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1 Executive Summary

1.1 Project Background and Context:

Leasing of lands under the control of all the major ports in India is done as per

the guidelines and policies issued by Central government from time to time.

Since April 1997, the lease rate of port lands is subject to the approval by
TAMP. Prior to which the land lease rates were prescribed by the port itself
and the allocation process was according to the guidelines of major port trust

act, 1963 and guidelines by central government.

The 1995 guidelines by Government has stated that every port trust should
have comprehensive land use plan for the next 30 years and stated that the

plan should be revised every 5 years with approval from ministry

The subsequent guidelines of 2004 and 2010 also stated that land use plan
should be prepared by the port and communicate the same to the centre but
does not specify the frequency of review. The 2014 guidelines reiterate the
need for land use plan and the land use plan should be reviewed every 5

years.

The previous guidelines and policies, even though provided a very good
framework for leasing out port lands, has some scope for ambiguity when
interpreting the directives given. This is highlighted in the recent CAG report of
2016.

It was also observed that the guidelines on fixing the lease rate and terms has
made it difficult for INPT to be as competitive as CIDCO for attracting various
stake holders to establish industries within its premises. The coming Major
ports act 2016 is expected to remove all these ambiguities and help JNPT to
optimally utilize the land parcels available for developing industries thereby

ensuring increase of traffic and revenues to the port.
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JNPT has earlier prepared a land use plan in 2006 and now intends to review
the land use plan and prepare a revised land use plan considering the present

scenario.

1.2 Project objective and key activities performed

As a part of review of the systematic development of JN Port in a phased
manner ensuring optimal utilization of its land resources, waterfront and water
spread areas; the report aims to update the existing land use Plan covering a
minimum period of 20 years. This will cover Land Use Plan for the unutilized
lands inside and outside the JN Port. The land use of the port needs to be
reviewed and further synchronised with the wupcoming projects and

developments
The key activities followed in preparing the Report are:

» Review of existing documents: We have reviewed existing documents
and also went through all the reports and other documents for study and
keeping backup information such as Sagarmala Report, KPMG Business
Plan for INPT, CZMA Plan- 2005 and AECOM Traffic Report-2016.

» Field visits: We made several visits in the vicinity of the Port to
understand the ground situation and potential measures that can be taken.
Several technical team members including our experts in environmental
management and other expert visited the port area.

» Undertook study of proposed development plans of other
development authorities: We have considered and studied the Dedicated
Freight Corridor (DFC) which is under development by Railways and Delhi
Mumbai Industrial Corridor (DMIC) development of SEZs.

= Preparation of existing land use pattern:After completing the above set
of activities we prepared the existing land use plan map.

= Meeting with key stakeholders: Detailed consultations was conducted

with various stakeholders like JNPT, concern Government departments,
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industries, companies, importers, exporters, potential investors/BOT
operators of JNPT and key people who have the background of in the
sector, etc. with specific deliberations on project proposals and receive
opinions. We also discussed the opportunities and constraints for the
present and future development and operation of the port and ascertain the
present and future industrial and commercial needs with reference to
traffic, methods for handling, stores, transportation and land requirement.

» Studied other development projects of JNPT: We studied various
development projects like Development of Eco parks, road network up
gradation and development of road based industries. This has helped
understand the current situation and what JNPT wants to develop in near
future.

= Traffic analysis: We did traffic analysis through secondary data sources
such AECOM traffic report, Sagarmala report et.. and through them did our
own traffic projectiosn till year 2035.

» Studied Government guidelines: We had studied all the relevant
guidelines issued by Pollution Control Board, Government of Maharashtra
and other departments regarding safety control, coastal zone regulation,
handling & storage of cargo terminals and land use.

