NOD TO BUILD
BESIDE NATURE
BUT AT
WHAT COST?
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For twelve months, the Mumbai Metropolitan Region — India’s most
vital housing market — was frozen by a jurisdictional deadlock no one
saw coming. Projects worth X2 lakh crore stalled, government coffers .
lost ¥80,000 crore, and 2.1 lakh livelihoods were disrupted — not by an
economic crash, but by a gap in the city’s approval system. On August 6,
2025, the Supreme Court broke the deadlock, restoring State authority to
clear most urban housing projects. But the verdict is only the beginning.
What Mumbai does next will determine whether this was a lost year or the
turning point that forced the city to build a system as strong as its skyline.

An Analysis By
RONITA D’'SOUZA
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WHEN THE
PAUSE ENDED

Supreme Court verdict restores State authority,
ending Mumbai'’s year-long housing freeze.

On August 6, 2025, the Supreme Court delivered a judgment
that effectively ended one of the most disruptive episodes
in the history of Mumbai's real estate market. In a clear and
decisive ruling, the Court upheld the MoEFCC'’s January 29,
2025 notification, confirming that all Category 8(a) projects
— building and construction between 20,000 and 1,50,000
square metres — could be appraised and approved by State
Environment Impact Assessment Authorities (SEIAAs), even
if they fell within five kilometres of an Eco-Sensitive Zone
(ESZ).

This verdict overturned a year-long procedural deadlock
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that had stalled over 480 projects across the Mumbai Met-
ropolitan Region (MMR), collectively valued at 32 lakh crore.
These projects — representing an average size of 3400 crore
each — were frozen since August 9, 2024, when the NGT Bho-
pal Bench applied the General Conditions clause of the EIA
Notification, 2006, to real estate. This meant that any large
project within 5 km of an ESZ required clearance from the
Central Ministry of Environment, Forest and Climate Change
(MoEFCC), not the State.

In the context of MMR — where over 90% of developable
urban land lies within such proximity to mangroves, the
Sanjay Gandhi National Park, or other protected zones —
the ruling effectively shifted almost every major project to
central jurisdiction. The problem: the Centre had neither the
capacity nor the framework to process this volume of urban
housing proposals.

The result was a total approvals freeze. The State SEIAA
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could no longer clear projects, the Centre could not opera-
tionally handle them, and the industry’s appeals for transi-
tional mechanisms went unanswered. The MoEFCC's Janu-
ary 29, 2025 attempt to restore State authority was stayed by
the Supreme Court in February 2025 following a PIL from an
environmental group, prolonging the paralysis.

Over twelve months, the consequences cascaded:
m 380,000 crore in lost government revenue (stamp duty, reg-
istration fees, GST, premiums).
W 2.1 lakh jobs disrupted across construction and allied in-
dustries.
W A year’s worth of housing launches wiped from the market,
constricting supply and pushing prices upward in several mi-
cro-markets.

The August 6 verdict breaks this deadlock. For projects in
the 20,000-1,50,000 sgm range — which constitute a major-
ity of Mumbai’s new housing supply — the approval bottle-

Economic Fallout due to Environmental
Policy Paralysis

AN\
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Job Disruption

Housing

2.1 lakh jobs Launches
disrupted in

A year's worth of
construction.

Housing launches
wiped from the
market.

neck is gone. Developers can now resume the environmental
clearance process at the State level, SEIAA can begin clear-
ing the massive backlog of files, and projects paused at the
brink of launch can finally move forward.

“This verdict has not just lifted a legal stay — it has lifted
the weight off an entire industry’s shoulders,” says Boman
Irani, Chairman, CREDAI National. “We can now focus on de-
livering homes, generating employment, and contributing to
the economy, while continuing to uphold the highest environ-
mental standards.”

The challenge now shifts from legality to execution:

B How fast can SEIAA process a year's worth of pending cas-
es?

®m How will developers manage a compressed launch cycle
without saturating demand?

