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Introduction to Affordable Housing

Definition:
▪ Affordable housing addresses the needs of 

Economically Weaker Sections (EWS), Lower 
Income Groups (LIG), and Middle-Income Groups 
(MIG).

▪ Ensures affordability across all stages: 
construction, operation, and maintenance.

▪ Affordability is defined as five times the annual 
household income.

Scope:
▪ Aims to mitigate high land and housing costs in urban 

areas.
▪ Adopts a dual approach:

o Supply-side measures: Enhancing land 
availability and incentivizing Floor Space Index 
(FSI).

o Demand-side measures: Offering subsidies and 
financial support to beneficiaries.

EWS LIGEWS LIGEWS LIG

Size of 
the House

(Sq.m)

Housing
Price

(₹ in lakh)

Household
Income
(₹ in lakh)

Affordability 
Criteria

GOI 30 60 3 3-6 --- ---

KARNATAKA 30 50 --- --- 7-10 15

GUJARAT 30 50 3 3-6 --- ---

RAJASTHAN 30 50 --- --- 4-6 6-10

MAHARASHTRA 30 60 6 9 --- ---

The Housing Department, GoM has defined the criteria for affordable 
housing through the published GR No. PMAY-2019/ No. 126, dated 16th 
March 2023.
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Key Challenges and Need for Affordable Housing

Rapid Urbanization & Population Growth: Rising demand for housing due to increasing urban migration.

Limited Land Availability: Scarcity of land for affordable housing projects.

High Construction Costs: Material and labor costs impacting affordability.

Slum Rehabilitation Needs: Large-scale redevelopment required for urban slums.

Inadequate Infrastructure & Financial Constraints: Lack of essential utilities and financing options.

COVID-19 Impact: Increased housing insecurity and demand for affordable housing options.
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V

Inclusive Housing & Integrated Township Policy

Inclusive Housing (UDCPR Clause 3.8.2)

 Mandatory Affordable Housing Component

❑ Developers must reserve 20% of residential projects (above 
a certain size) for affordable housing.

❑ Ensures social mix and prevents segregation of low-income 
groups.

 Incentives for Developers

❑ Additional FSI (Floor Space Index) and premium relaxations 
for compliance.

❑ Promotes participation from private developers.

 Impact

❑ Creates scattered affordable housing across urban areas.

❑ Enables access to better infrastructure, education, and jobs 
for lower-income groups.

 Expected Houses : 2,00,000

Integrated Township Policy (UDCPR Chapter 14) & Its Role 
in Affordable Housing

 Planned Urban Expansion

❑ Large-scale townships (100 acres) reduce pressure on congested 
cities.

❑ Encourage self-sustained communities with affordable housing, 
jobs, and amenities.

 Affordable Housing Mandate

❑ 15% FSI is reserved for social housing, of which 25% for EWS & 
75% can be used for LIG

❑ Supports public-private partnerships for large-scale development.

 Infrastructure & Connectivity

❑ Ensures access to transportation, schools, healthcare, and 
employment hubs.

❑ Promotes walk-to-work and livable environments.

 Impact

❑ Reduces slum proliferation by providing formal housing options.

❑ Supports Maharashtra’s housing for all vision under PMAY & state 
policies.
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DCPR 33(5) Development/Redevelopment of Housing Schemes of (MHADA) 

Purpose : 
DCPR 33(5) provides special regulations for the reconstruction or redevelopment of MHADA housing colonies, offering incentive FSI to make 
such projects financially viable.

Tenements received as Sale Component: 46,530

Tenements received by MHADA: 20,680

FSI for New Housing

Rehabilitation Entitlement

Incentive FSI

FSI Sharing

Development Cess: 

Key Highlights: FSI for New Housing: 3.0 (up to 4.0 for plots ≥4000 sq.m on 18m+ roads), at least 60% of built-up area reserved 
for EWS/LIG/MIG

Redevelopment FSI: 3.0 (up to 4.0 for larger plots), 

Rehabilitation Entitlement: Existing area + 35% (Min 35 sq.m), Additional carpet area between 15%-45% for plot 
between 4000 Sq.m. to 10 Ha 

Incentive FSI: 40%-70% based on Land Rate/Construction Cost Ratio

FSI Sharing: 30%-45% Society, 55%-70% MHADA (free of cost)

Development Cess: 7% of Land Rate (ASR) for extra FSI

51% Consent Rule: Non-cooperative members must vacate (MHADA Act 95A)

Special Rules for Slum Areas: 300 sq. ft. tenement for eligible slum dwellers



6

DCPR 33(7): Revitalizing Mumbai's Cessed Building through Redevelopment

Purpose : 
Structural repair and redevelopment of cessed buildings in Mumbai's Island City, highlighting the regulatory framework, benefits, and 
implementation process.

