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1920, At that time, various schemes for which land was required for public pur-
poses by Government, were in contemplation, and the entire scheme was recast
to make provision for accommodation for them. ‘When the Scheme in its revised
form was completed, and arbitration proeeedings had been held fer more than
half the area, further progress on the scheme was stopped, under orders of
(overnment, pending the consideration of a proposal to change the layout entirely,
and it remained in abevance for over two years. At the end of that period orders
were received to proceed with it in its original form, but with the exclusion of the
reservation of most of the areas which were allocated for public purpeses. This
entailed the reallotment and reconstitntion of plot¥ in nearly half the area of the
scheme. Meanwhile the Municipality reintroduced their proposal for the inclusion
of drainage and water-supply projects in the scheme. This, of course, meant the
revision of the whole of the caleulations of land value and increments, and again
‘necessitated a stoppage being put to the scheme, while detailed projects and esti-
mates were prepareds These when completed were put before the owners, who
are the parties principally interested in the proposals, and who, wmder the terms
of the Act, must be closely consulted. Several meetings were held, at which the
proposals and the manmer in which they affected owners both financially and
otherwise were discussed, explained, and considered, and each vwner was sup-
plied with a statement of the financial effect of the proposals to Limself, After
‘nearly a year of preparation and consideration of the project the owners concluded
that the financial burden of the proposals was more than they were prepared to
accept.

The result was that arbitration proceedings were delayed until 1927, when
.owing to the numerous alterations in ownerships, areas and boundaries, which
had occuxred in the meanwhile, proceedings had practically to be commenced
de novo. The final scheme was completed early last year and sent to Government
for sanction. During the long period which elapsed between the preparation
of the draft scheme and the completion of the final scheme, the difhiculties and
delays which occur when extensive alterations are proposed in a draft scheme
subsequent to its sanction were fully illustrated, a,ng it was very clearly shown
that unless a scheme is well thought out, and its main principles are settled, while
it is in the draft stage, so that it is unnecessary to make extensive alterations
after the draft scheme is sanctioned, long delays, which are aggravated by alter-
ations of ownerships and plot areas during these delays, will be experienced, More-
over extensive alterations are unfair to ewners of lands who purchase after the
draft scheme is made, as they buy on the assumption that certain proposals will
be carried out, and know approximately their Labilities, and an extensive change
in proposals tends to operate unfaizly to'them, while during the long delay they
are unable to deal with, or dispose of, their plots, under any conditions of certainty.

Town Pranwviweg ScEEME~-Poona Susursan No. 1.

Adjoining Peona Town Planning Scheme No. 1 is the small scheme known
as Town Planning Scheme, Poona Suburban No., 1. This scheme was sanctioned
in March 1926. The intention of this scheme was to improve traffic facilities
from Poona to the Railway, and to layout the area round the new Station at Bham-
burda, which is its central feature. The new station was opened in the summer of
1926, and proved most valuable during the first Presidency Agricultural Show,
which Was held at the Agricultural College in October that year. Most of the goods
traffic, and much of the Rail passenger traffic, to the show, came through the new
station, which opens out close to the College. Several passenger trains per day
now stop at Bhamburda Station, which is connected direct with Poona City by
2 fine wide road over'the Lloyd Bridge.

KARACHL

The Karachi Municipality had some years ago proposals for making certain
Town Planning Bchemes for the planning of suburban areas, but for many years
these hung fire. Under the vigorous administration of the last Municipal Council
however a start was made. They appointed & Town Planner and Land Manager,
and declared their intention to prepare schemes for the Garden Quarter, the Solsie:r
Bazsar, and for a small area in the Lyari Quarter. k
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(GARDEN QUARTER TowN PLANNING SCREME,