B And can the city recover from the lost momentum before
the economic and reputational scars deepen further?

e

“The Supreme Court's verdict is far
more than a legal resolution — it is a
reaffirmation that clarity in governance
is the bedrock of economic progress.
For a year, the industry operated in the
shadows of uncertainty, with capital
locked, jobs stalled, and homebuyers
waiting for promises to materialise.
Today, that fog has lifted.

This moment is about more than
resuming projects; it's about restoring
the confidence of every stakeholder
— from the migrant worker who left
the city because work dried up, to the
young family who postponed booking
their first home, to the supplier whose
orders vanished overnight. We now
have the opportunity to rebuild not only
our timelines and balance sheets, but
also the trust that is the true currency
of the housing sector. And we must do
it with an unwavering commitment
to environmental
stewardship.”

.

Boman Irani,
Chairman,
CREDAI National
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THE FREEZE ANATOMY
OF A PARALYSIS

How a procedural shift triggered a ¥2 lakh crore stand-
still in India’s most active housing market.

The freeze that gripped Mumbai's real estate sector for a full
year was not the result of a market collapse or a financial
crisis. It was the product of regulatory displacement — a sud-
den reallocation of environmental clearance authority that
the system was unprepared to handle.

On August 9, 2024, the NGT Bhopal Bench issued an or-
der interpreting the General Conditions of the EIA Notifica-
tion, 2006, to mean that any construction project above
20,000 square metres, if located within five kilometres of an
Eco-Sensitive Zone (ESZ), must obtain clearance from the
Central MoEFCC rather than the State SEIAA.

In theory, this was not a new requirement — the General
Conditions had always existed. In practice, it had never been
applied to urban real estate at this scale, particularly in met-
ropolitan regions where ESZs are geographically interwoven
with developable land.

With no transitional guidelines in place, the Maharashtra
Government halted approvals entirely. Developers attempt-
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ing to apply directly to the Centre found no operational path-
way to do so. The result was a jurisdictional vacuum — pro-
jects could not move forward because no authority was in a
position to process them.

For the industry, this was not merely an administrative in-
convenience. Projects in the final stages of pre-launch lost
marketing momentum. Financing structures tied to mile-
stone-based disbursements stalled. Labour contracts were
suspended. Allied industries — from cement and steel sup-
pliers to logistics operators — saw orders vanish.

The crisis deepened in November 2024, when the MoEFCC
released a draft amendment aimed at restoring State author-
ity for most urban real estate projects. The draft faced imme-
diate opposition from certain environmental groups, leading
to prolonged deliberation.

In January 2025, the MoEFCC issued its final notifica-
tion, formally removing the General Conditions requirement
for 20,000-1,50,000 sgm projects and reinstating SEIAA
jurisdiction. This should have ended the freeze. Instead, it
triggered another legal intervention — a petition before the
Supreme Court challenging the change as a dilution of envi-
ronmental safeguards.

On February 24, 2025, the Supreme Court issued an interim
stay on the notification, effectively reinstating the paralysis.



By mid-2025, the consequences
In the Mumbai Metropolitan Region, were visible across the MMR
this interpretation had an immediate
and overwhelming effect

Developers carrying the cost of
land, finance, and preparatory
work with no revenue inflow.

N
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Projects worth hundreds Buyers finding fewer and

of crores each sitting idle fewer new launch options,
Over 90% : The State despite being fully com- pushing demand pressure
of potential ! SEIAA, which pliant with local zoning onto ready inventory and
new housing I had processed and planning norms. driving prices upward in
projects fell | these projects some micro-markets.
within the 5 | for years, could
km ESZ buffer. | no longer act. 4

___________________ “The hallmark of a mature legal

The Central MoEFCC, whose environmental and P OI'cy Sy stemIs its ab”'ty to

appraisal committees are designed for industrial, resolve complex issues with nuance.
mining, and infrastructure projects, lacked the This verdict does exactly that — it
specialised framework or bandwidth to handle large restores functional governance

volumes of high-density housing proposals. ) . . ]
without discarding the environmental

conscience that prompted the original

Neither the State nor the Centre could approve the affected debate
projects, and no interim process was established to bridge ’
the gap. In one year, we have seen how a