• Total Reconstructed Tenements by MHADA – 36,386

• Total Reconstructed Tenements by Private Developer/ NOC Holder – 27,419

• Total tenements received at surplus area - 2,010

FSI for Redevelopment

Rehabilitation Entitlement

Development Cess

Key Highlights: FSI for Redevelopment: 3.0 or FSI for rehab + incentive (50%-70%)

Rehabilitation Entitlement: 300-1200 sq. ft. units for eligible tenants

51% Tenant Consent Rule: Required for redevelopment approval

Development Cess: 100% of charges or ₹5000/sq. m for extra FSI

FSI Sharing: 2:1 between MCGM & Society OR compensation in cash

20% of Incentive FSI: Allowed for commercial use

Slum Redevelopment: Eligible slum dwellers get 300 sq. ft. homes

Transit Camps: Must be demolished post-redevelopment
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DCPR 33(10) - Mumbai Slum Rehabilitation

Purpose : 
key provisions of DCPR 33(10) that governs Mumbai's slum rehabilitation initiatives, highlighting the regulatory framework, incentives for 
developers, benefits for slum dwellers, and the overall impact on urban renewal in Mumbai.

Completed & Handover Tenements till date: 2,70,447

Incentives 

650 tenements 

TDR for sale

Key Highlights: On-site transformation - Slum dwellers rehabilitated at original location to minimize displacement and preserve 
community ties

Incentives - Attractive FSI bonuses including 5% commercial FSI for implementing agencies and additional FSI 
for social infrastructure

Density optimization - Mandates 650 tenements per hectare to maximize housing while maintaining livability 
standards 

Market-based financing - Unused FSI convertible to TDR for sale, creating economic viability without 
government funding

Regulatory flexibility - Special concessions on open space requirements and accommodation of existing non-
conforming activities
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DCPR 33(20) - Affordable Housing (AH)/Rehabilitation & Resettlement (R & R)

Purpose : 
The development of Affordable Housing (AH) and Rehabilitation and Resettlement (R&R) tenements on private and non-government plots in 
Greater Mumbai. This section aims to incentivize developers to construct housing for Project Affected Persons (PAPs) by offering increased 
Floor Space Index (FSI) and other benefits.

Increased FSI 
Allowance:

• Island City: Up to 
3.0 FSI with 63% 
saleable 
component and 
37% PAP 
tenements.

• Suburbs and 
Extended Suburbs:
Up to 4.0 FSI with 
50% saleable 
component and 
50% PAP 
tenements.

Sale Component & 
Transfer of 

Development Rights 
(TDR):

• Developers can sell 
a portion of the FSI 
generated.

• TDR can be utilized 
for unconsumed 
sale FSI, with 20% 
released after the 
complete handover 
of AH/R&R 
tenements to the 
Municipal 
Corporation of 
Greater Mumbai 
(MCGM).

Handover Process:

• PAP tenements 
must be handed 
over free of cost to 
MCGM.

• Occupation 
Certificate for sale 
portions is issued 
only after 
handover.

Location Flexibility 
& Plot Clubbing:

• PAP tenements 
can be relocated 
within a 5 km 
radius in the same 
or adjoining wards.

• Plot clubbing is 
allowed, enabling 
multiple owners to 
combine plots and 
distribute sale and 
PAP components 
efficiently.

No Premium for 
Fungible Areas:

• No premium is 
charged for 
fungible 
compensatory 
areas in PAP 
tenements.

• Premiums may 
apply to the 
developer’s share 
of saleable areas 
as required.

Developer 
Relaxations:

• Parking 
requirements can 
be relaxed based 
on Regulation 
33(11).

• Infrastructure and 
open space 
requirements can 
be relaxed by up to 
10%.

Key Highlights : 
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Government Resolution on Project-Affected Persons (PAP) Tenements

Purpose : 
Address delays in infrastructure projects in Mumbai due to the lack of timely rehabilitation for project-affected persons (PAPs).

Key Decisions:
• Need for 50,000 PAPs and 2,20,000 tenements.
• Authorities to prepare 15-year action plans for tenement construction.
• Amend regulations to facilitate construction and distribution.

Distribution Strategy: Prioritization

Allotment Conditions

Allotment Conditions

Financial Aspects:

Prioritization Based on public interest and availability.

Online system for transparent distribution.

Tenements provided in same or adjacent wards/zones.

Allotment 
Conditions:

Validity: 45 days.

Tenements non-transferable for 5 years.

Rs. 40,000/- reserve fund for maintenance.