» Finalization of land use plan: We have finalized land use plan for optimal
utilization of land and water front areas by applying zoning principles of
national and international standards for allocating areas for hazardous,
non-hazardous liquid bulk, dry bulk etc. We also complete effective and

profitable use of land with safety measures.
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Exhibit 1: Key steps undertaken to prepare the report

Drafting
potential land
Port analysis use plan and
discussion with
Stakeholders

Final land use

Review of the existing >
plan submission

documents

= We have reviewed = Conducted field visits = Preparation of draft = Finalization of land
Sagarmala Report, in the vicinity of the potential land use plan use plan by optimal
KPMG Business Plan Port for INPT utilization of land and
water front areas
for INPT, CZMA = Analyzed future road = For second round of

Plan- 2005 and

AECOM Traffic network up gradation stakeholder = Submission of final
Report-2016 at INPT consultation we met land use plan report
P shipping

= Analysis of various
environmental
parameters

companies/logistic
development plans companies/terminal
such as DFCC, operators to align
CIDCO & NAINA = Traffic analysis JNPT interests with
the other stakeholders

= Studied proposed

= Met shipping = Study relevant )
companies/logistic Government = Presentation to JNPT
companies/terminal guidelines on port for their views
operators for current policy and
shipping trends, land environment

requirement and their
expansion plans

1.3 Port Analysis

= JNPT being one of the premium major ports in India, handles 40% of EXIM
Container traffic in India. As per the business report of JNPT it could
handle up to 23 million TEUs per annum by 2025, which is 5 times the
existing throughput.

= Even though JNPT continues to handle bulk of India’s container volume, its
share of the container volumes has shown a decline since 2009 due to
diversion of traffic to Gujarat because of lesser waiting time at these

locations.

= Waiting time at JNPT has increased due to congestion. At present, port

could contain this congestion problem by implementing measures like
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automated gate systems, inter terminal truck transfers and central parking

facility and rationalization of customs processes.

= At present, JNPT is serving ICDs which are present in North India. These
ICDs are bound to be connected by the proposed dedicated freight
corridor. The dedicated freight corridor is supposed to be completed from
Delhi to Vadodara in one year time. The connection of DFC up to Mumbai
is expected to take an additional two to three years. This delay in
connection of DFC to Mumbai might cause some loss of traffic to Gujarat

ports which will be closer to ICDs in North India.

» |t is expected that the proposed 4th container terminal shall increase the
container traffic to around 10 million TEU per annum which will add a
significant stress to the existing infrastructure. So, the augmentation of
available infrastructure like existing roads and parking spaces is required
for smooth operation of the port. In addition, measures to improve the
share of container transport to/from the port by rail is crucial for the

sustenance of traffic at INPT.

= Terms of lease within JNPT limits are significantly higher than the areas
outside, which has led to establishment of CFSs associated with JNPT
outside JNPT limits.

» Due to sluggish growth of container volumes handled by JNPT from past
three years, the CFSs dependent on JNPT volumes are struggling to

achieve break even volumes.

» To ensure sustenance of traffic at JINPT, industries can be planned in the

vacant plots available within INPT.

= Major chunk of the available vacant land parcels within JNPT falls under
mangrove areas. The mangrove and green area shown in the figure---
above falls under CRZ-1 as per the CZMP map. A portion of this area can

be utilized for establishment of storage of non-hazardous cargo which
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needs approval from MOEF as per the clause 8-I-ii (c) given in 2011 CRZ
notification.

Leasing out the available vacant land parcels to warehousing can solve
JNPT congestion problems permanently problem and at the same time
fulfil MOEF norms.

1.4 Existing land use

The total land available with JNPT is around 3402 hectares. Of this, the
filled vacant land is around 386.5 hectares and the sparse mangroves are
around 617.5 hectares. Of the 671.7 hectares of vacant land, 386.5

hectares is filled land and 285.2 hectares is unfilled land.

The port will witness an increase of 5 million TEUs per annum in coming 5
years with the construction of 4th terminal and port based SEZ, this would

call for optimal land use planning.

Large land area around 233.3 hectares that falls under hilly terrain is
unviable to have any commercial developments. This area is reserved as

green zone.

In the year 2000 the total mangrove area within JNPT was around 406
hectares and the same grew to 885 hectares by 2014 and 913.6 hectares
by 2016 due to a breach in the bund which was abutting the dense

mangroves on the Nhava creek side.

JNPT port for sustaining its position as one of the major hub port in
western India, must develop industries which will act as a catalyst in
generating additional revenues, attaining sustainability of port. These
industries also have a lot of employment generation potential. Towards this
purpose JNPT must make optimum use of the all the land parcels

available.
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= To leverage the available land optimally, JNPT must reclaim the lands
which has been occupied by the sparse mangroves after year 2000 due to
breach in the bund. Instead of removing the sparse mangroves entirely,
some part of the land area occupied by the sparse mangroves can be
utiised to rehabilitate the mangroves removed thereby making the

mangrove free area suitable for development of industries.