The August 2025 Supreme Court verdict ended the freeze procedural vacuum can freeze an

by revalidating the MoEFCC’s January notification — but the entire economic ecosystem This
anatomy of the paralysis reveals a structural flaw. In India’s ’

most economically significant housing market, a single pro- jUdgement closes that gap. It is now
cedural interpretation, without adequate transition planning, up to the industry and the State to
was enough to halt the supply pipeline entirely. ensure that this cIarity is translated
The implications go beyond real estate: this was a stress . ) g
test for how policy, environment, and urban development in- into swift approvals: t'mely IaunChes:
tersect. And for a year, the system failed. and sustained buyer confidence. MMR
is not just another real estate market —
it is a bellwether for the entire nation’s
urban growth narrative. How we act in
the next 12 months will determine if
we have truly learned

from the last 12.”

.

Sukhraj
Nahar,
President,
CREDAI-MCHI

L R A R T T LT TR TR anDnT_ mE [:]I]l ‘!‘ 39



@ COVER STORY

THE COST OF
THE LOST YEAR

A %2 lakh crore freeze that rippled through every layer
of Mumbai's housing economy.

The 12-month halt in environmental approvals did more than
delay projects — it disrupted the economic architecture of the
Mumbai Metropolitan Region (MMR). The numbers quantify
the scale, but the deeper damage lies in how those numbers
connect to jobs, fiscal health, housing supply, and investor
sentiment.

Capital Locked and Costs Escalated

At the peak of the freeze, ¥2 lakh crore in
development capital was immobilised
across more than 480 stalled projects.

For most developers, this capital was not
theoretical — it represented

Land
acquisition
costs
already
paid

Marketing
campaigns
initiated and
deposits
made with
agencies

Early-stage
site
mobilisation
contracts
signed

Architectural,
engineering,
and legal
fees

incurred

Without the ability to launch or progress construction,
these investments generated no returns while continuing to
accrue financing costs.

Industry estimates put the interest burden escalation at
¥25,000-30,000 crore over the year. Inflation in construction
inputs — particularly steel, cement, and aluminium — added
another ¥4,000-5,000 crore in cost overruns.

Employment and Skills Drain

The MMR'’s construction sector directly and indirectly em-
ploys millions, but the halt immediately impacted 2.1 lakh
direct jobs linked to the stalled projects. This included:

W Skilled trades — masons, electricians, plumbers

W Supervisory and engineering staff

W Contracted machinery operators and site logistics teams

The wage loss is estimated at ¥5,500 crore per month
across the ecosystem.

More critically, there was a migration of skilled labour out
of the region. Many workers relocated to states like Gujarat,
Telangana, and Karnataka, where large-scale infrastructure
and industrial projects were active. Their absence will slow
the mobilisation capacity even after approvals resume.
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¥18,000-
20,000 crore
in stamp
duty and
registration
fees

312,000
crorein

GST from
construction
services and
materials

I la
8,000 crore
in develop-

ment premi-
ums, fungible
FSI charges,

and local
body levies

Revenue Loss to the State

The construction sector is a
cornerstone of Maharashtra’s non-
tax revenue. The freeze translated

into ¥80,000 crore in foregone
government income, broken down as

Ay

The remain-
der from
cascading
losses in as-
sociated tax
streams —
professional
tax, cess,
and VAT on
construction
inputs



Supply Chain Contraction

The stoppage in MMR hit over 200 allied industries tied to the
real estate value chain:
B Material suppliers saw monthly order volumes collapse —
cement demand fell by an estimated 50,000 tonnes/month;
steel shipments by 25,000 tonnes/month.
W Logistics operators lost 300 crore/month in freight turno-
ver tied to construction movements.
W Interior finishing and fit-out industries — tiles, sanitaryware,
paints — saw sales declines of 20—30% in the region.

Many vendors reduced staff or temporarily shut warehous-
es, creating a bottleneck that will now need months to re-
verse.

Impact on Housing Supply and Prices

Avyear’s worth of planned launches — typically 50,000-60,000
units per quarter in MMR — never reached the market. This
artificial supply gap has two implications:

B Ready inventory saw accelerated absorption in some mi-
cro-markets, pushing prices up by 5-12% in Thane, Navi
Mumbai, and parts of the western suburbs.