Financial Aspects: Rs. 25 lakhs compensation for project victims instead of tenements.

Financial burden on concerned authorities.

PAP Tenements received till date :  97,641
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State Incentives for PMAY(U)

V Financial Benefits
• 50% concession in joint measurement charges
• Rs. 1000 stamp duty for EWS/LIG beneficiaries
• Rs. 2 lakh subsidy for construction workers under Maharashtra Worker Welfare Board

V Permissible FSI 2.5 in residential areas and 1.0 in green zones / NDZ

V Land Allocation Government land at Rs. 1 per sq. m. for Government agencies like MHADA, MahaHousing, RDAs etc.

V
Approval and 
Regulations

• Single-window clearance in 60 days
• Provisions from UDCPR-2020 and DCPR-2034 apply to EWS housing
• Documentation process streamlined for land acquisition
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State Incentives for PMAY(U) 2.0

V Financial Benefits
• 50% concession in joint measurement charges
• Rs. 1000 stamp duty for EWS/LIG beneficiaries
• Rs. 2 lakh subsidy for construction workers under Maharashtra Worker Welfare Board

V
Enhanced 
Permissible FSI

3.0 in residential areas and 1.0 in green zones / NDZ

V Land Allocation Government land at Rs. 1 per sq. m. for Government agencies like MHADA, MahaHousing, RDAs etc.

V
Approval and 
Regulations

• Single-window clearance in 60 days
• Provisions from UDCPR-2020 and DCPR-2034 apply to EWS housing
• Documentation process streamlined for land acquisition

V
Additional 
Incentives

• Free sand or up to 5 brass for EWS housing construction
• No Premium / development charges for BLC houses; Installment-based Premium/ development 

charges for AHP projects
• Income limit for EWS: ₹6 lakh (Metro Cities), ₹4.5 lakh (rest of Maharashtra)
• Incentives for solar rooftop, green building certification, and innovative social initiatives

V
Regulatory & 
Administrative 
Reforms

• Land bank creation for affordable housing
• Exemptions from NA certificate for BLC lands
• Affordable housing reservations in master plans
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State Incentives for PMAY(U) 2.0

Sr. No. Particular of Subsidy & Incentives BLC
AHP ARH

< 1000 Houses > 1000 Houses < 1000 Houses > 1000 Houses

1 Center Subsidy 1,50,000 1,50,000 1,50,000 - -

2 State Subsidy 1,00,000 1,00,000 1,00,000 - -

3 TIG Center - 30,000 30,000 90,000 90,000

4 TIG State - 15,000 15,000 60,000 60,000

5 Solar Rooftop 5,000 10,000 12,000 10,000 12,000

6 Innovative Ideas (Skill Center etc.) - 500 500 500 500

7 Green Building Certification - 15,000 15,000 15,000 15,000

8 Registered Construction Worker 2,00,000 2,00,000 2,00,000 2,00,000 2,00,000

Total 4,55,000 5,20,500 5,22,500 3,75,500 3,77,500

Center (Mandatory) State (Mandatory Additional Incentives by State
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Ray Nagar Affordable Housing Project (1/3)

• One of the World’s largest Affordable housing 
project with 30,000 Affordable Housing Units.

• Located on 365 acres in Kumbhari Village, 
Solapur (3 km from Solapur Corporation limits).

• Serves unorganised urban workers (Textile & 
garment sector workers, beedi workers, etc.).

One of the Largest Housing Initiative 
Globally

• Total Cost: ₹1,827.56 Cr (₹1,500 Cr for Housing, 
₹327.56 Cr for Infrastructure).

• Bhoomi Poojan by Hon. PM on Jan 9, 2019. 
Construction began on Feb 25, 2019.

Project Milestones

• First Phase: 15,024 houses completed and 
handed over on Jan 19, 2024.

• Second Phase: 14,976 houses to be completed 
by Dec 2024.

Project Impact
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Ray Nagar Affordable Housing Project (2/3)

RAY Nagar 

as hub of innovation

Sustainability Innovation Technology Convergence State assistance

Rooftop solar 
installation along 

with the other 
sustainability 
parameters

Monolithic 
concrete 

construction 

Skill development 
centre 

Digital address 
system 

PM Vishwakarma,  
AMRUT, 

Revamped 
Distribution Sector 

Scheme (RDSS)

Providing funds 
for infrastructure 

development, 
solar, water, and 
other essential 

works.
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Ray Nagar Affordable Housing Project (3/3)

Solar City Concept: Rooftop solar installations for 
environmental sustainability and lower electricity 
costs.

Cost : 23.64 Cr

Providing funds for infrastructure development, 
solar, water, and other essential works.

