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DISCLAIMER 

 

The information contained in the Handbook for Unit Holders / Co-Developer is provided to 

Unit Holder / Co-Developer only for the purpose mentioned herein. The Handbook is neither 

an agreement nor invitation to offer by JNPA SEZ to the Unit Holder / Co-Developer or any 

other person. The Handbook is primarily meant to provide the Unit Holder / Co-Developer, a 

brief description about JNPA SEZ project, and the process of development and its relevant 

components, to enable them to undertake development of the building projects in JNPA SEZ. 

It aims to provide easy understanding about all the preliminary guidelines and aspects from 

commencement till occupancy stage to be followed as per JNPA-SEZ DCPRs. However, the 

details of the regulations, guidelines, and standards to be followed at each stage are given in 

JNPA-SEZ DCPRs and all other relevant information for setting up units in SEZ is given in JNPA 

SEZ website https://www.jnport.gov.in/sez.  
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Intent of Handbook 

Jawaharlal Nehru Port Authority is the Special Planning Authority for JNPA SEZ. JNPA is 

the developer of the said operational SEZ. This handbook is primarily meant for the first-

hand use of the Unit Holder / Co-Developer in JNPA SEZ. The handbook attempts ς 

 

× To provide a brief introduction to the process and its relevant components to begin 

development work in JNPA SEZ.  

× It aims to provide easy understanding to the Unit Holder / Co-Developer about all the 

preliminary guidelines and aspects to be followed as per JNPA SEZ DCPRs.  

 

× The handbook covers only the introductory part of the major components of the 

development process up to occupancy stage. However, the details of the regulations, 

guidelines and standards to be followed at each stage are given in JNPA-SEZ DCPR.  

 

× This handbook does not cover the timelines related to building construction 

development and operationalization of unit, which shall be followed as per RFP,  Letter 

of Intent, Letter of Approval from DC SEEPZ and Lease Deed. 
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1. Background 
The Jawaharlal Nehru Port Authority (JNPA) at Navi Mumbai (formerly known as the Nhava Sheva 

tƻǊǘύ ƛǎ LƴŘƛŀΩǎ ƭŀǊƎŜǎǘ ŎƻƴǘŀƛƴŜǊ ǇƻǊǘ ƘŀƴŘƭƛƴƎ ƳƻǊŜ ǘƘŀƴ ƘŀƭŦ ƻŦ ǘƘŜ ŎƻƴǘŀƛƴŜǊ ŎŀǊƎƻ ŀŎǊƻǎǎ ŀƭƭ 

major ports in India. JNPA has been expanding beyond its traditional role and assisting trade both 

nationally and globally. It is the first major Port to implement Ease of Doing Business initiatives to 

create value for trade, achieving significant improvements in Port performance metrics and driving 

investor-friendly initiatives such as Direct Port Delivery. To build on its infrastructure growth and 

accelerate nationwide industrial development, JNPA is engaged in the development of port based 

multi-product Special Economic Zone (SEZ) and has been declared as the developer of SEZ on land 

admeasuring 277.38 Hectares. JNPA {9½ ƛǎ ŀƴ ƛƴƛǘƛŀǘƛǾŜ ǳƴŘŜǊ ά{ŀƎŀǊƳŀƭŀέ bŀǘƛƻƴŀƭ ŦƭŀƎǎƘƛǇ ǇƻƭƛŎȅ 

of Ministry of Shipping. JNPA SEZ is the first of its kind major port-led industrial development 

project conceptualized by JNPA. It is located six kms from the JN Port. Being adjacent to a major 

resourceful port, this SEZ is expected to attract global majors and become a game changer for the 

region. 

 

JNPA has developed the basic infrastructure in the SEZ such as internal roads, power, water-supply 

network, sewage network and treatment plant, fire-station, parking, training centre, 

administrative office etc. The SEZ comprises of industrial plots, commercial plots and amenity 

plots. Presently, various plots in the SEZ have been allocated to different unit holders and Co-

Developers, wherein a few units are operational and a few plots are under construction phase. 