W Buyers postponed decisions, unwilling to commit to un-

r
“If this year has taught us anything,

it is that uncertainty is the most
expensive cost in real estate.
Developers can navigate high interest
rates, fluctuating demand, even
inflation — but they cannot plan around
ambiguity.

With this verdict, we finally have the
jurisdictional clarity we have been
asking for. It's a chance to prove
that we, as an industry, can build
responsibly, respecting the ecological
sensitivities that surround our urban
fabric while still meeting the desperate
demand for housing. The way forward
must be collaborative — planners,
environmentalists, developers, and
regulators must sit on the same side
of the table. Only then can we ensure
that a judgement like this becomes a
permanent solution, not
a temporary reprieve.”

.

Dhaval Ajmera,
Director,
Ajmera Realty
& Infra India Ltd

der-construction projects without visibility on completion
timelines, which slowed transaction velocity across the
board.

Investor Confidence Erosion

For domestic and global investors, the episode signalled reg-
ulatory unpredictability. Several private equity funds reallo-
cated capital to Bengaluru, Pune, and Hyderabad during the
freeze. MMR's risk premium has increased in the eyes of in-
stitutional investors, which could influence the cost of capital
for developers in the short term.

The verdict may have ended the freeze, but it cannot erase
the compounding effect of these losses. Recovering will re-
quire not just the restarting of projects, but rebuilding con-
fidence across the financial, labour, and buyer ecosystems
that sustain MMR’s housing market.
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THE VERDICT AND ITS MEANING

How one ruling could redefine the balance between

environmental oversight and urban growth. Key Judicial Landmarks in

Environmental Governance
The August 6, 2025 Supreme Court ruling is significant not

because it allowed Mumbai’s stalled projects to resume —
but because it set a precedent for how environmental reg-

ulation will be interpreted in urban India going forward. For PRESENT
the first time, the Court formally acknowledged that the scale @ Supreme
and nature of metropolitan housing projects demand a differ- <> Court
ent administrative pathway from that of mines, factories, or reframes en-
infrastructure corridors. vironmental

The Court upheld the MoEFCC's January 29 notification governance,
not as an act of deregulation, but as an act of regulatory pre- favouring
cision. By removing Category 8(a) projects from the central contextual
clearance net, it recognised the mismatch between the Cen- appraisals
tre's capacity and the sheer volume of proposals generated
by cities like Mumbai, where urban development is insepara-
ble from ecological boundaries. This was not a relaxation of @ @ -
standards, but a reallocation of responsibility to the authority
with both the jurisdiction and the operational machinery to |
manage it.

The verdict also subtly shifted the narrative on environ- PAST (2024)
mental governance. For the last year, the debate had been NGT creates
framed as a binary: either protect eco-sensitive zones at all a procedural
costs or risk ecological degradation for the sake of housing. vacuum, forcing
The Court’s decision sidestepped this polarisation. It re- a binary: protect
framed the issue as one of process design — ensuring that eco-sensitive
environmental protection is not achieved through procedural zones at all costs
gridlock, but through context-specific appraisal that allows or risk ecological
essential urban growth to proceed within clear, enforceable harm for housing
safeguards.
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“For a year, we were ready to move
but bound by invisible chains. We had
the land, the designs, the capital, and
the demand — but the process simply
stopped. What was lost was not just a
year of business, but a year of housing
supply in a market already struggling
with affordability.

This verdict is the unblocking of an
artery in Mumbai's economic heart.
Restarting projects doesn't just mean
new buildings; it means millions of
livelihoods reigniting, hundreds of
ancillary industries humming again,
and thousands of families seeing a
realistic path to their first home. The
responsibility on us now is immense
— to recover what was lost, to move
faster, and to do it in a way that
reassures everyone that growth
and environmental
care can co-exist.”

.

