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PREFACE

The N a t io n a l  I n s t i t u t e  of P u b l ic  F inance  and P o l i c y  
is  an autonomous, n o n - p ro f i t  o rg a n is a t io n  whose major fu n c 
t io n s  are to c a r r y  out r e s e a rc h ,  do consu ltan cy  work and 
undertake t r a in in g  in  the area of p u b l ic  f in a n ce  and p o l ic y *

The study of the P ro p e r ty  Tax Reform in  West Bengal 
was e n tru s ted  to the In s t i t u t e  by the West Benga l M u n ic ip a l 
F inance  Commission uh ich  has been appo in ted  by the Government 
of Uest Benga l in  order to make a comprehensivo study of 
f in a n ce s  of l o c a l  a u t h o r i t i e s  in  the S t a t e .  This r e p o r t  
uh ich i s  being subm itted  to the Commission was prepared by a 
s t a f f  team of the In s t i t u t e  under the le a d e rs h ip  of

A B ag ch i,  who planned and organ ised  the s tu d y , and conducted 
i t  in  c o l la b o r a t io n  w ith  Shyam Nath* The r e p o r t  has a lso  
been l a r g e ly  d ra f te d  by A B ag ch i.

I t  is  e a r n e s t l y  hoped th a t  the- p a in s tak in g  work 
undertaken by the study team and the comprehensive a n a ly s is  
of v a r io u s  issues  presented ' i n the r e p o r t  would be found 
u s e fu l  fo r  the work of the Commission*

The Govern ing Body of the I n s t i t u t e  does not take 
r e s p o n s ib i l i t y  fo r  any of the v iew s expressed by the authors 
in  the re se a rch  p u b l ic a t io n s  of the I n s t i t u t e *  The re s p o n s i 
b i l i t y  fo r  the v iew s expressed belongs to the D i r e c to r  and 
the s t a f f  of the In s t i t u t e  and more p a r t i c u l a r l y  to the 
authors of the concerned re p o r t*

(R 3 C h e l l i a h )  
D i r e c to r

December 26, 1981 
New D e lh i



FOREWORD

The U est  Bengal M un ic ipa l ' F inance  Commission, « t  uhcss 
in s ta n c e  th is  study uas undertaken , d e s ired  us to examine the 
e x is t in g  system of p ro p e r ty  ta x a t io n  by l o c a l  governments in  
Uest Bengal w ith  p a r t i c u l a r  re fe re n c e  to the base and suggest 
measures fo r  reform in  order to. improve the system of a ssess 
ment from the ang les  of :|revenue y i e l d ,  a d m in is t r a t i v e  s im p l i 
c i t y ,  promotion of urban development and eq u ity  of tax burden1' . 
The study was commissioned in  October 1980 and commenced 
e f f e c t iv e ly ,  in  December 1980. An in t e r im  rep o rt  was submitted 
in  October 1981.

W h ile  an a ttem pt has been made in  th is  study to 
examine the o p e ra t io n  of the p rope rty  tax in  the co rp o ra t io n s  
and m a n ic ip a l i t i e s  of U es t  Bengal in  g e n e ra l ,  s p e c ia l  a t t e n t io n  
has been pa id  to  the problems of the C a lc u t ta  C o rpora t ion  and 
a feu s e le c t e d  m u n ic ip a l i t i e s  of the S t a t e .  The conc lu s ion s  
and recommendations, we hope, w i l l  be of w ide r  a p p l i c a t io n .