. 'The scheme for the Garden Quarter is a very large one, cévering an area of 1,500

acres, which forms the whole of the northern boundaries of the City and ifg eastern
suburbs. As originally -proposed it was ambitious, the estimated cost being
Rs. 29 Lakhs spread over a period of vears. The Municipality however found it
impossible to complete the draft scheme for such an extensive project within the
statutory period, and in accordance with Section 10 (2) of the Act it was sent to
the Commissioner in Sind to complete the preparation and publication. It had
now become obvious that, owing to bad trade and financial depression, the sum
of Rs. 29 lakhs was too great u burden to put on the shoulders of the owners, and
the Municipality, and 1 the draft scheme, which was prepared by the Semior
Assistant in charge of the Town Planning and Valuation Office at Karachi, under
the instructions of the Commissioner in Sind, the cost was rediiced to Rs. 12 lakhs.
Considerable opposition by the owners, principally on the grounds of expense and
the incidence of incremental contribution, has been evinced. It is generally con-
ceded however that a Town Planning Scheme is necessary for the area, which s
already pointed out, forms the whole of the suburbs alony the northern boundaries
of Karachi, and is i the cowrse of deve!ogment, and therefore the time is now
ripe for preparing a plan and coutrolling the development, rather than leaving it
to proceed in its own way, and taking steps when it is too late to control it
effectively. Arbitration proceedings, which are being taken up in four stages
owing to the magnitude’of the scheme, are now in progress, and it is hoped that
the cost may be further reduced, and the burden spread over such period as will
cause little hardsliip 4o contributors, and nt the same time the main proposals in
the scheme will be kept intact. ‘

Minaxn Piz Towx PLANNING SCHEME.

The small scheme for Miran Pir in the Lyari Quarter is now reaching its final
stage, and when this Report is printed the award will have been published. The
scheme will openup anarea which is at present waste land, and providesfor the im-
provement of the approaches thereto, which are at present through narrow and
-closely congested slums, ;

SoupiEr Bazasr Town Pranning ScumME.

The scheme for Soldier Bazaar, which is an insanitary ares which the Munici-
‘pality has undertaken to improve by arrangement with the Military -authorities,
-aimed at laying out the area adjoining the bazaar, and by rearrangement of plots,
straightening out the maze of interests in the locality. It was principally with
this point in view, and in order to avoid extensive acquisitions, that recowrse to
the Town Planning Act was proposed, although improvement to the bazaar itself
was also contemplated. Considerable difficulty was however experienced hy the
Municipality in dealing with the owners, and they failed to prepare the draft
scheme within the statutory period. It has therefore lapsed.

. GENERAL IMPROVEMENT. ,

These who have lmown Karachi for some years will be mueh struck with
the progress which has been made in Town Planning gnd improvement, except in
the Lyari Quarter, duwing the lastfew years. Theimprovements effected in the sur-
facing of rotids, and paving and curbing of foot-paths, the aesthetic effect aimed
at in the layout of newly developed areas, and the excellent type of buildings recently
coustructed in newly developed areas, such as in the Rambaugh Quarter, are most
noticeable. Much of the credit for these improvements is due to the President of
the Municipality, who personaily interests himself in the details of Town Planning
-and improvement. Karachi today is one of the cleanest and best kept cities
I have seen in India, ‘

‘ AHMEDABAD.
In Ahmedabad there are five Town Planning Schemes in contemplation :—
Ahmedabad No. 1 (Jamalpur).

& No. 2 (Kankaria).
" No. 38 (Ellis Bridge).
i No. é‘i(Kankariaﬁdanipur).

o No. &,(City Wll).
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of the matters prcividéd forin section 3, and little or no varigtion of coss of
expenditure, could be made by a simpler process.

In these, and otler mbior matters, it is therefore desirable that the Act
shoald be amended, and proposals are before Government to introduce a bill

to amend it. R .

DEVELOPMENT AND TOWN PLANNING SCHEMES WITHOUT RECOURSE
T0 TOWN PLANKING ACT.

