A1 already being 

handed over to Aegis Logistics Ltd., the selected site for the Industrial Storage meets all 

technical, legal, environmental, and economic criteria, ensuring suitability for large-scale 

storage facilities. The combination of strategic location, infrastructure availability, regulatory 

compliance, and sustainability initiatives makes it an ideal choice for the proposed 

development.  

3.8 Future Reclamation proposal marked at A2 and A3 

a. The land is a marshy land and environmentally sensitive land. Any development 

will have to be taken considering the environment and after obtaining Clearance 

from the Environment Department. 

b. The land has very poor accessibility particularly for the heavy transport. The 

present bridge is not designed to take the load of the heavy vehicles. It is therefore 

necessary to design a new access road from the site with flyover and connecting 

to the main public road, designed for heavy vehicles. 

c. The proposal also envisages diversion of the existing channel to make more land 

for development. The works needs to be carried out with proper environment 

assessment and study of effect of diversion of the channel on the surrounding 

area. 



4.0 Present Applicable Regulations & Site Constraints 

4.1 Development Plan 2034 of BMC 

The site lies partially in M-west ward and majorly in the M-east ward in Mumbai’s 

Eastern suburb of Mahul. The corresponding ES 03 DP sheet highlights the site under 

reference (Site U/R). The following are the observations from the DP Sheet 2034: 

 The site is divided by the ward boundary in wards MW & ME 

 Zone: The site u/r is classified under zone of Natural Areas (NA) 

 The site u/r abuts a creek which is mentioned as Natural Water Course in the 

DP sheet 

 The site is connected with the secondary road of road width 25.0 m and 

tertiary access road of road width ranging between 9.0 and 11.0 m. However, 

the roads are occupied by the pipelines connecting the public utilities 

reservation and therefore the effective road width is observed to be lesser 

than shown in this DP Sheet. 

 The alignment of Mumbai Trans Harbour Link (MTHL) is incorrect. The proper 

alignment is further south as mentioned in the site location map above. 

 

DCPR 2034 Provisions 

Figure 11: Existing Development Plan 2034 with Planning Boundary highlighting the Site U/R 



As per DCPR 2034, Part-VII Land Use Classification and Uses permitted, Section 34 Land 

use Zoning & Uses Permitted, sub-section 3.7 mentions about activities permissible in 

Natural Areas (NA).  

The Natural Areas are defined as environmentally sensitive zone amenable to 

buildable development with the approval of the Competent Authority where the 

following activities may be permissible: 

 Board walks in mangroves, trekking facilities, Public Sanitary Conveniences for 
visitors, Sewerage Pumping Station. 

 Uses permissible as per the notifications issued by the Ministry of Environment 
and Forest, if any, as amended from time to time. 

 Reservation proposed in Natural Area shall be allowed to be developed at par 
with other zones subject to approval of the Competent Authority and subject 
to compliance of conditions as mentioned in the notifications issued by the 
Ministry of Environment and Forest, if any, as amended from time to time. 

 

4.2 CRZ & CZMP Provision 

The Map no. MH 73 demarcates the site under consideration. As per the CZMP plan, the land 

is under two different zones viz. CRZ-II and CRZ-IB. The following are the observations from 

the CZMP map and the CRZ Notification, 2019: 

 

Figure 11a (above) 11b (below): CZMP plan for site U/R 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

a. CRZ IB  

As per the CRZ notification dated 18th January 2019 as per regulation no. 2.1.2, CRZ-IB 

is defined as the intertidal zone i.e. the area between Low Tide Line and High Tide Line 

shall constitute the CRZ-I B. 

i. Permissible activities in CRZ - IB 

According to Regulation no. 5.1.2 of CRZ 2019, the permissible activities in CRZ 
IB are as follows:  

 (i) land reclamation, bunding, etc permitted for port activities such as,- 
(a) foreshore facilities like ports, harbours, Jetties, wharves, quays, 
slipway, bridges, hover ports for coast guard, sea links, etc; 
(e) Maintenance and clearing of waterways, channels, ports and hover 
ports for coast guard 

 (iv) Transfer of hazardous substances from ships to Ports, terminals and 
refineries and vice versa 

 (v) Facilities for receipt and storage of petroleum products and 
liquefied natural gas as specified in Annexure-II to this notification, 
subject to implementation of safety regulations including guidelines 
issued by the Oil Industry Safety Directorate in the Ministry of 
Petroleum and Natural Gas and guidelines issued by the Ministry of 
Environment, Forest and Climate Change, provided that such facilities 
are for receipt and storage of fertilizers and raw materials required for 
fertilizers, like ammonia, phosphoric acid, sulphur, sulphuric acid, nitric 
acid, etc. 