The existing land use is as follows:

Landuse ‘ Areain hectares %

Dense Mangrove 295.7 8.69%
Sparse Mangrove 617.9 18.16%
Bund 7.09 0.21%
Filled Vacant 386.5 11.36%
CFS 27.33 0.80%
Parking 53.68 1.58%
PSP 14.11 0.41%
SEZ 270.5 7.95%
Area Occupied by Others 157.17 4.62%
Railway 123.7 3.64%
R&R 159.8 4.70%
Unfilled Vacant 285.2 8.38%
Residential 111 3.26%
Public Utility 0.78 0.02%
Open Space 17.29 0.51%
Tank Farm 60.48 1.78%
Commercial 1.06 0.03%
Port 176.9 5.20%
Green Zone 233.3 6.86%
Roads 214.2 6.29%
4th Terminal 62.32 1.83%
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Area under berthing 82.77 2.43%
Water Body 44.17 1.30%
Total 3402.95 100.00%
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FIGURE 1-1 JNPT EXISTING LANDUSE
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1.5 Proposed land use

» The entire land area of JNPT i.e. both custom bond areas and non-custom
bond areas except the SEZ area is divided into the different zones for ease

of administration.

Zone 1: custom bond areas are included in Zone-1
Zone 2: Green zone

Zone 3: existing Oil storage

Zone 4A: proposed industries

Zone 4B: proposed industries and proposed eco park
Zone 5: existing CFS

Zone 6: Township area

Zone 7: villages and land allocated for R&R purpose

© ©® N o U rwdPE

Zone 8: Mangroves

= The total area available in zone 4A and zone 4B is around 1173.81
hectares, of this area, 205.61hectares are proposed to be left out for Eco
Park Excluding these areas from the available area leaves 968.2 hectares

for industries and associated facilities development.
= The development is proposed to happen in three phases
.1. Phase-1 (2017 — 2025)
2. Phase-2 (2026 -2030)
.3. Phase-3 (2031 -2045)

» For ensuring free movement of the traffic within the proposed development,

three different types of roads are proposed.
.1. Main arterial roads in the 70m corridor

.2. Sub arterial roads in 50m corridor
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.3. Collector roads in 30m corridor

= The whole area is divided into 2 hectare plots such that every plot is at
least served by a sub arterial road. These corridors are expected to
accommodate the roads, utility corridor and drains. These corridors are
provided to help the help the port in accommodate any future requirements
of the proposed units without disrupting their operations.

= Some of the land area has three small branches of creek. To allow the
exchange of water during high and low tides and prevent the area getting
filled up with water, it is proposed that these small branches should be
widened and create two holding ponds with green belt abetting the length

of these ponds

Phase -1 land use is given below

Area Statement of Phase-1A

N Activity Areain Hectares
1 Agro Based Storage 5.99
2 Bio Diesel 15.35
3 Car Storage 6.26
4 Cement Silo 2.46
5 Cold Storage 38.00
6 Container Repair 9.19
7 Container Scanner 5.68
8 Parking 27.51
9 Port User Residential 13.80
10 | PSP 8.84
11 Public Utility 35.28
12 Research Labs 8.59
13 | Retail Warehousing 64.89
14 | Petrol Pump 4.62
15 | Social Commercial 8.79
16 | Waterbody 2.73
17 Green Buffer 5.88
18 Roads 59.72
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Area Statement of Phase-1A

S.No  Activity Areain Hectares
Total 323.58

Area Statement of Phase-1B

Activity Areain Hectares
1 Eco Park 205.61
2 Open Space 11.59
3 Waterbody 16.87
4 Roads 54.16
5 Green Buffer 12.79
Total 301.02

Phase-2 land use is given below

Area Statement of Phase-2

S.No | Activity Area in Hectares
1 | Cross Docking/Bonded Warehouse 66.76

2 | Petrol Pump 3.89
3 | Parking 30.59
4 | Public Utility 18.09
5 | Social Commercial 6.81
6 |Roads 10.62
7 | Green Buffer 3.95
8 |Waterbody 1.29
Total 142.00