JNPA SEZ also has independent Development Control and Promotion Regulations (DCPR) 

sanctioned by Government of Maharashtra. The operational units have commenced their business 

activities in manufacturing, processing and warehousing from the SEZ. 

1.1 JNPA SEZ Master Plan  

The Zone Plan of SEZ ƛǎ ǇǊŜǇŀǊŜŘ ōŀǎŜŘ ƻƴ ǘƘŜ ǇǊƛƴŎƛǇƭŜ ƻŦ Ψ.ǊƻŀŘ ½ƻƴƛƴƎΩ ŀƴŘ ǇŜǊƳƛǎǎƛōƭŜ ƭŀƴŘ 

uses/activities allowing built-in flexibility in Master Plan. SEZ does not include any Non-Processing 

Zone (Residential). The planning principles adopted for development of JNPA SEZ are based on 

holistic and sustainable industrial development concepts such as focus on integrated 

infrastructure, optimum utilization of available land with flexibility in plot division, optimum use 

of natural resources, traffic and transportation management, consideration of operation and 

management of services/utilities aspects and introducing urban design controls on aspects like 

signage, landmarks, road edging, tree plantation and street furniture.  
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The four basic zones are planned in the SEZ viz- 

¶ Processing zone: which includes industrial units, units for warehousing, FTWZ, IT&ITES, data 

centres, supporting infrastructure facilities and utility services, hotels, lower order commercial 

required for processing zone. Land area for processing Zone is 175Ha (63%). 

¶ Amenity zone: includes health care facilities, government/semi-government /SPA offices, 

utility services, hotel, lower order commercial like convenience shops, banks, training centers 

and administration buildings. Land area for Amenity Zone is 14 Ha (5%). 

¶ Transportation zone: includes roads, rotaries, footpaths, bridges, parking areas, logistics, 

transport terminus, supporting infrastructure and utility services. Land area for Transportation 

Zone is 40 Ha (14%). 

¶ Green Zone: includes open spaces, green belts, natural drains, water bodies, landscaped areas, 

supporting infrastructure facilities and utility services. Land area for Green Zone is 48 Ha (18%). 

Thus, out of 277.38 ha of total land area, 63% is planned as processing zone and remaining 

37% for amenity, green and transportation zone.  

 

Figure 1: JNPA SEZ Master Plan/Zone Plan 
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The basic infrastructure for JNPA SEZ includes 6.5 MLD Capacity STP, 220 Kv, Substation, 33Kv 

Substations, four number elevated water reservoirs. Solar park, electric distribution network, 

water supply network, sewerage system, truck parking and buildings such as  

 

 

Administration Office, Training Center, Fire Station and common amenity building. Total three 

gates are planned for the SEZ.  

 

The main access to the site is planned through NH 348 A via a dedicated four lane grade 

separator.  

 

The Base FSI for all uses is 1.2 for maximizing the development potential of land. In addition, 

premium FSI of 0.3 is made available if the unit holder needs it, which will be a paid FSI. JNPA 

may grant 100% additional FSI for activities like IT/ITEs, Biotechnology, Nanotechnology 

establishments as detailed out in DCPR, subject to payment of additional premium as may be 

determined by JNPA from time to time.  

  



 
 

4 
 

JNPA SEZ- Handbook for Unit Holder/Co- Developer 

 

2. Project Objective 
The SEZ aims to facilitate port based industrial development contributing to Economic, Physical and 

Social development within the region.  

The key objectives are as under - 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

¶ To promote investment friendly environment for domestic 

and foreign investors. 

¶ To promote exports of goods and services. 

¶ To generate additional economic activities. 

¶ To add value to land under influence. 

¶ To support new growth areas 

 

¶ To develop infrastructure facilities associated with the 

operation of the SEZ. 

¶ To improve the connectivity with upcoming infrastructure 

projects. 

 

¶ To create employment. 

¶ To create jobs for technically skilled and semi-skilled 

manpower across all industry sectors. 

¶ To have a positive impact on the socio-economic conditions 

of the region. 