 (vi) Storage of non-hazardous cargo i.e. edible oil, fertilizers and food 
grains in notified Ports. 

 (xv) Pipelines, conveying systems including transmission lines. 
 



b. CRZ II  

As per the sanctioned CZMP, part of the landward area is designated as CRZ II. 

i. Permissible activities in CRZ – II 

 Activities as permitted in CRZ-I B, shall also be permissible in CRZ-II, in 

so far as applicable. 
 All the activities permissible under the industrial zone shall be allowed 

on the landward side of the existing road. 

5.0 Existing LandUse Plan 
  

The Existing Landuse (ELU) facilitates the following details: 

1. The plot (A1) earmarked for the Industrial storage admeasures approximately 11904.33 

sq.m. and is leased to Aegis Logistics Pvt. Ltd.  

2. The existing road abutting the industrial storage plot (triangular plot/A1) is 7.0 m wide and 

6.0 m wide on the eastern side. The existing roads are narrow. 

3. The plot to the east of the Triangular plot is within the SPA boundary and belongs to MbPA. 

Currently, the plot is vacant. 

4. Marshy areas (A2 & A3) are observed to the east and south of the Triangular Plot. 

5. The creek passes through the Marshy area with an approximate width of 20.0 – 30.0 m. 

6. The roads have pipelines for Tata Power Pvt. Ltd and BPCL 

 

 

 

 

 

 

The Existing Landuse (ELU) facilitates the following details: 

1. The plot earmarked for the Industrial storage admeasures approximately 11904.33 

sq.m. and is leased to Aegis Logistics Ltd.  

2. The existing road abutting the industrial storage plot (triangular plot/A1) is 7.0 m wide 

and 6.0 m wide on the eastern side. The existing roads are narrow. 

3. Marshy areas (A2 & A3) are observed to the east and south of the A1 Plot. 

4. The creek passes through the Marshy area with an approximate width of 20.0 – 30.0 

m. 

5. The roads have been constructed to serve pipelines for Tata Power Pvt. Ltd and BPCL 

 

 

 

A1 

A2 

A3 

Figure 12: Existing Landuse Plan 



5.1 Existing Landuse Statement 

 

 

6.0 Proposed LandUse Plan 

6.1 Objective:  

1. Considering the potential of the land and the market demand, it is proposed to 

develop the land for mainly for the petroleum and chemical storage.  

2. To provide proper accessibility to the site and already developed plot. 

3. To provide adequate infrastructure required for the development of the land. 

 

6.2 Proposed land use 

 

1. Considering the requirement and the objective, the land which is suitable for the 

development is zoned for the industrial use.  

2. The land which is more sensitive for nature is retained as natural area designated 

as No Development Zone (NDZ). 

3. Provide access to the land. 

4. The proposed landuse has been prepared accordingly. 

  

EXISTING LANDUSE CALCULATIONS 

Sr. 
No. 

Location Area % 

1 Area under Planning  204386 100 

2 Industrial Landuse (Industrial Land 
+ Pipelines) 

42536.09 20.81 % 

3 Natural Areas (Marshy Land + 
Creek) 

149325.94 73.06 % 

4 Road 12523.97 6.13 % 



Proposed Landuse Plan 

 

With a view to reclaim land parcel A2 and A3 in the currently marshy areas, the Proposed 

Landuse Map facilitates the following details: 

1. The Vacant Plot to the east of the Triangular Plot is earmarked as Industrial Storage 

Plot which is presently lying vacant. 

2. Plot A2 admeasuring approximately 68787.49 sq.m. is reclaimed for Industrial Storage 

purpose. 