Phase-3 land use is given below

Area Statement of Phase-3

S.No Activity Area in Hectares
1 | Cross Docking/Bonded Warehouse 162.32

JNPT Comprehensive Land Use Plan



Area Statement of Phase-3

S.No Activity Area in Hectares
2 | Petrol Pump 4.00
3 | Cold Storage 18.00
4 | Equipment Park 23.22
5 | Liquid Bulk Storage 42.00
6 | Parking 70.76
7 |PSP 1.53
8 | Public Utility 8.12
9 | Retail Warehousing 24.00
10 | Social Commercial 11.67
11 |Roads 41.48
12 | Total 407.10
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FIGURE 1-2 INPT PROPOSED LANDUSE
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1.6 Conclusion

Growth of container traffic at JNPT has been moderate since 2013
when compared to the previous years. While overall slowdown of world
economy is a factor, other factors like congestion at JN port might have

contributed to this.

Some of the container traffic growth witnessed in Gujarat ports is at the

expense of INPT.

These losses in container traffic might continue in the near future
because of the factors like low percentage of transport of containers
to/from JN port using railway or higher time taken to connect DFC up to

Mumbai when compared to Gujarat.

Even though JNPT has been able to reduce traffic congestion by
measures like gate automation, inter terminal transfer and
rationalization of customs procedures and central parking space, Stress
on the road network is likely to increase with the commissioning of the

4™ container terminal.

A long-term solution like promoting various port related activities within
the available vacant lands within JNPT is a necessity to reduce the

expected stress on the port infrastructure and sustenance of the port.

The” Central Port Authority act 2016” which is likely to be passed this
year will give JN port freedom in making the lease rates of port lands
more competitive and thereby attract interested parties to port related
industries within INPT,

A large chunk of the vacant lands available within JNPT falls in CRZ-1

wherein only port related activities like warehousing is permitted.

To leverage the available land optimally, JNPT must reclaim the lands

which has been occupied by the sparse mangroves after year 2000 due
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to breach in the bund. Instead of removing the sparse mangroves
entirely, some part of the land area occupied by the sparse mangroves
can be utilised to rehabilitate the mangroves removed thereby making

the mangrove free area suitable for development of industries

= The activities proposed to be permitted as part of the land use plan are
selected with the view that they cater to the two requirements of
reduction of stress on the JNPT infrastructure and fall within guidelines

of MOEF while generating revenue for the Port.

» |t is proposed that the following industries be allowed within the Vacant

lands
— Cold storage facilities and associated activities
— Retail distribution centres
— Container cross docking and bonded warehousing
— Container repair and rehabilitation
— Liquid bulk storage

= An eco-park along holding ponds were proposed in the land use plan for

rehabilitation of sparse mangroves and control of flooding.

= Entire developable land in zone 4A and zone4B is divided 2 hectare
plots and the for ease of movement of increased traffic due to these
facilities new roads have been proposed to ease the movement of traffic

to/from the traffic.

= For ensuring free movement of the traffic within the proposed
development, three different types of roads are proposed. Arterial roads
with 70m corridor, Sub arterial roads with 50 m corridor and collector
roads with 30m corridor. These corridors are proposed SO as

accommodate utilities and drainages with the roads. It is ensured that
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each and every industrial plot is connected with at least sub arterial

road.

» Locations have been identified within the land use plan for establishing

facilities like STP, Parking and refreshment centres.

» Phase wise development of land for establishment of industries is
proposed. In total three phases are proposed. Phase -1 is supposed to
be taken up during 2017-2025, Phase-2 is proposed to be taken up
during 2026- 2030. Phase-3 is proposed to be taken up during 2031-
2045.

» In phase-1 proposed activities are Cold storage, retail distribution

centres and associated utilities

» In phase-2 proposed activities are Container cross docking facilities and

bonded warehouses, eco-park , Holding ponds and associated utilities.

» In phase-3 proposed activities are Container cross docking facilities and
bonded ware houses, retail distribution centres, Oil storage and

associated utilities.

» The latest initiative, direct port delivery scheme(DPD) which has been
taken up by the port has been taken into consideration to propose the

future development.