*#’ ■

Ue a re  indebted  to a l a rg e  number of Government Depart
ments and agenc ies  in  U es t  Bengal and s e v e r a l  o the r  S ta te s  fo r  
t h e i r  coopera t ion  and h e lp .  Our thanks a re  due f i r s t  to the 
Chairman and Members, of the U es t  Bengal M un ic ipa l F inance  
Commission fo r  the i n t e r e s t  shown by them in  o bb  work and fo r  
the c o n s id e ra t io n  and cou rtesy  extended to us. I am p e rs o n a l ly  
g ra te fu .l  to  Dr. A b h i j i t - D a t t a  fo r  a l lo w in g  md to approach him 
whenever 1 req u ired  any h e lp .  U* a r s  .a lso  th an k fu l  to  
S h r i  T .K .  B a n e r je e ,  SRO in  the Commission’ s o f f i c e ,  fo r  a s s i s 
tance  in  v a r io u s  forms. S p e c ia l  thanks a re  due to the 
A d m in is t r a to r ,  C a lc u t ta  C o rp o ra t io n , and h is  o f f i c e r s ,



p a r t i c u l a r l y  in  the Assess u n t  D* oartm ent, fo r  p e rm it t in g  us 
to draw on t h e i r  v a lu a b le  time over s e v e r a l  months • . Amonq the 
i-'thsr o f f i c i a l s  and agencies  from whom ue re cs ived s u b s t a n t ia l  
h e lp j mention should 6a mSde of the S t a t e  Bank of In d ia , .  
C a lc u t t a ,  Rent C o n t r o l le r ,  C a lc u t t a ,  Commissioner (Land....Reforms 
Ue3t Benga l, Land A c q u is i t io n  C o l l e c t o r ,  C a lc u t t a ,  C a lc u t ta  
Improvement T ru s t ,  Howrah Improvement T ru s t ,  M u n ic ip a l i t i e s  of* '
Kr is,hnagar , ’ Howrah and Kam arhati, C a lc u t ta "  Pietro p o l i t a n  Deve lop 
ment A u th o r i ty ,  Department of L o c a l  Government and Urban 
Development, Government of Uest Beng a l,  G enera l S e c r e t a r y ,
Uest Bengal Vendors’ A s s o c ia t io n ,  Income Tax A u t h o r i t i e s . i n

m

C a lc u t ta ,  Bombay and* D e lh i ,  the M u n ic ip a l  C o rp o ra t ion  of D e lh i ,  
the D e lh i  Deve lo pme nt* Author i t y ,  the Assessor and C o l le c to r , .  
M u n ic ip a l  C o rpo ra t ion  o f "G re a te r  Bombay, the F inance  D epart- , 
ijent, Government of M aharashtra  and the D ir e c to r s  of M u n ic ip a l
A d m in is tra t io n , Andhra Pxadesh and Tam il Nadu. S h r i  M.K. Bhat-

i

ta c h a ry a ,  who *had~ un da rt ik^n  a 's t u d y  “of p roperty  t a x a t io n  i n '  
C a lc u t t a  C o rpo ra t ion  under.an  ICSSR p ro je c t  a llowed us to use 
some of the tablfes prepared' by him.

I would l ik e  to- take th is  o p p o r tu n ity  to express my 
deep g ra t i tu d e  to my*-colleague's in  the “I n s t i t u t e  who worked, 
on the p ro je c t  fo r  t h e i r  u n s t in te d  co-opera t ion  and hard work.
I  am particularI^y,. indebted to my co lle ag u e  in  the p ro je c t  
team, Dr. Shyam Nath, fo r  h is  v a lu a b le  co -op era t ion  throughout 
the s tu d y .  His c o n t r ib u t io n  to the o rg a n is a t io n  and conduct 
of the su rvey  , and h is  work, o'n the measurement of the
in c id en ce  of the p rop e rty  tax deserve  s p e c ia l  mention*t "'
S h r i  O .P . Bohra and S h r i  Sud ip to  Chowdhury de'serve 
s p e c ia l  mention fo r  the labour put in  by them in  c o l l e c t i n g