Shailesh Puranik,

Chairman,
Puranik
Builders Ltd

In doing so, the ruling addressed a critical flaw exposed by
the freeze: the absence of transition protocols when jurisdic-
tion shifts. The NGT's 2024 order created a procedural vac-
uum because there was no contingency plan to handle the
volume of projects suddenly moved to the Centre’s desk. The
Supreme Court, in effect, has now signalled that such voids
are themselves a governance failure, with tangible economic
and social costs.

For Mumbai, the immediate consequence is a return
to State-level environmental appraisal for the majority of
its housing pipeline. But the larger implication is that ur-
ban India now has judicial recognition of the principle that
environmental and urban planning frameworks must be syn-
chronised. This could influence future policy design for other
metros where city growth edges into protected or sensitive
zones.

7

“The last twelve months have been a
reminder that a city’s growth engine
can be silenced not by market forces,
but by the absence of procedural
clarity. For MMR, the consequences
were not just economic but deeply
human — sites fell silent, workers
dispersed, and entire supply chains
went cold.

This verdict puts us back on the
tracks. But we must remember: a
judgement alone doesn’t build a house.
It takes coordination, efficiency, and
urgency to translate this clarity into
cranes on the skyline and keys in the
hands of buyers. Our commitment
is to work with SEIAA to ensure that
the months we lost to indecision
are not followed by months lost
to administrative delay. The city is
watching us; we cannot afford to
let it down again.” g

.

Dominic Romell,
Immediate Past
President,
CREDAI-MCHI

J

The judgment, however, is not an all-clear. Mega-townships
and projects above 1,50,000 square metres remain under
central scrutiny, and the quality of SEIAA's assessments will
now be watched more closely than ever — by environmen-
tal groups, courts, and the market. If State authorities fail to
demonstrate rigour and transparency, the credibility of this
decentralised model could quickly erode.

In the end, the ruling is as much about restoring the pres-
ent as it is about redefining the future. It draws a line under
a costly year of paralysis, but also lays down a challenge:
to prove that faster approvals at the State level can coexist
with uncompromising environmental responsibility. If Mum-
bai gets this balance right, the verdict will be remembered as
a turning point in urban environmental governance. If not, it
risks becoming just another chapter in the city’s long history
of stop-start growth.
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INVENTORY WHIPLASH
FROM DROUGHT TO
OVERSUPPLY

When a year’s worth of launches arrive all at once, the
market faces a different kind of stress.

For twelve months, the Mumbai Metropolitan Region lived
through a housing drought. New launches slowed to a trick-
le, and buyers navigated a market where ready inventory was
steadily absorbed and under-construction supply stagnated.
The August 2025 Supreme Court verdict promises to end
that drought — but in doing so, it may trigger the opposite
problem: a sudden flood of inventory that the market may
struggle to absorb at once.

The backlog is substantial. Many of the 480-plus projects
frozen during the approval paralysis were not idle concepts
— they were fully designed, financed, and ready to launch be-
fore the NGT verdict forced them into limbo. Developers have
spent the past year with sales strategies on hold, channel
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partner networks dormant, and marketing budgets waiting to
be deployed. Now, with State-level environmental clearance
restored for Category 8(a) projects, there is little incentive to
delay any longer.

The inevitable result is compression. A pipeline that should
have been released gradually over 2024-25 will now enter the
market in a tight 6—-9 month window. In some micro-markets,
this could mean two or even three years’ worth of launches
competing for the same pool of buyers in the same calendar
cycle. Thane West, Ghodbunder Road, Borivali, Navi Mumbai,
and Kalyan are particularly exposed, given their concentra-
tion of large-format projects and their reliance on pre-sales
to drive construction finance.

The risks are both commercial and structural. Price compe-
tition could intensify as developers look to secure early book-
ings in a crowded field, leading to undercutting that erodes

Housing Backlog Resolution Strategies

TARGETED
MARKETING
Focus on key buyer
segments

Gradual
RESOURCE market
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materials
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margins. Sales velocity — the measure of how quickly inven-
tory is absorbed — could slow sharply if buyer attention is
fragmented across too many simultaneous options. Projects
that might have enjoyed strong uptake in a normal launch cy-
cle may find themselves overlooked simply because buyers
are spoilt for choice.