"The schemes under this heading até those in which it is uot necersary to utilise
the Town Planning Act. They are usually prepared for Jands which are in one
ownership, and are generally of lands owned by Government or Municipalities.
They come fo this Office under direct instructions from Government, or through
Conmissioners or Collectors, and as a general rule, include not only the making
of plans of layout, but advice as te metheds to be adopted in development and
disposal of lands, and estimates of cost, and realications, and the financial prospects
of the scheme, which involves detailed estimates of works proposed to be constructed,
and valnations of the Jands included.

The total number of such schemes, prepared since the year 1926, 18 61, covering
an area of pver 2,400 acres. They embrace town improvement and extension
schemes, and layouts, in various towns and villages in the Presidency and are
shown in detail iz Appendix B.

Some of the more important schemes are described below :

BOMBAY

As a result of the financial condition of the Back Bay Reclamation scheme,
as revealed by the reports of Committees appointed by -Government of Bombay,
and Government of India, end of the curtailment of the programme of reclamation,
it became necessary to redesign the layout of the Blocks which it was decided to

complete, viz., Blocks 1, 2 and 7. The Consulting Surveyor wastherefore instructed

to prepare layouts tor these blocks. The only plans available at that time were
on a scele of 400* to an inch and a resurvey was necessary before the plans coilld be
prepared. The layouts were duly prepared and submitted to the Committee
appointed by Goveanment under Press Note No. 8.B. 1332-D.D. dated 30th July
1927, o . : -

The Consulting Strveyor was also instructed to make proposals for the dis-
posal of the area of Colaba Railway and Goods Station, which will be vacated by
the removal of the B.B. & C.I. Railwa¥ terminus to Grant Road. The lands in
the area belong to four public bodies, viz., the B.B. & C.I. Railway, the G.ILP.
Railway, the Governiment of Bombay and the Government of India.

The proposals were to be made subject to the condition that no roads were to
be aligned so as to necessitate costly acquisitions or compensaticns, and that no
matenal disturbance uf existing conditions in Wellington Mews or the Tramway
Garage were to be contemplated. '

The layout was accordingly prepared subject to these limitations. -

AHMEDABAD

In Ahmedabad a project was prepared some years ago, which conterplates
the consiTuction of a main arterial road 60’ wide running through the heart of
the City from the Lal Darwaja to the Kadiakui, in order ta providg further traffic
facilities through the City, which are very badly needed.

The proposed alignment was selected after a preliminary Survey'éf . fa.iﬂy

wide ares had been made, and the possibilities advantages and drawbacks of

several alternative alignments had been explored. -

The proposal to construct s relief Toad of the width and on i 3
1e: : th ;
proposed, was adopted by the Municipality in 1922 and a detaileder:;{l)l{)gﬁ:m 1:'2:'

submitted in 1923. Much opposition was however encountered and ; '

. ' ke t was not
until 206h August 1928 that the notification for the acquisi o . i
for the project was made. _ i a0 Tond. cqgpeirert

~ I
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The project involved the acquisition of land and buﬂﬂings of over Rs. 50
lakhs in value, and an officer of t}:is Department was appointed Special Land
Acquisition Officer for the Scheme, S o

4 p i SRR R %
Objections received under section 5 of the Land Acquisition Act contester
the legality of certain proposals included in the scheme, viz.:—

(1) The acquisition of land to house the dishoused.

(2) The acquisition of lands not actually required for the construction of
houses or curtilages thereof to form the street.

(3) The adoption of the principle of recoupment.
(4) The proposal to levy betterment charges.

The Scheme will therefore have to be reconsidered, after revision has been.
made 50 as to obviate these objections, and some further delay in its progress will
thus be occasioned. .

" KARACHL

The most important Scheme prepared in Karachi withoub recowrse to the
Town Planning Act was the revised Scheme known as the Karachi Land Exchange
Scheme involving an area of 654 acres.

Karachi is bounded on three sides by natural obstacles, on the South and
West by the sea or tidal swamps, and on the North by the Lyari River. The
Cantonment stretches across its remaining boundary on the East.