= The plotting and the transport corridors provided in the land use plan
are given so that enough flexibility to accommodate the variations in the

demand estimates which are likely to crop up in the future.
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» This flexibility is provided with the view that INPT can allocate plots to a

different industrial use as per the prevailing requirements in the future.

» This proposed land use plan should be revised after 5 years so that
adjustments can be made to the land use plan based on the progress in
implementing land use plan, prevailing market conditions and policy

changes if any.
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2 Project Background and Context

2.1 Context

Introduction to JNPT Port

The Jawaharlal Nehru Port Trust (JNPT) at Navi Mumbai (formerly known as
the Nhava Sheva Port) located within the Mumbai harbour on the west coast
of India, was commissioned on 26th May 1989. It occupies a place of
prominence among the major Indian ports. It is the second youngest and one
of the most modern major ports of the country. Though it was initially planned
to be a “satellite port” to the Mumbai Port with the purpose of decongesting
traffic at the latter, eventually it was developed as an independent port on its

own right and it became the country’s largest container port.

FIGURE 2-1 IJNPT MAP
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Being one of the oldest ports in India, the Mumbai port was proving to be
structurally inadequate to meet the requirements of modern cargo handling.
Shallowness of the channel, congestion of roads and railways through the
Mumbai city linking the port to its hinterland, as well as labour problems,
including over-manning, were among the major problems ailing the Mumbai
Port in the pre-reform days. As a result, the Port was simply incapable of
handling the expanding volume of modern cargo directed to the west coast
and there was an urgent need for a new port in the Mumbai region, which
eventually led to the birth of INPT in 1989.

The construction project of the port is considered to be one of the technical
marvels in the country, which was completed in a record time of just three-
and-half years on the marshy soil and, to upkeep the beauty of nearby
historical Elephanta Caves and surroundings, the management made use of
contemporary sophisticated instruments while doing away with rock blasting.
The land area in possession of the JNPT measures to 2,987 hectares with
enough back-up area ideally suited for developing additional facilities for

future maritime requirements of the country.

It was built with an investment of Rs.1,109 crores, out of which Rs.956.97
crores were obtained as loans from various funding agencies, with the World
Bank being one of the major contributors. Today JN Port is fully mechanised
port which uses latest technology in handling of cargo at the terminals and

presently handles about 40% of India’s container cargo.

Equipped with one of the most modern cargo handling facilities, JNPT has
been a pioneer in running its day-to-day operations with the help of
information technology (IT), including Electronic Data Interchange (EDI) and

Vessel Traffic Management System (VTMS).

JNPT enjoys very good road and rail linkages with its hinterland as well as
important business centres like Thane, Nashik and Ahmedabad, which

facilitate excellent port-industry interface. It is also characterized by highly
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automated and round-the-clock operations and has demonstrated enough

potential and capacity to develop India’s first major hub port.

Ever since its inception, JNPT has chartered India’s international trade to a
glorious course of success and achievements, breaking all records and
creating new benchmarks. It handled 64.03 million tonnes of total cargo during
the financial year 2015-16. The operating income for FY 2015-16 amounts to
Rs.1,508 crores compared to Rs.1,345 crores during FY 2013-14. The port
handled about 4.49 million TEUs in the FY 2015-16.

Today JN Port has already established itself as the major catalyst for the trade
& commerce in the country with a strong commitment to provide seamless
service to the customers & as the India’s prime facilitator of international trade

& logistics.

Port Highlights

= Certified with Environmental Management System ISO 14001:2004,
Information Security Management System ISO 27001:2013, Occupational
Health & Safety Management System OHSAS 18001:2007 and Quality
Management System ISO 9001:2008

» Port has formulated Safety Operation Procedure for Handling of Project &
Bulk Cargoes, safe handling of hazardous cargoes through flexible hoses
from vessels/ships berthed at Shallow Water Berths and to ensure that
reefer containers and atmosphere of the job are made safe and free from
any dangerous condition for safe completion of job which is being carried

out.
= Formulated Integrated Management System Policy
» Ranks 31st among the top 100 Container Ports in the world
» Handles 56% of India’s total containerized cargo

= Highly automated and computerized operations with Single Window
System
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= Equipped with the latest Vessel Traffic Management System (VTMS) to

track/monitor vessel movements ensuring safe navigation
= Spread over a land area of 2,584 hectares

= Served by 16 Container Freight Stations and over 23 Inland Container

Depots
= Well connected by National Rail/Road network
» |ndia’s No-1 Container Port
= 4.49 million TEUs handled in fiscal year 2015-16
» Quick turnaround time of 1.27days per ship.
= Aim to handle 10Million TEUs by 2022

= Aligning with the vision of eco-consciousness of the Ministry of Shipping,
JNPT is setting up a 25MW Solar Plant.