There is also an operational dimension. Restarting con-
struction on hundreds of sites will require a rapid mobilisa-
tion of labour, materials, and contractors — but these resourc-
es are not limitless. After a year of dispersal, skilled workers
have moved to other states, and suppliers have adjusted
production to lower demand. A sudden surge in orders could
strain capacity, delay timelines, and push input costs upward,
even as developers compete to hold prices steady for sales.

The opportunity, however, is equally real. Pent-up demand
from buyers who postponed decisions during the freeze
could create a short-term surge in bookings, particularly for
well-located projects in the ¥80 lakh-%1.5 crore range where
affordability aligns with aspiration. The challenge will be for
developers to capture this demand without flooding the mar-
ket into stagnation six months later. Market discipline will
matter. Staggering launches, targeting differentiated buyer
segments, and avoiding copycat product offerings will be
critical to sustaining sales momentum. For SEIAA, the verdict
brings its own pressure: the authority must process a year’s
worth of backlogged cases quickly enough to release supply
into the market, but with enough phasing to prevent a glut
that undermines the very recovery the ruling makes possible.

In short, the end of the approvals drought is a victory. But if
the release valve is opened too far, too fast, Mumbai’s hous-
ing market could swap one imbalance for another — moving
from scarcity to saturation almost overnight.
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“The past year was an education in the
cost of ambiguity. In the absence of
clear governance, every stakeholder
— from the developer to the daily
wage worker — pays the price. This
verdict gives us the legal clarity we
have been seeking, but it also places
a responsibility on us to ensure that
the approval process hereafter is
transparent, predictable, and insulated
from similar disruptions.

We are committed to working closely
with SEIAA to clear the backlog, but
we must also think long-term: this
is the moment to design a clearance
framework that is both environmentally
robust and economically efficient, so
that the city never again loses
a year to indecision.”

.

Keval Valambhia,
C00, CREDAI-MCHI
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THE RACE TO RECOVER
CAN WE MAKE UP FOR Ellavigating I.-IouMSinng!-oject
| OST TIME? earances in Mumbai

Approvals may have restarted, but the

question is whether Mumbai's system REVALIDATION

can process them at the speed required. OF CLEARANCES
Ensure all clearances

The Supreme Court’s verdict has removed are revalidated if

the legal roadblock — but the bottleneck now expired.
shifts to the very machinery that grants ap-
provals in Mumbai. In this

city, the pace of real estate MULTIPLE NOCS
recovery is not dictated by Acquire necessary No
the willingness of develop- Objection Certificates
ers to build, but by the abil- from various depart-

ity of the approval system to (Ents.

process files.
Environmental clearance is just one layer in a com- LOCAL AUTHORITY
plex chain. A typical large housing project in Mumbai CLEARANCE

must pass through multiple authorities before a single Secure 10D and CC

pile can be driven: from local planning

. . authorities like
B State Environment Impact Assessment Authority MCGM.

(SEIAA) for environmental nods, now re-
instated for Category 8(a) projects.

B MCGM/TMC/NMMC or local plan-
ning authority for Intimation of Dis-
approval (I0D) and Commencement
Certificate (CC).

B Multiple NOCs — fire, aviation,
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“Housing and infrastructure are
interdependent; when one stalls,
the other suffers. For a year, the
housing pillar was paralysed, and the
shockwaves were felt across every
linked industry. The Supreme Court's
verdict reopens that channel — not just
for developers, but for contractors,
suppliers, transporters, engineers, and
the countless others who form the
hidden architecture of urban growth.
The opportunity now is not just to
resume, but to recover — to work with
renewed urgency and efficiency, so
that this lost year becomes a catalyst
for building a stronger, more
resilient approval and
development ecosystem.”

\.

Nikunj Sanghavi,
Managing Director,
Veena Group

traffic, tree authority, drainage, sewerage, water, electricity,
and more.
W Revalidation of clearances if validity periods expired during
the freeze.

This web of permissions is inherently sequential — a delay
in one node holds up the next. Even before the NGT verdict,
the cumulative clearance timeline for a large project in Mum-
bai could stretch 12-18 months, far longer than in compet-
ing metros like Hyderabad or Bengaluru.