The intention of this Scheme is to remove a portion of the Cantonment and to
utilise the area vacated for the extension of Rarachi City. A layout of the area
was made, and complete estimates of the cost of resiting the Military buildings
and of developing the area vacated were prepared, and a detailed estimate of the
proceeds likely to be obtained from sales of land was made so that full considera-
tion could be given to the financial aspect. The Scheme was submitted to the
principal local bodies for consideration and criticism, and it was generally accepted
to be sound finencially and to be most desirable for the extension of the town.
It is now before Government of Bombay, and Government of India, for further
consideration of the cost of resiting the Military buildings.

ABMEDNAGAR.

Ahmednagar is an old City originally contained within a fort wall, and in the
past its population has been practically confined within the limits of the wall. Ths
streets within the City are parrow and crooked and generally are unsuited to
accomodate medern traffic. The advent of the motor car, and particularly the
motor bus, large numbers of which ply from Ahmednagar as a centre, and have
to wind their way by devious routes to the public motor stand, which is in the
centre of the City, has created traffic problems which need remedy without delay.

The growth of population in recent years has created a demand for building
plots, which are at present not available owing to physical or artificial restrictions
to the.extension of the town. -

At the instance of the Collector, a survey was undertaken with a view to
improving communications in the City itself, and the approaches thereto, and to
open out_sites for development, for residential, commercial, and Government
purposes, :

As a result of these investigations plans have been made and estimates
prepared for :—

(@) Opening out new streets in the built up portion of the town to give

more direct communication to the centres of the towa.
(b) Providing a new access into the town from the Railway Station and
the Poona Road. .
(¢) Constructing a ring road round the City :—
(1) To-give more direct access from the Railway Station to the
North of the City.
(2) To give divect access to all the entrances.to the City ‘without

traversing it through the existing narrow streets.
uo P 7—3 4









Buildicg frouting on Bunder Road, Karechi.
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GULEDGUD.
Guiedsud is a small Municipsl town of nbout 15,000 people and a big weaving
eentre in Badami Taluka, Bijapur Dismdct. A scheme jor the extension of the
Town has been prepared.

The avea under the scheme is about 165 acres of which only 85 acies is intended
for immedinte development. The scheme provides for :—

(z) A 50" voad through the middle of the area and a number of cross roads,
eovering in all about 21 aeres.  The {ormer Will relieve the heavy traffic
congestizn within the tows, while the latter will open up the avea for
residerdiul purposes.

{b) About 300 building plots, of difierent sizes.

(¢) Sites for public prposes such as schocl and playgrovnd and a dispensary,
Public garden and open spaces, a vegetable and & meat market, a cart
stand, etc., the area of which aggregates to about 15 acres.

(@) Some suuple regulationg for controlling building were included such as,
proporticn of area to be builh over, open spaces around building area and

eight of rooms, number of fleors, provision and siting of sanitary
convenienses, etc.,
Schemes for town extension or improvement Lave also been prepared in Thaua,
Kurduwadi, Pendharpur and Panwel.

CO-OPERATIVE HOURING

Several layouts for co-operative Houcing societies have been prepared princi-
pally in Karachi, Ahmedabad, Sholapur and Hyderabad. In the two former
towns a number of these co-operative housing estates are compleied and are now
thriving colonies, The provision of houses by co-operative efiort hias done some-
thing towards colving the housing difficulties of the middle classes in these towns.
Tt provides fur housing in the most popular way, as by this means, communities,
or societies of fiiends, are enabled to form colonies where they may live with
congenial neighbours. These Cclonies are laid out cn modern lines, aesthetic
effects being aimed at, and nearly all contain sites for recreation or for social inter-
course. They are generally within accessable suburban areas, in an atmosphere
in strong contrast to the congestion of the city, where most of the members were
condemned to reside prior to the formation of the Co-operative societies.