» Fourth Container Terminal garnered the largest FDI in India
» Port Based SEZ would be developed at an investment of 4000 crores.
Context for the project

Port trusts historically have used land available with them to establish various
activities which aid in increasing the efficiency or sustainability of the port
operations. The available land with the port is divided into inside custom bond
area and outside custom bond area. Land which is used for port operations
and for other activities which aid operations is treated as custom bond area
and all other lands are treated as outside custom bond area. The policy
framework of the Indian government regarding port lands have evolved over
the years to help major ports of the country to increase their income through
the lease, sale or licencing of port lands for commercial use. Time to time
changes in the policies were made to ensure course correction according to

the ground scenario.
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At the time of inception of JNPT in 1989, the land use of the ports was
governed by the section 34 of the major Port trusts act, 1963. As per the act,
any major port cannot lease or license land under its control for a period more
than 30 years without the approval of central government. The Schedule of
Rates (SOR) for the port lands was set by the committee formed by the port
as per the parliament public accounts committee 175" report of 1975. In the
notes of these schedules, there were some guidelines which were followed by

the ports for preparing the lease/license agreements.

Later, central government issued guidelines with respect to the land policy on

30" March 1992. The major aspects of the guidelines were:

» Lease rent of the port lands should be decided based on competitive

tender

»= Provisions should be made in the lease agreement providing for increase
in rent at a uniform rate every year with an option of revising the base after
every 5 years. The fixed percentage increase every year may vary from
Port to port depending upon factors like rate of appreciation of land values

in the particular port.

Subsequent government guidelines of 1995 on land management specified a
minimum of 5% escalation of lease rent every annum should be adopted.
JNPT has adopted an escalation of 10% in the leases granted by JNPT for
various private parties like RIL, IMC, GBC etc. for establishment of tank farms
within the port area. The following are some of the major aspects of these

guidelines

= The land within the custom bond area can be allotted on lease up to

maximum period of 30 years.

» The lease rent is to be charged based on the SOR with a provision to

change the base rate every 5 years.
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= A premium of 1 year rental has to be paid to the port at the time of

allotment.

= |Lease rates were prescribed by the port itself based on the guidelines of

major port trust act, 1963.

= Every port should have a comprehensive land use plan for the next 30
years and should be forwarded to the ministry for approval.This land use
plan should be revised every five years or whenever necessary with

approval from ministry.

Then in 2004 government issued land policy for major ports which was
applicable to all major port trusts except Mumbai and Kolkata. The policy was
silent on the preparation of land use plan by the port for allocation of lands.

The policy stated that

= Port trusts can make fresh allotment of lands within the custom bound
areas for activities directly related to port operations only on license basis

for a maximum period of 11 months.

» For custom bound areas, the port can change the base rate of lease every

five years.

» Allotment outside the custom bound areas can be made only on tender
basis up to a maximum duration of 30 years subject to board approval.
However, land allotments to government departments/CPSUs/SPSUs can

be made on nomination basis.

= Allotment of lands outside custom bound areas can be made for both port

related and non-port related activities.

= Any allotment which leases land for a period more than 30 years can be

done only upon approvals from central government.

» The lease/license rates should be as per the SOR issued by TAMP and is
to be reviewed every 5 years. The SOR should be arrived at by taking 6

percent of the market value of the plot as rent per annum.
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The purpose of the land use should reflect in the SOR rates.

Leasing should be done based on payment of upfront fee. In case this is
not possible, annual fee basis may be allowed. In case of annual lease,
port was required to keep 5 years rent (or) 25% of total lease rent for

duration of lease as security whichever is lower.

The lessee is expected to remove all structures at his own cost after expiry

of license.