3. In order to handle the additional traffic load, it is proposed to widen the access road 

on the western side of the plot which is at present 7.0 m wide. 

4. The proposed road is 12.0 m wide which necessitates road widening in the triangular 

plot. A strip of 7.0 m wide and 180.0 m long will be deducted from the Triangular Plot 

A1. 

5. The revised area of the Triangular Plot is 10637.99 sq.m. Subsequently the rental 

calculations will require a revision. 

6. The creek route is modified through plot A3. The area of the creek is approximately 

20190.92 sq.m. 

7. The Plot A3 is earmarked as No Development Zone. The area of A3 (including the creek 

and vacant plot earmarked as industrial storage in PLU) is 83959.05 sq.m. 

8. The total reclaimed area is (A2 + A3) is 1,52,746.54 sq.m. 
 

A1 

A2 

A3 

Figure 13: Proposed Landuse Plan 



6.3 Area Statement 
 

 

6.4 Estimated Population 

The total area of Plots A1 & A2 the area admeasures approximately 87260.1194 sq.m. 
Considering FSI 1 and population estimation of 1 person per 15 sq.m. of land, the built-
up area is assumed as 87260.12 sq.m. and the population can be estimated to 5818 
people as the floating population within the industrial land use defined area.  

 
6.5 Proposed Infrastructure Requirement 

To support the planned development of industrial storage and associated activities, 
the following infrastructure components are required: 
a. Road Network & Connectivity 

 Expansion and strengthening of access roads to support increased vehicular 
traffic. 

 Widening of the existing 7.0m-wide road to 12.0m to facilitate the movement 
of heavy vehicles.  

The land handed over to 
Aegis Logistics Ltd. is 
approximately 11,904 sq.m. 
A 7.0 m wide strip of land 
from plot A1 is of length 
181.0 m is considered for 
road widening.  
 
 
 
 
 
 
 

 

 Development of internal roads to enhance site accessibility. 
 

PROPOSED LANDUSE CALCULATIONS 

Sr. No. Location Area % 

1 Area under Planning  204386 100 

2 Industrial Landuse (Industrial Land + Pipelines) 110842.48 54.14 % 

3 No Development Zone (Marshy Land + Creek) 78063.03 38.13 % 

4 Road 15823.43 7.73 % 

A1 

Figure 14: Image showing road 

widening strip on plot A1 



7.0 Development Parameters 

7.1 The zone and the permissible FSI shall be as follows: 

Sr. No. Zone Permissible FSI 

1 Industrial Zone 1.00 

2 Natural Areas 0.1 

7.2 Permissible Activities: 

a. Industrial Zone: 2034 

 60 a) Warehousing with storage of Non-hazardous material 

 60 b) Ware housing with Storage of hazardous material 
b. Natural Areas: 

 Board walks in mangroves, trekking facilities, Public Sanitary Conveniences 
for visitors, Sewerage Pumping Station. 

 Uses permissible as per the notifications issued by the Ministry of 
Environment and Forest, if any, as amended from time to time. 

 Structures constructed in NA, with due sanction of Competent Authority, 
before coming into force of these regulations stand protected. 

 

8.0 Project Cost 

8.1 Estimated Project Cost & Investment 

The total project cost is estimated at ₹120 Crores, categorized as follows: 

Component Area (sq.m.) Estimated Cost (₹ Crores) 

Land Reclamation 69639.46 25 

Creek Diversion 19710 15 

Road widening  6180.72 50 

Utilities & Services (Power, 
Water, Drainage, etc.) 

- 20 

Security & Surveillance System - 10 

Total Project Cost  ₹120 Crores 
 

9.0 Development Model 

The land is proposed to be developed on a lease hold model where all the 

infrastructure will be developed by MbPA and the construction on the plot shall be 

carried out by the lessee.  

The project cost is expected to be recovered through land monetization. 
 

 

 

 

 

 

 



Annexure – I – BR No. 135 dated 27.09.2024 

 



 

 



 

 

 



Annexure – II – BR No. 123 dated 05.12.2025 

 

 

 



 

 

 

 



 

 

 

 



 

 

 

 



 

 

 

 



 

 