( i v )

in fo rm a tio n  from many sources and l o c a l i t i e s  of U est Bengal 
a g a in s t  heavy odds. S h r i  Dauan Chand and S-mt. V i ja y a  Khari 
a ls o  rendered v a lu a b le  a s s is ta n c e  in  ta b u la t in g  the  data  and 
p rep aring  the t a b le s .  The computer u n it  of the In s t i t u t e  
( S h r i  K .K . A t r i ,  S h r i  A .K . H^len and Miss Geeta B a fe ja )  did 
an e x c e l le n t  job in  h e lp in g  us to make , the b es t use o f the 
data c o lle c te d  through the  s u r t s y s .  Thanks a re  due a ls o  to 
the t y p is t s  of the In s t i t u t e  fo r  typ in g  o»t the d r a f t s  and 
the re p o rts  w ith  p a t ie n c e  and c a re . Among th fs e  uho bore a 
heav/y burden o f typ in g  uork u n g ru d g in g ly , m ention should  be 
made o f M iss S u s h i la  P a n ju a n i,  my P .A . ,  S h r i  K .R . Sfbram aniam , 
S h r i  Suhas Kumar, S h r i  N. N a ta ra ja n , S h r i  S a t is h  Prabhu ,
S h r i  R .S .  T yag i and S h r i  K u luan t S in g h . S h r i  S a tya  Narayan 
Sha rma and S h r i  3agmohan Rauat got the  re p o rt  ready u ith in  a 
s h o r t  t im e 'b y  p u tt in g  in  e x t r a  e f f o r t s  in  c y c lo s t y l in g . The 
p ro d u ctio n  o f  the  re p o rt  uas ab ly  su p e rv ised  by 
S h r i  S .C .  Tandon.

L a s t l y ,  I  am deep ly indeb ted  to  P r o f .  Ra ja  3 . C h e llia h  
fo r  h is  co n stan t encouragement and a d t ic e  and fo r  h is  v a lu a b le  
comments on the  d r a f t .

Amaresh Bagch i
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I .  ..PROPERTY TAXATION IN  UEST BENGAL : 

CALCUTTA

In t r o ju c t a r  y

T«1 ■* Uest B e n g a l-i s  one o f the S ta te s  o f the In d ian  Union
having a la rg e r  p ro p o rt io n  o f urban popu la t ion  than the 
n a t io n a l  average.. According to the census o f  1971, out o f a 
p opu la t ion  o f 44 in i l l i o n ,  n e a r l y -11 m i l l i o n ,  or about 25 per 
c e n t ,  were toun d u e l le r s  in  Uest Benga l as a g a in s t  about 20. . 
per cent in  the coun try  as a uh o le .  O n ly  tThree S t a t e s ,  namely, 
M aharash tra , TamIL- Nadu and G u ja ra t  had. a h igher p ropo rt ion  
o f urban p o p u la t io n  than Uest B en g a l.  F ig u re s  from the 1981 
census r e le a s e d  sb - fa r  r e v e a l  t h a t  much the same p o s i t io n  
p r e v a i l s ,  except th a t  Karnataka  and Punjab have overtaken  
Uest Benga l in  u rb a n is a t io n .  The p ropo rt ion  of people l i v i n g  
in  urban areas  in  the p o p u la t io n  of Uest Benga l nou is  about 
26*5 per cent as compared to the n a t io n a l  average of 23.6 per 
cent (T ab le  1*1 )•

1.2 In  the  l e v e l  of c i v i c  s e r v ic e s ,  houever, Uest Bengal
t r a i l s  uay behind o the r  S t a te s  u i t h  a s im i la r  degree of • 
u rb a n is a t io n  and a lso  comes be lou  the n a t io n a l  average .
As Tab le  1*2 u i l l  shou, so f a r  as m un ic ip a l co rp o ra t io n s  are 
concerned, as of 1977-78, the l a t e s t  year fo r  uh ich  comparable 
da ta  are a v a i l a b l e ,  per c a p i t a  revenue ex p end itu re  of the 
C o rp o ra t io n  of C a lc u t t a  i s  the lo u e s t  among the major 
m u n ic ip a l c o rp o ra t io n s  and i s  louer  than the n a t io n a l
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TABLE 1.1