The reinstatement of SEIAA’s jurisdiction removes the first,
and in this case most critical, obstacle. But SEIAA itself now
faces an unprecedented challenge: clearing a backlog of
hundreds of cases that were frozen for a year, while simulta-
neously processing the steady inflow of new proposals. The
risk is that in replacing a legal bottleneck with an administra-
tive one, the recovery will stall before it truly begins.

In recent years, SEIAA meetings in Maharashtra have been
limited in frequency and capacity — sometimes appraising
only a handful of projects in a session. Unless the State
government allocates more expert appraisal committees,
expands meeting schedules, and digitises parts of the pro-
cess for parallel review, the backlog could take many months
to clear. Each month lost now is another month of financing
costs, idle land, and lost sales opportunities for developers.

There is also the danger of “approval clustering” — where

“This ruling is more than a relief — it is
a restoration of faith that the system
can listen, deliberate, and ultimately
decide in a manner that respects both
nature and the needs of a growing city.
But verdicts, however welcome, are
only the starting line.

The real measure of this moment
will be how quickly we can translate it
into action on the ground. The buyers
who have been waiting, the investors
who have been cautious, the labourers
who have been displaced — they will
all judge us by how fast we can turn
this legal clarity into tangible progress.
That is our challenge,
and our duty.”

\.

Rushi Mehta,

Secretary,
CREDAI-MCHI

multiple permissions that depend on environmental clear-
ance all queue up at once, creating bottlenecks in local plan-
ning authorities. Fire safety, traffic impact assessment, and
aviation NOCs are already notorious for unpredictable time-
lines. A surge in simultaneous applications could overwhelm
these departments unless they too expand capacity in antic-
ipation.

For developers, the verdict is an opportunity, but it is not
a guarantee. The restart will require strategic sequencing
of approvals, active follow-up with each department, and in
many cases, parallel processing of documentation to com-
press timelines. Some large firms are already redeploying
dedicated clearance teams — essentially in-house liaison
task forces — to chase each permission from file room to
sanction order.

The uncomfortable truth is that Mumbai'’s approval system
was already slower and more fragmented than that of its
competitors before the freeze. The year-long halt has only
magnified the problem. The verdict gives the industry back
its legal footing, but unless the administrative machinery
now accelerates dramatically, the city risks replacing one
kind of delay with another.

In effect, the Supreme Court has handed the baton to the
State — and the State will be judged not by the verdict it won,
but by the speed at which cranes return to the skyline.
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COVER STORY

LESSONS FROM THE FREEZE
A GOVERNANCE BLUEPRINT

Why Mumbai needs a clearance system built for
resilience, not reaction.

The year-long paralysis in Mumbai’s housing sector was not
simply the by-product of an environmental ruling. It was the
exposure of a deeper structural weakness: the absence of a
clearance framework resilient enough to absorb legal shocks
without halting an entire market.

The NGT Bhopal verdict in August 2024 should have trig-
gered an immediate transition plan — a defined process to
hand over jurisdiction from the State to the Centre without
stalling projects mid-stream. Instead, it revealed how siloed
Mumbai’s governance ecosystem has become. Environmen-
tal clearance operates on one track, urban planning approvals
on another, and political decision-making often lags behind
both. The result is that a procedural shift in one department
can paralyse dozens of others downstream.

ity and transparency at SEIAA.

The backlog created by the freeze is

unprecedented; clearing it will require addi-tional expert
appraisal committees, more frequent meetings, and a digital
case-tracking system that allows developers, investors, and
policymakers to see exactly where an application stands. A
transparent pipeline not only reduces delays but also builds
confidence in the system’s fairness and efficiency.

The second pillar is cross-departmental synchronisation.
Too often, Mumbai’s clearance process resembles a relay
race where each runner waits for the baton without prepar-
ing for their leg. If environmental clearance is the first critical
step, departments handling fire safety, traffic impact, tree au-
thority permissions, and aviation height NOCs should be able
to initiate preliminary reviews in parallel. This would require
policy reform to allow conditional processing — so that the
moment an environmental nod is issued, the project can im-
mediately advance without further administrative lag.