A new port land use policy 2010 was issued by government which was

applicable to all the major ports and Ennore port except to land related to

Gandhidham township of Kandla port trust. It is also applicable to all BOT

projects taken up by these ports. The important aspects of the policy which

are different from the 2004 policy are as follows

Every major port trust should have a land use plan approved by board and

the same should be communicated to Government of India.

Allotment of land within custom bond areas for permanent structures is not
allowed. Chairman can allow medium term lease for 10 years for temporary

structures.

If the land outside custom bond areas are licenced, the same shall be

governed by the conditions used for custom bond areas.

Allotment of land outside custom bond areas on nomination basis for
institutions other than government departments, CPSUs/SPSUs should be

made with ministry’s approval.

Fresh leases and renewals beyond 30 years and for a maximum period of
99 vyears, to be finalised by an Empowered Committee comprising
Secretary (Shipping), AS&FA (Shipping), JS, Ministry of Finance and

concerned Adviser of Planning Commission

The lease agreement to have a clause which allows the lessee to

surrender the lease with a prior notice of three months.
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Port land policy guidelines for major ports 2014 was issued by government
which was applicable to all the major ports and Kamarajar port limited except
to land related to townships of Kandla, Mumbai and Kolkata ports. The
important aspects of the policy which are different from the 2010 policy are as

follows.

» Land should be leased only in accordance with the Land use plan and the
land use plan prepared for every port should be reviewed once in five

years

» Land allotment within the custom bond areas for duty free shops,

communication centres etc. can be given for 5 years by board.

» In custom bond areas allotment, should be made by inviting competitive

tenders, resorting to nomination basis only in exceptional cases.

= Qutside custom bond areas allotment should preferably be made on lease
basis. However, licencing can also be allowed after recording the reasons

for the same.

» Land outside custom bond areas can be allocated to joint ventures of
CPSUs/SPSUs with private parties on nomination basis, provided that the

CPSUs/SPSUs, state authorities have majority shareholding in the JV.

» The allotment to private parties should be made on tender basis only with a
reserve price worked out by land allotment committee of the port and

approved by port trust board and by TAMP.

= The policy does not speak anything on whether the leasing should be done

on upfront fee or annual fee basis.

= The policy does not mention anything on the duration after which the port

can change the base of the lease rent.

Comptroller and Auditor general of India has conducted performance audit on
land management in Major ports and the report was issued in 2015. The audit

was conducted to ascertain the adherence of the ports to various policies and
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guidelines issued by the government from time to time. In the report, it was
stated that there is some ambiguity in implementing the policies and

guidelines due to some instances as given below

= Methodology to regulate allotment involving construction of permanent

structures in the custom bond area

= Absence of defining end-use of land to fix the lease rate in various zones of
the port.

= Unauthorised occupancy was not clearly defined

» in cases where approval for renewal of leases after its expiry were pending
with the Ministry, the policy guidelines did not indicate how the period of

lease after expiry would be treated till the approval is obtained.

» policy guidelines did not stipulate whether execution of lease agreement

was essential in all cases to ensure legal enforceability of port’s rights.

» policy guidelines did not insist on standardized format for lease to ensure
uniformity and satisfy that all essential terms and conditions were factored

in the agreement.

= The policy guidelines of 2004 did not indicate whether it superseded the
guidelines of 1995.

= Ministry did not indicate the period within which the policy guidelines will be

reviewed.

= A revised policy guideline was issued in January 2014 elaborating the
procedures relating to allotment of land, but it did not specify whether it
superseded 2010 policy or not. To this the ministry has clarified that
covering letter sent to the ports clearly mentions that the new guidelines
superseded the earlier guidelines and in future this would be covered in the

preamble of new guidelines.

JNPT, by its position as the premier container port in India with vast hinterland

connectivity is a very suitable place for establishment of CFSs and other
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logistics based units within its premises. But, over the years, majority of CFSs
which serve JNPT have been established outside JNPT in the immediate
neighbourhood in places like Uran, Panvel etc. where land is allocated by

CIDCO and is favoured by companies because of the following reasons

= CIDCO allocates land on nomination basis.

= CIDCO can award lands for a lease period of more than 30 years. For
allocating land for 30 years JNPT must get permission from the central
ministry which causes huge delays which are generally not acceptable to

the interested party.

= The lease rent of CIDCO is lesser than that of INPT as JNPT cannot go
below the rates of CIDCO as directed by TAMP.