 

Economic 

 

Physical 

 

Social 
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3. Key Value Proposition 

3.1 Contextual Value 

JNPA SEZ has a strong and unique value proposition. Factors such as excellent connectivity with 

the hinterland, skilled manpower availability, certainty of execution, single window clearance and 

SEZ incentives increases its attractiveness as a manufacturing destination. Normally, the last mile 

connectivity to the ports is one of the major constraints in smooth movement of cargo to/from 

the hinterland. SEZ serves JN Port to meet this gap providing last mile connectivity. JNPA SEZ is 

operational, which further increases the demand for development within SEZ. 
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{ƛƴƎƭŜ 
ǿƛƴŘƻǿ 
ŎƭŜŀǊŀƴŎŜ 

{9½ 
ƛƴŎŜƴǘƛǾŜǎ 

 
  

   

 

 
 

 
  

  
 

¶ Appx. 6 kms. from the largest container port in India 

¶ Terminal for Western Dedicated Freight Corridor   

¶ Well connected to upcoming Road Infrastructure projects 

¶ 14 kms. from the proposed Navi Mumbai International Airport 

¶ Appx 3km from proposed Mumbai Trans Harbor Link (MTHL), 
interchange at Chirle 

 

¶ Located near economic capital of India, Skilled manpower 
available in abundance 

¶ Potential to setup skill development centres as per the 
industry requirement  

¶ Land is free of encumbrances and under possession of JNPA 

¶ State-of-the-art infrastructure is provided 

¶ Utility and support infrastructure is in place 
 

¶ Special Planning Authority (SPA) status granted to JNPA for SEZ 

¶ Independent DCPR sanctioned by Government of Maharashtra 

¶ All the required approvals have been obtained. 

¶ Seamless co-ordination with Ministry of shipping and Ministry 

of Commerce and Industry for all unit and co-developer 

approvals 

¶ *Duty free import of goods  

¶ *100% GST exemption on all goods and services 

¶ *Duty free export of goods 

¶ *Exemption from payment of stamp duty for registration  
(*As per prevalent Government Guidelines subject to change from 
time to time) 
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SEZ being located in close proximity to the upcoming growth centres, promises the ready 

availability of raw material, access to global markets and strong multi-modal connectivity. The 

State highway and National highways are upgraded to 6 and 8 lane roads respectively. The 

proposed Navi Mumbai International Airport will improve the connectivity and cargo movement 

globally and within the country. Upcoming Mumbai Trans Harbor Link (MTHL) connecting JNPA to 

Eastern side of Greater Mumbai will contribute in attracting skilled and unskilled labour for the 

SEZ. 

 

3.2 Government Approvals and Clearances: 

The State and Central Government has granted the required approvals for JNPA SEZ. 

 

× Approval from MoC&I for setting up SEZ: JNPA has been granted formal approval for 

setting up a Multi-sector SEZ, by the Ministry of Commerce & Industry (MoC&I), 

Government of India by a letter of approval dated 14th July 2014. Pursuant to a Gazette 

notification bearing No. S.O. 2047 (E) dated 11th August 2014, issued by Ministry of 

Commerce & Industry, Govt. of India, demarcated an area admeasuring 277.38 Ha for SEZ. 

× Approval from Development commissioner SEEPZ SEZ: Approval for 100% processing 

area was granted by the office of Development Commissioner, SEEPZ vide letter dated 

05/02/2018, under section 6 of SEZ Act, 2005 read with rule 11(1) of SEZ Rules, 2006. 

Thus, entire 277.38 Ha is proposed to be developed as processing area including common 

facilities. 

× Appointed as Special Planning Authority: JNPA is appointed as the Special Planning 

Authority (SPA) for SEZ, by GoM vide notification bearing no. TPS-

1717/612/CRO219/17/UD-12 dated on 20th December 2017.  

× Environmental Clearance: JNPA SEZ has received the Environmental Clearance (EC) from 

GoM on 5th December, 2014 and revised EC received on 24th June 2020.  

× Operational statusΥ Wbt! {9½ ƛǎ LƴŘƛŀΩǎ ŦƛǊǎǘ ǇƻǊǘ ōŀǎŜŘ Ƴǳƭǘƛ-sector operational Special 

Economic Zone and has received operational status from MoC&I on 24th June 2020. 