The third reform is codified transition protocols. The paral-
ysis of 2024-25 happened because jurisdiction shifted with-
out an operational bridge. The next time a legal ruling alters
the chain of authority — and in a city as litigated as Mum-
bai, it will happen again — there must be an interim approval
pathway to keep compliant projects moving. This could take
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The lesson is clear: Mumbai needs integration, ) o
not just delegation. The Supreme Court's Au- EStabI'Sr pdrotpcolls folr T]tenm
gust 2025 ruling has returned Category 8(a) approvals during legal changes.
environmental approvals to SEIAA, but if
SEIAA remains an isolated node in a frag-
mented system, the same vulnerability will
persist. The city's approval chain — from
SEIAA to municipal 10D and CC,
to the maze of NOCs — must
function as a coordinated
sequence rather than a
series of disconnected
hurdles.

One blueprint for re-
silience begins with capac-

Building
a Resilient
Approval
System INTEGRATED
POLICIES
Integrate

environmental
regulations
into urban
planning for
sustainable
development.

CROSS-DEPARTMENTAL SYNC
Implement policy reforms for
conditional processing to reduce
administrative lag.

CAPACITY & TRANSPARENCY
Enhance SEIAA's capacity and
transparency to clear backlogs.

the form of temporary joint appraisal committees between
State and Centre or delegated clearance powers under de-
fined emergency provisions.

Finally, environmental and urban planning policies must
stop being treated as parallel agendas. In Mumbai, the most
ecologically sensitive zones — mangroves, river buffers, the
Sanjay Gandhi National Park — are also the frontiers of hous-
ing growth. This reality demands that environmental regula-
tion be integrated into the Development Plan itself, so that
every sanctioned project is conceived with its compliance
pathway already mapped. In doing so, the city can avoid the
sudden collision of conservation law and construction pipe-
line that triggered last year's freeze.

The cost of inaction is no longer theoretical. The 2 lakh
crore installed capital, the 80,000 crore in lost government
revenue, the 2.1 lakh jobs disrupted — these are not abstract
numbers but the lived consequences of a system that was
unprepared for disruption. The Supreme Court verdict has
given Mumbai a second chance. Whether it learns from the
first failure will determine not just the pace of recovery, but
the stability of its growth for decades to come.



EPILOGUE
THE CITY THAT WAITED

The verdict has come. Now comes the verdict on us.

The Supreme Court has handed Mumbai’s housing market
a second chance — but it is not the Court that will decide
whether this chance becomes a recovery or another wasted
opportunity. That decision now rests with the city itself: with
its institutions, its industry, and its will to act with urgency
and discipline.

The lost year should be remembered not only for what it
cost — the stalled capital, the vanished revenue, the jobs and
supply chains cut adrift — but for what it revealed. It showed
that Mumbai's clearance system is brittle, that governance
silos can paralyse an entire economic engine, and that in a
market this large, procedural ambiguity is as dangerous as
a recession.

The verdict has cleared the legal fog. What it has not cleared
is the backlog, the labour vacuum, or the erosion of buyer

L R A R T T LT TR TR cn EDnT_ mE [:]I]‘

and investor confidence. Those will take months — perhaps
years — to rebuild. And the speed of that rebuilding will be the
measure of whether the city has truly learned from this crisis.

There is no longer the excuse of confusion. SEIAA must
prove that decentralised environmental clearance can be
both swift and rigorous. Municipal bodies must adapt to pro-
cess a surge of NOCs and approvals without creating new
choke points. Developers must launch strategically, avoiding
the temptation to flood the market and undermine their own
recovery.

A city’s skyline is not shaped only by cranes and concrete
— it is shaped by the competence of its systems. The year-
long pause has been a stress test, and it has made one truth
unavoidable: Mumbai cannot afford governance that reacts
only after damage has been done.

The cranes will move again. The question is whether the
city will move with them — not just to build what was de-
layed, but to build a clearance and governance framework
that ensures we never stand still like this again. That is the
unfinished work the verdict leaves behind.
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