The extension of Co-operative lousing would do much towards solving the
housing difficulty and to relieving congestion ia the towas,

Its activities have at present been confined to the middle classes, the poorer
classes being outside the scope of the movement due to difficuitics of orgamsation
aad finance. There is however some demand from the poorer classes to improve
their housing conditions, and many of them are not content with the accommoda-
tion which the congesied areas of the cities provide, and would willingly move into
better and healthier swrroundings if accommodation were available, The problem
however is an economic one, and private enterprise seems to be incapable of provid-
ing accommodation of a congenial nature for the poorer classes at a rent which
they can afford te pay,

Tt appears to me that much might be dene for the housing of the poor by
co-operative housing. I helieve that public spirited gentlemen, Interested in social
welfare, could be found to orgamise and guarantee these Societies if loans at low
rates of intérest could be obtained.

VILLAGE RECONSTRUCTION SCHEMES

The siting, sanitation and construction of villages is of great importance to
the Rural population which forms the bulk of the population of India. It was
a point which was brought oub strongly before the Royal Agricultural Cormission,
and the improvement of village sites is a subject in which the Consulting Surveyor
talres every opportunity to assist. When dealing with a village community how-
ever, expense whick is one of the controlling factors in all improvements, assumes
even greater importance, and the provision of the emall outlay required for the
making of roads and the supply of water may cause much difficulty and delay, and
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difficulties have delayed the progress of the works, which together with lack of
police protection in a somewhat isolated locality has hindered development.
Steps are however being taken to construct the works through & suitable ageney,
and when the road access to the areais completed, and police protection is provided,
development should continue at a more rapid pace ;

(¢) Kanxarra Town PLANNING SCHEME—AHMEDABAD No. 2

containing 431 acres is in the neighbourhood of the ancient Kankaria Tank which
forms a very attractive feature, and is resorted to in the evenings es a place
of Tecreation. The Scheme preserves the surrounding high ground as a patk,
a contribution towards the layout of which is provided. The scheme has passed
through all the stages required by the Act and is now practically completed, and
will be forwarded to Government for sanction shortly ;

(d) Ervis Brineg Town PrannING S(-JKEME——A.KMEDA.BA.D No. 3

containg an area of 1,916 acres on the west bank of the Sabarmati River
approached by the Elis Bridge. There has been considerable development in the
area, and & large number of good high class and middle class suburban residences
have been erected, often by means of co-operative housing. The draft scheme
was completed in 1926 but- it has remained in that stage, and progress on the
scheme has remained in abeyance pending the consideration by the Municipality
of the provision of funds to construct another bridge over the river to open out
the northern area of the scheme. Tt is of course desirable that such an important
subject, which will involve the expenditure of 2 large sum of money, should receive
due consideration. Meanwhile, however, development is proceeding rapidly under
the assumption that the scheme will be completed, and according to the provisions
of the scheme. Much uncertainty as to the ultimate course of layout develop-
ment must therefore arise when property is to be dealt with, or buildings are to be
erected ; while, in cases where plots are to be reconstituted, problems as to how
to deal with the land before the final scheme is sanctioned ave experienced, which
must delay development and render transactions in land difficult. These difficul-
ties added to the fact that while uncertainty exists Municipal administration in
the area becomes more and more complicated, render it desirable that as little
further delay as possible should be made in coming to a decision, getting
an Arbitrator appomted and completing the scheme ;

(¢) Crry WaLL IMPROVEMENT Scuene—Tows PLANNING SCHEME—
AnuEpaBAD No. §

provides for the demolition of portions of the City wall on theeast and south
of the City, and the construction of & ring road, and the opening out of building
frontages. The scheme was delayed for many years by opposition from & section -
of the public, and doubt as to the legality of including portions of the built over
areas in the scheme, '
The opposition has, however, to some extent been overcome, and the legal point
decided, and in consequence Government sanctioned the making of a draft scheme
for & modified area. The draft scheme was completed last year, and objections
under section 13 of the Act are under consideration of the Municipality prior to
forwarding it to Government for sanction. ;

KARACHI.