× Consent to Establish: The Consent to Establish is obtained from Maharashtra Pollution 

Control Board (MPCB) for the entire SEZ on 25th November 2019.  

× Consent to Operate: The Consent to Operate is approved by Pollution Control Board 

(MPCB), Government of Maharashtra for the entire SEZ vide letter dated 4th November 

2022. 

× Electricity distribution license: JNPA has received Electricity Distribution license from 

MERC on 13th November 2018 for SEZ.  

× Approved Zone plan and DCPR: Zone plan, Report and Independent Development Control 

and Promotion regulations are approved by the Director of Town Planning, Government 

of Maharashtra for JNPA SEZ on 21st September 2021. 
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× Approved water charges, electricity charges and Service charges:  

¶ Vide State Government Gazette Notification number RNI No. MAHBIL/2012/46121, 

Extra ordinary No 101, dated 26th July 2022 JNPA has sanctioned and published the 

water charges unit rate of Rs 39.47/ cu.m. There will be an annual escalation of 2% 

per annum on unit rate. Above rate shall be subject to provisions of applicable 

guidelines / regulations as issued by Central Government/Authority/Other statutory 

Body etc from time to time.  In case of increase in rate by the agencies supplying water 

to JNPA SEZ the proportionate increase in the rate will be applicable. 

¶  The Electricity energy Tariffs to various categories of consumers at JNPA SEZ are-  

Category Units Fixed/Demand 

Charge 

(Rs./Month) 

Energy 

Charge 

(Rs./kWh) 

Wheeling 

Charge  

(Rs./kWh) 

LT-Industry Rs./kW/Month 312 5.30 1.38 

LT-Commercial Rs./kW/Month 415 5.57 1.38 

HT-Industry Rs./kW/Month 432 5.30 0.56 

HT- Commercial Rs./kW/Month 432 5.57 0.56 

The above Tariff excludes electrical duty as per current charges of 7.5% for Industrial 

category and 21% for Commercial category.  

Note: The above charges are subject to change. 

¶ JNPA board has approved service charges of Rs 5.70/Sqm/annum on plot area which 

will be levied from the date of execution of lease deed. This rate will be valid upto 30th 

June 2023. There after it is subjected to revision.  
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4. Key Steps to Begin Development in 

JNPA-SEZ 
 

4.1  E-Tender cum E-Auction process 

 The land allotment for 60 years lease is done through E-Tender cum E-auction process 

(paperless process). JNPA invites proposal from interested investors for setting up unit/co-

developer within JNPA SEZ. To initiate the allotment process, JNPA releases RFP including 

details of plots with advertisement (in national newspapers and by uploading the 

document on JNPA website and CPP portal)  

 

4.2 Letter of Intent (LOI) for SEZ area 

LOI means the Letter of Intent issued by JNPA respectively to a party/Investor/Unit for 

allotment of plot tentatively within 7 days from the approval of the competent authority to 

highest E-Auction bid. The letter is issued mainly mentioning ς 

i. The specify exact area and the exact upfront lease premium which is to be paid by the 

Investors/units 

ii. Payment Schedule for Plot 

iii. Timelines for obtaining approval, completion of payment and use of plot. 

iv. Co-Developer Agreement for SEZ area- JNPA SEZ is developer of SEZ area. Hence, for 

large plots investors in JNPA SEZ area the Co-Developer Agreement is executed 

between the Developer and Co-Developer after LOI. 

4.3 Letter of Approval (LOA) for SEZ area 

The unit holder to whom LOI is issued has to obtain Letter of Approval (LOA) from the 

Development Commissioner, SEEPZ, SEZ, Mumbai within 90 days from the date of receipt 

of LOI. Following is the address of DC, SEEPZ, Mumbai: 

OFFICE OF THE DEVELOPMENT COMMISSIONER 
SEEPZ-Special Economic Zone Govt. of India, 
Ministry of Commerce & Industry 
Andheri (East), 
Mumbai 400 096 
Tel.: 022-28294735 

Email: dcseepz-mah@nic.in 
http://www.seepz.gov.in/ 
 

mailto:dcseepz-mah@nic.in
http://www.seepz.gov.in/
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Co- developer will have to execute Co-development agreement with JNPA SEZ. 