Cost : 224.92

Convergence various Center & State Scheme to 
uplift EWS beneficiaries under project.

Skill Development: Solapur University’s Satellite 
Incubation Center is on-site for skill training.

Cost:  4.5 Cr

Technological advancements: Monolithic concrete 
construction using aluminium formwork is the first 
large-scale project to use this innovative 
technology.

Digital Transformation through Digital Address 
System: Allocates a digital address to each 
household, supporting efficient delivery of 
government schemes.

Cost : 27 Lakh

InnovationSustainability
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Other Provisions Supporting Affordable Housing in Maharashtra

Urban Reforms

• State Housing Policy-backed 

Incentives for specifically for 

Affordable Housing 

• Additional FSI, tax benefits, 

and reduced premiums for 

affordable housing projects.

• Emphasis on public-private 

partnerships (PPP) to scale 

up housing supply.

• Strengthens housing 

accessibility for EWS, LIG, 

and MIG categories.

Single-Window System

• Fast-track Approvals with 

Minimal Compliance

• Online platform for 

approvals across multiple 

departments.

• Reduces procedural 

bottlenecks for quick 

project execution.

• Ensures faster housing 

delivery at lower 

administrative costs.

Environmental 
Clearances

Rental Housing 
Segment

• Encouragement through 

Maharashtra Rent Control Act

• Reforms to unlock vacant 

properties by addressing rent 

control issues.

• Incentives for developers to 

create rental housing stock.

• Supports migrant workers, 

students, and urban poor with 

affordable rental options

• Time-bound Approvals

• Simplified approval process 

for affordable housing 

projects.

• Special fast-track clearance 

for projects under PMAY(U) 

& integrated townships.

• Reduces project delays, 

lowering costs for 

developers & homebuyers.
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Innovative Development Models

Cluster Redevelopment:

• Develop underutilized areas 
through integrated, high-density 
housing blocks.

• Urban renewal, creating compact 
neighborhoods, and enhancing 
communal amenities.

• Better land use, easier 
management of infrastructure and 
utilities, faster completion timelines

Rental Housing Models:

• Develop integrated townships in a 
self-sustaining environment

• Walk-to-Work : Ensuring proximity 
to workplaces and reducing 
commute time and costs

• Key Benefits: Reduced commuting, 
a better quality of life, and eco-
friendly urban development

Growth hubs along the 
Highways and mega 
infrastructure projects:

• Develop affordable housing units 
adjacent to various economic and 
growth hubs along highways and 
industrial corridors

Green field development 

Cater to the housing demand of an 
expanding industrial and service 
sector workforce.

Transit-Oriented 
Development (TOD):

• Creation of Affordable Housing 
zones in TOD

• Provision of additional FSI in TOD 
areas 

Mandatory reserved units for EWS 
and LIG households

• Discount on premium FSI charges

• Encourage mixed-use affordable 
housing near transit hubs for better 
accessibility."
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Digital & Data-Driven Approaches - State Housing Information Portal (SHIP) 

• Integration of data of all Housing schemes of all 
departments up till now,

Legacy 
Scheme

Ongoing 
Scheme

Data 
bank

SHIP 
Data 
Bank

Beneficiaries 
Details,

Geo-Tagged 
Houses

Financial 
Allocation/ 
Transaction

District-wise 
Land bank 

Geo-tagged List 
of Vacant 
Houses

All laws, rules, 
decisions

Project 
Monitoring

D
is

tr
ic

t 
L

a
n

d
 b

a
n

k

MIDC

MSRDC

Reserve land from RDAs

Land Available under ULC 
regulation

Collector Land

Government/Semi 
Government Land

SHIP

Government of 
India (PM 

GatiShakti)

MahaRERA
International 

Benchmarking

Best Practices
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Social and Environmental Sustainability

Green Building Incentives:

• Encourage the use of sustainable construction materials and energy-efficient 
designs.

• Additional Incentives under PMAY(U) 2.0

Community Participation:

• Engage local communities in project planning and execution.

Skill Development & Livelihood Integration:

• Link housing projects with skilling and employment programs.

• Additional Incentives under PMAY(U) 2.0
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Research Center for Sustainable Development

• To pioneer innovative and sustainable solutions for affordable housing that address social, environmental, and economic 
challenges

Vision 

• Green Building Technologies: Research in energy-efficient and eco-friendly construction materials and methods.

• Sustainable Urban Planning: Strategies for integrating affordable housing within sustainable urban ecosystems.

• Affordable & Resilient Housing Models: Developing housing designs that are cost-effective, disaster-resilient, and climate-
adaptive.