There are two Town Planning Schemes in Karachi, viz., that in the Gaxden
Quarter which covers an area of 1,500 acres and forms practically the entire
Northern boundary of the City, and that for a small area in the Lyari Quarter
known as the Miran Pir Town Planning Scheme.

(s) TEE Miran Pir Town Pranvine ScaeME—Karacat No, 1

undertaken in order to develop a small area in the poorer part of the town, and
improve the approaches thereto through the existing narrow and congested slums,
was sanctioned by Government on 1st September 1831 to talke effect from
15th October 1931, and the improvements contemplated in the scheme are now in
thé course of execution,
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of the matters provided for in section 3, and little or no variation of cost of
expenditure, could be made by a simpler process.

In these, and other minor matters, it is therefore desirable that the Act
should be amended, and proposals are before Government to introduce & bill
to amend 1t.

DEVELOPMENT AND TOWN PLANNING SCHEMES WITHOUT RECOURSE
TO TOWN PLANNING ACT.

'The schiemes under this heading are these in which it is not necessary to utilise
the Town Planning Act. They are usually prepared for lands which aze in one
ownership, and are generally of lands owned by -Government or Municipalities.
They come to this Office under divect instructions from Government, or through
Commissioners,or Colleetors, and as a general rule, include not only the making
of plans of layout, but advice as to methoeds to be adopted in development and
disposal of lands, and estimates of cost, and realisations, and the financial prospects
of the schente, which involves detailed estinates of works proposed to be constructed,
and valuations of the Jands included.

The total number of sucl schemes, prepared sincethe year 1926, is 61, covering
an area of over 2,400 acres. Thev embrace town improvement and extension
schewes, and Javouts, in vatious towns and villages in the Presidency and are
shown fu detail in Appendix B.

Some of the more important schemes ave described below :

BOMBAY

As a result of the financial condition of the Back Bay Reclamation scheme,
as revealed by the reports of Committees appointed by -Government of Bombay,
and Government of India, and of the curtailment of the programme of reclamation,
it became necessary to redesign the layout of the Blocks which it was decided to
complete, viz., Blocks 1, 2 and 7. The Consulting Surveyor wasthere{ore instructed
to prepare layouts for these blocks. The only plans available at that time wére
on a scale of 400" to an inch and a resurvey was necessary befere the plans could be
prepared. The layouts were duly prepared and submitted to ‘the Commiittee
appointed by Clovernment under Press Note No. 8.B. 1332-D.D. dated 30th July
1627.

The Cousulting Surveyor was also instructed to make proposals for the dis-
posal of the area of Colaba Railway and Goods Station, which will be vacated by
the removal of the B.B. & C.I. Railway terminus to Grant Road. The lands in
the area belong to four public bodies, wiz., the B.B. & C.I. Railway, the G.I.P.
Railway, the Government of Bombay and the Government of India.

The proposals were to be made subject to the condition that no roads were to

. be aligned so as to necessifate costly acquisitions or compensaticns, and that no

material disturbance of existing conditions in Wellington Mews or the Tramway
Garage were to be contemplated. '

& The layout was accordingly prepared subject ta these limitationg.
AHMEDABAD

In Ahmedabad a project was prepared some years ago, which contemplates
the construetion of a main arterial road 60" wide running throush the heart of
the City from the Lal Darwaja to the Kadiakui, in order to providté further traffic
facilities through the City, which are very badly needed.

The proposed alignment was selscted after s prelim.ina.ry sufvey '(.)_f a fairly

wide area had been made, and the possibilities advantages and drawbacks of

several alternative alignments had been explored.

The proposal to construct a relief road of the width and l the alignment
g3 » . - t
proposed, was adopted by the Municipality in 1922 and a defﬁledergloﬁ:t ‘:*Ials‘

submitted in 1923. Much opposition was however encountered and it was not

until 20th August 1928 that the notification for the acquisition of land required

for the project was made.