P ro p o r t io n  of Urban Po D u la t io n  in  S e le c t e d  S t  1 
Union T e r r i t o r i e s  of In d ia

'tas and

(P o p u la t io n  f ig u r e s  in  la

S ta te/U n ion 1971 1 9 8 1 _ _ ______
T e r r  i t o r  ie s Urban 

po pu- 
l a t i o n

P ro p o r t io n  
of urban 
popu la t ion  
( per c e n t )

Urban
popu

l a t i 
on

"PrcTpo r t  io  ̂
of urban 

population 
(pe r  cent

_ _ _ _ _
(3 ) (4 )

A l l  In d ia 1 091 .14 19.91 1 556.64 23.65

S ta te -

Andhra Pradesh 84.03 1 9.32 124.58 : 23.33
B ih a r 56*34 1.0.00 86.99 1 2.46
G u ja ra t 74.97 28.09 105.56 31.08
Haryana 1 7.73 1 7.66 ’28.22 21.96
Karnataka^ 71 .22 24.31 107.11 28.92
K e ra la 34.66 16.24 47.71 1 8.78
Madhya Pradesh 67.85 16.29 105.89 20.31
Maharash tra 157.11 31 .17 21 9.6 9 35.04
Manipur 1 .41 13.14 3.73 26.44
O r is s a 18.45 8.41 31 .06 11 .82
Punjab 32.16 23.73 , 46.20 27.71
R a ja s th an 45.44 1 7.64 71.40 20.94
Tam il Nadu /  
U t ta r  Pradesh

124.65 30.26 159.28 . 32.98
123.89 14.02 1 99.73 1 8.02

Uest Benga l 109.67 24.75 144.33 26.49

Union T e r r i t o r i e s
Chandigarh 2.1 9 90.11 4.21 93.60

D e lh i  i 36.47 89.70^ 52.28 84*37

S o u rc e !  Census of In d ia  (1971 &
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'Per Ca p i t a  R even ue 'Expend itu re  of Major M u n ic ip a l  Corporat ions

TABLE 1.2

Cor porat ion 1 96 0—61 Index 1 970-71 Index 1977-78 I.ndi

(1.) ' (2 ) (3 ) (4 ) (5 ) (6

C a lc u t ta 24.95 100 46.88 : 188 cn • cn UD 303

Bombay 39.62 100 89.64 226 188.36 475

D e lh i  , 27.94 100 70.87 254 97.78 350

Madras 23.6 0 ■■ 1 00 ' 61 .04 259 99.54 422

Ahmedabad 31 .24. 1 00 66.67 . 213 138.79 444

Bangalore 17.79 .100 48.15 271 88. 5 5 ^ 498

Average 27.59 100 63 .38 232 111*91 407

T o ta l
Corpora
t io n s * 63.15 2/1 02.1 5»'

1978-79 Sources : 1* C e n t ra l  S t a t i s t i c a l
O rg an isa t ion  ( l 978)•

,2/ 1 975-76 S t a t i s t i c a l  ‘A b s tra c t

*  INJCAER (1980) 2* C a lc u tta  £cri*p0r a t io n
(1979-607* Budqei: 
Documents •
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average as re vea led  in  a re ce n t  study  c a r r ie d  out by the 
N a t io n a l  C ou nc il  of Applied  Economic R esearch  (NCAER, 1980),
- Rs 7 5*59 as a g a in s t  Rs 102*15 fo r  c o rp o ra t io n s  as a whole . 
Average per c a p i t a  revenue expend itu re  of thn m u n ic ip a l i t ie s  
in  Uest Bengal i s  a lso  le s s  than h a l f  of th a t  of the m un ic i
p a l i t i e s  in  G u ja ra t  and M aharashtra  (T ab le  1 .3 ) and' a lso  le ss  
than the  n a t io n a l  average '(Rs 29.54 in  1970-79 as E.gainst 
an average of Rs 40.51 fo r  a l l  m u n ic ip a l i t i e s  in  1 975-76 ) .
Even these l e v e l s , '  i t  may be added, f a l l  f a r  below the norms

.....p o s tu la ted  by the Committee on Augmentation of F in a n c i a l
Resource-s of Urban L o c a l  Bod ies (1 963 ), known as the 
Z a k a r ia  Committee.