To overcome shortcomings in the existing land use policies, government is
planning to bring in “The port authorities act of 2016” to replace the major port
trusts act of 1963. This act is expected to give the major ports more autonomy
and flexibility in their governance. If properly administered, such a policy can
help ports to leverage the value of lands available with them to sustain

themselves in the present competitive environment.

The new initiative “Sagarmala” by the central government is expected to bring
the focus on the ports as the growth engines and drivers of economic activity

in the coastal region.

In this context, JNPT intends to revise its earlier land use plan of 2005 and
prepare a new land use plan that abets the port in the optimum realization of
the demand for the land which arises due to new policy initiatives mentioned

above.

2.2 Objectives of the present report:

In view of the above context, following key objectives have been addressed in

the report:
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= Study of the existing land use and vacant land

= |dentification of port related activities/industries which can help develop a

sustainable port

= Having consultation with all the stakeholders such as terminal operators,

industries, JNPT port officials,

= To establish land use development priorities for the Port Trust, and to
provide a road map to capitalize on the use of the port's land and
identification of area for various cargostorage, Industries and other
purposes, including additional land requirement if any, based on the traffic

projections in the business report.

» Preparation of detailed Land Use plan covering the above aspects to

enable the port for effective utilization of land under its control.

2.3 Activities performed in preparation of the report:

The key activities followed in preparing the Report are:

» Review of existing documents: We have reviewed existing documents
and also went through all the reports and other documents for study and
keeping backup information such as Sagarmala Report, KPMG Business
Plan for INPT, CZMA Plan- 2005 and AECOM Traffic Report-2016.

» Field visits: We made several visits in the vicinity of the Port to
understand the ground situation and potential measures that can be taken.
Several technical team members including our experts in environmental
management and other expert visited the port area.

» Undertook study of proposed development plans of other
development authorities: We have considered and studied the Dedicated
Freight Corridor (DFC) which is under development by Railways and Delhi
Mumbai Industrial Corridor (DMIC) development of SEZs.

» Preparation of existing land use pattern:After completing the above set

of activities we prepared the existing land use plan map.
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» Meeting with key stakeholders: Detailed consultations was conducted
with various stakeholders like JNPT, concern Government departments,
industries, companies, importers, exporters, potential investors/BOT
operators of JNPT and key people who have the background of in the
sector, etc. with specific deliberations on project proposals and receive
opinions. We also discussed the opportunities and constraints for the
present and future development and operation of the port and ascertain the
present and future industrial and commercial needs with reference to
traffic, methods for handling, stores, transportation and land requirement.

» Studied other development projects of JNPT: We studied various
development projects like Development of Eco parks, road network up
gradation and development of SEZ. This has helped understand the
current situation and what JINPT wants to develop in near future.

» Traffic analysis: We did traffic analysis through secondary data sources
such AECOM traffic report, Sagarmala report et.. and through them did our
own traffic projectiosn till year 2035.

» Studied Government guidelines: We had studied all the relevant
guidelines issued by Pollution Control Board, Government of Maharashtra
and other departments regarding safety control, coastal zone regulation,
handling & storage of cargo terminals and land use.

» Finalization of land use plan: We have finalized land use plan for optimal
utilization of land and water front areas by applying zoning principles of
national and international standards for allocating areas for hazardous,
non-hazardous liquid bulk, dry bulk etc. We also complete effective and

profitable use of land with safety measures.
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Exhibit 2:

Review of the existing >

documents

= We have reviewed
Sagarmala Report,
KPMG Business Plan
for INPT, CZMA
Plan- 2005 and
AECOM Traffic
Report-2016

= Studied proposed
development plans
such as DFCC,
CIDCO & NAINA

= Met shipping
companies/logistic
companies/terminal
operators for current
shipping trends, land
requirement and their
expansion plans

Port analysis

Conducted field visits
in the vicinity of the
Port

Analyzed future road
network up gradation
at INPT

Analysis of various
environmental
parameters

Traffic analysis

Study relevant
Government
guidelines on port
policy and
environment

steps undertaken to prepare the rep

Drafting
potential land
use plan and
discussion with
Stakeholders

Preparation of draft -
potential land use plan
for INPT

For second round of =