Subsequently, obtain permission from Board of Approval, MoC&I, GoI. 

4.4 Payment  

Payment of upfront lease premium has to be made as per the terms mentioned in the LOI 

but in any case before ς  

× Execution of Lease deed and 

× Possession of the plot 

4.5 Application for Development Permission 

The Unit holder / Co- developer after execution of lease deed shall apply for development 

permission in prescribed format as annexed as Form 1, with all necessary documents and 

drawings in hard copy. On receipt of the application, JNPA-SEZ will scrutinize the proposal 

and work out and communicate the Scrutiny Fee, Security Deposit, Development Charges 

and Labour Cess to be paid by the Unit holder / Co-developer. The Unit holder / Co- 

developer shall pay the same by bank transfer and submit the receipt.  

4.6 List of documents to be provided by JNPA-SEZ to the Unit holder / 

Co- developer 

After LOA, the Unit Holder/Co-Developer shall be provided following in soft copy by 
Building Permission Division of JNPA-SEZ to start the development process. 
 

i. Soft copy of JNPA-{9½ 5/twΩ{  
ii. Drawing Templates for Development Permission in AutoCAD format. The format is 

given in Annexure IV. Soft copy of the format to be obtained from Chief Architect & 
Planner, JNPA SEZ. 

iii. List of trees.  
iv. Scrutiny sheet/form  

4.7 Application for provisional Fire NOC: 

The Unit holder / Co-developer shall apply for Provisional Fire NOC in prescribed format 

enclosed as Form 22 with all necessary documents and drawings in hard copy and obtain 

fire remarks/Provisional Fire NOC. The application shall be made through Chief Architect 

and Planner to:  

Chief Fire Officer, JNPA-SEZ, Administrative Building, Sheva, Navi Mumbai 400706.  
 
The applicant will have to pay the fire fee as worked out by the CFO, SEZ and obtain 
provisional fire NOC. The same shall be submitted to the Chief Architect and Planner, 
JNPA SEZ 
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4.8 MPCB Approval (Consent to Establish-CTE) 

¶ The Unit holder / Co-developer shall apply for Consent to establish from MPCB. The Unit 

holder / Co-developer will have to follow the procedure mentioned by MPCB for 

obtaining the Consent to Establish. The unit holder/co-developer shall register by 

logging-in using the link: https://www.ecmpcb.in/.             Applicants are not required to visit 

any of the MPCB offices at any stage of the application process. For more information, 

the unit holder/co-developer may log-in to link: https://mpcb.gov.in/consentmgt/water-

and-air-act/procedure . The applicant has to complete the procedure, pay consent fee 

and obtain the CTE. After obtaining CTE the same shall be submitted to the Chief 

Architect and Planner, JNPA SEZ.  

4.9 Process flow for Pre-Development Permission 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

LǎǎǳŀƴŎŜ ƻŦ [ŜǘǘŜǊ ƻŦ LƴǘŜƴǘ ό[hLύ 

ŦǊƻƳ Wbt! 