• Inclusive Development: Ensuring equitable housing access for economically weaker sections while promoting community 
development.

Key Focus Areas

Drive innovation in affordable 
housing with a sustainability 

focus.

Foster 
collaboration 
with industry, 

academia, and 
government 

bodies.

Generate data-
driven insights 

for policy 
recommendatio

ns.

Promote 
capacity 

building and 
skill 

development in 
green 

construction 
practices.

Impact

- Long-term sustainability in 
the affordable housing 
sector.

▪ Improved quality of life and 
reduced environmental 
footprint.

• Contribution to national 
goals in affordable housing 
and sustainabilityObjectives
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Skill Center/Center of Excellence (CoE) for Affordable Housing

• Technical Skill development 

• Project management and execution

• Sustainability and green practices 

• Policy and compliance training 

Key focus areas

• Certification Programs

• Industry partnerships

• Research and Innovation lab

• Best practices and knowledge sharing 

Offerings 

• Skilled workforce

• Enhanced project quality 

• Sustainable growth

• Collaboration

Outcomes

Establish a hub for capacity building, skill enhancement, and best practices 
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Corpus Fund for Affordable Housing Projects

• Affordable housing initiatives require substantial 
funding to meet the growing demand in urban 
areas, particularly in the MMR (Mumbai 
Metropolitan Region).

Challenge 

• Kick off the cycle of investments in economically 
less attractive sites for slum rehabilitation and 
redevelopment 

• To support infrastructure development, 
including roads, sanitation, and green energy.

Why 20,000 Cr ? 

• Central and state government allocations 

• Private investments through real estate trusts 
(REITs) and Infrastructure Investment Trusts 
(InvITs).

• Institutional funding from banks, multilateral 
agencies (World Bank, ADB), and CSR initiatives.

Sources of funding 

20,000 Cr is required as VGF for economically less attractive sites
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Creation of Land Bank for Affordable Housing

Central Government Lands:
• Lands owned by Railways, Defense, and PSUs.

• Prioritize redevelopment of surplus land parcels for affordable housing projects.

State Government Lands:
• Underutilized land parcels under the State Housing Department and other departments.

• Focus on converting surplus land into housing zones.

MIDC Lands:
• Lands under MIDC marked as non-industrial or unused.

• Opportunity to develop mixed-use affordable housing zones near employment hubs.

Transit Lands (MSRDC):
• Lands under MSRDC near major transit corridors.

• Utilize for housing projects integrated with transport infrastructure.

Urban Local Body (ULB) Lands:
• Municipal Corporation-owned lands earmarked for urban development.

• Include encroachment-free zones for slum rehabilitation and affordable housing.

Other Government Institutions:
• Lands with agencies like MMRDA, MHADA, and port trusts.

• Collaborate with stakeholders to repurpose surplus land for public housing.
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Enhancing Affordable Housing Through Private Sector Participation in Maharashtra

Closing the 
Housing Gap 

Accelerating 
affordable 

housing 
supply with 

private 
sector 

investments.

Innovation & 
Efficiency – 
Leveraging 

financial and 
technical 

expertise for 
cost-

effective, 
high-quality 

housing.

Strengthening 
PPP Models – 
Driving large-
scale projects 

through 
public-private 
collaboration.

Policy & 
Incentives – 

Enabling 
private 

participation 
through 

reforms, tax 
benefits, and 

fast-track 
approvals.

Financial 
Support for 
Vulnerable 
Groups – 
Targeted 

subsidies for 
EWS/LIG 

beneficiaries 
to boost 

accessibility.

Regulatory 
Ease – Single-

window 
clearance 

and 
simplified 

land 
documentati
on for faster 

project 
execution.

Sustainable 
Housing 

Solutions – 
Promoting 

green 
building 

practices, 
solar 

rooftops, and 
eco-friendly 
materials.

Inclusive & 
Rental 

Housing – 
Ensuring 
EWS/LIG 

reservations 
and 

structured 
rental 

support 
policies

Affordable housing is not just a social necessity but an economic opportunity. Maharashtra’s policy framework, incentives, 
and digital tools make it a profitable and impactful sector for private investment.
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PAP-Key Decision
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PAP-Prioritization
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PAP-Allotment Conditions
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PAP-Financial Aspects
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33(5)- FSI For New Housing 
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33(5)- Rehabilitation Entitlement
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33(5)- Incentive FSI
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33(5)- FSI Sharing
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33(5)- Development Cess
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33(7)- FSI for redevelopment
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33(7)- Rehabilitation Entitlement
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33(7)- Development Cess
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33(10)- Incentives 
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33(10)- Density
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33(10)- TDR for Sale
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