DŜǘǘƛƴƎ ƭŜǘǘŜǊ ƻŦ !ǇǇǊƻǾŀƭ ό[h!ύ 

ŦǊƻƳ 5/Σ {99t½ ōȅ ǳƴƛǘκ ŦǊƻƳ 

.ƻŀǊŘ ƻŦ !ǇǇǊƻǾŀƭ ό.h!ύ ōȅ Ŏƻπ

ŘŜǾŜƭƻǇŜǊ 

tŀȅƳŜƴǘ ƻŦ ¦ǇŦǊƻƴǘ ƭŜŀǎŜ 

ǇǊŜƳƛǳƳ ŀǎ ǇŜǊ [hL 

!ŘƧǳŘƛŎŀǘƛƻƴ ǇǊƻŎŜǎǎ ŦǊƻƳ 

/ƻƭƭŜŎǘƻǊ ƻŦ {ǘŀƳǇ ƻŦŦƛŎŜΣ wŀƛƎŀŘπ

!ƭƛōŀƎƘ ŦƻǊ ǎǘŀƳǇ Řǳǘȅ 

ŜȄŜƳǇǘƛƻƴ 

wŜƎƛǎǘǊŀǘƛƻƴ ƻŦ [ŜŀǎŜ ŘŜŜŘΣ 

{ǳōπ wŜƎƛǎǘǊŀǊ hŦŦƛŎŜ ¦ǊŀƴΣ 

Wbt! ¢ƻǿƴǎƘƛǇ 

{ƛƎƴƛƴƎ ƻŦ /ƻπ

ŘŜǾŜƭƻǇƳŜƴǘ !ƎǊŜŜƳŜƴǘ 

https://www.ecmpcb.in/
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4.10 Process flow from Development Permission till OC from JNPA SEZ-SPA 

PART -A 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Application for 

Development 

Permission  

Application for 

Provisional Fire 

NOC to CFO 

through CA&P 

Application for 

Consent to 

Establish (MPCB)  

Scrutiny by Chief 

Architect and 

Planner  

Remarks Send to 

plot holder 

(Architect) 

Submission of updated 

drawings from Plot holder 

(Architect)   

Chief Fire 

Officer reviews 

the drawings 

submitted by 

the Architect  

 

Updated 

submission 

made by the 

Architect 

 

Grant of the 

provisional 

fire NOC 

Grant of Consent 

to Establish from 

MPCB  

Approved by 

competent 

authority 

Payment 

of Fire 

NOC fees 

Dw!b¢ hC 

59±9[hta9b¢ 

t9waL{{Lhb !b5 

/haa9b/9a9b¢ 

/9w¢LCL/!¢9 

DEVELOPMENT 

PERMISSION AND 

COMMENCEMENT 

CERTIFICATE   

Application for 

Environment 

Clearance  

(If applicable) 

{ǳōƳƛǘ ŦƻǊ 

ŀǇǇǊƻǾŀƭ ƻŦ 

ŎƻƳǇŜǘŜƴǘ 

ŀǳǘƘƻǊƛǘȅ 

Full payment of Fees 

by Plot Holder                 

( scrutiny fee, 

security deposit, 

development 

charges, labor cess & 

fire protect fund) 

Grant of 

Environmental 

Clearance  
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                 PART-B 

0 

 

 

 

 
Application for 

Occupancy certificate/ 

Part Occupancy 

Certificate  

Application for 

Final Fire NOC 

(CA&P) 

Application for 

Consent to 

Operate (MPCB)  

Scrutiny 

by CA&P 

and 

Team 

Site visit 

by CA&P  

Submission of  updated 

drawings from Plot holder 

(Architect)   

Chief Fire Officer 

reviews the 

drawings 

submitted by the 

Architect  

Site visit 

by CFO  

 

Grant of the final 

fire NOC to plot 

holder 

Grant of Consent to 

operate from MPCB 
APPROVAL 

AND GRANT OF 

OCCUPANCY 

CERTIFICATE / 

PART 

OCCUPANCY 

CERTIFICATE  

OCCUPANCY 

CERTIFICATE/ PART 

OCCUPANCY 

CERTIFICATE    

Updated 

submission 

made by the 

Architect 

GRANT OF 

DEVELOPMENT 

PERMISSION WITH 

COMMENCEMENT 

CERTIFICATE    

Intimation of 

commencement of 

work  

Application for plinth 

completion certificate  

Scrutiny of drawings 

and Site Inspection by 

CA&P  

GRANT OF PLINTH 

COMPLETION 

CERTIFICATE  

Completion 

certificate by 

Architect  

Structural 

Certificate by 

structural 

engineer  

Date of commencement 

operation intimation to 

DC office with 1
st
 export 

document  

Issuance of 

operation by DC / 

SEEPZ 

¦bL¢ ht9w!¢Lhb![  

{ǳōƳƛǎǎƛƻƴ 

ŦƻǊ ŀǇǇǊƻǾŀƭ 

ǘƻ ƎǊŀƴǘ h/κ 

tŀǊǘ h/ 














































































































