1.3 Uhat causes concern is  th a t  the l e v e l  of per c a p i t a
revenue expend itu re  of the C o rp o ra t ion  of C a lc u t ta  and m un ic i
p a l i t i e s  in  Uest Benga l has not o n ly  been lower than the 
n a t io n a l  average, but has not grown a t  the ra te  marking the 
growth of m un ic ip a l revenue expend itu re  in  o ther S t a t e s .

■ Taking 1960-61 as the base, the index of pe'r c a p i t a  revenue 
expend itu re  in  C a lc u t ta  in  197' - 79 uas 303, w h ile  in  a l l  the
other major m u n ic ip a l co rp o ra t io n s  the index stood a t  a h igher 
l e v e l .  I t  was 475 in  Bombay in  1977-78 and* 498 in  Banga lnra  
in  1978-79 (T ab le  1.2 )  • The p ic tu re  i s  v i r t u a l l y  the same in  
regard  to m u n ic ip a l i t ie s  as w e l l .  In  1978-79, the average per 
c a p it a  revenue expend itu re  of Uest Bengal m u n ic ip a l i t i e s  was 
Rs 29.64 as a g a in s t  Rs 20.30 in  1975-76, whereas fo r  the 
coun try  as a iyhole, the average went up from Rs 24*30 in  
1970-71 to Rs 40.51 in  1975-76 (T ab le  1 .3 ) .  In M aharashtra  
the l e v e l  Of per c a p i t a  expend itu re  of the m u n ic ip a l i t i e s  
in c reased  from Rs 43*08 to Rs 64*37 du ring  the same p e r io d .
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table; 1 . 3

Pur C ap ita  Revenue Lxpend itu re  of Munici p a l i t i e s  in  
Uest B en g a l,  G u ja ra t  and Maharashj t r a *

cita

Uest Benga l (6 9 )- ^  (73.)-/ 

G u ja ra t  (5 1 )

M aharashtra (210)

T o ta l  m u n ic ip a l i t ie s * *

1 /
1 /
3/

* *

1 970-71 
_ (1) _

2 0 .3 0 ^

43.08

24*30

2 /
29.64-'

3 / 73*91 —

64.37-^

40.51-/

197 5-76 Sources :
1978-79
1976-77

Based on averages of m un ic i
p a l i t i e s .  F ig u re s  u it l i ' ih  
parent' isos in d ic a t e  the ni Tiber 
of m u n ic ip a l i t ie s  from uh ich  the 
average has been worked out*

NC/tR (1 98 0 ).

1 . O f f ic e  of the Uest 
Benga l M u n ic ip a l 
F inance  Commission 
(UBMFC)

2. Government of G u ja ra t ,  
Bureau of Economics and 
S t a t i s t i c s  (1 976-77), 
S t a t i s t i c s  of M u n ic ip a l  
Touns and C i t i e s .

3. Government of Maharash
t r a ,  Bureau of Economics 
and S t a t i s t i c s  (19 75 ), 
M u n ic ip a l  Year Book.
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* * ■ J-1 , V " 1 ; t* :
as comparted to Rp 222»36s^of ^Bombay and;. Rjs’ j?6>36|‘;of D e lh i  in
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^  “ .. |' % ' ..4 ; . *
expend itu re  i s  t ' e l a t i v e l y  h\gh in  tfie corpprati-Ons uhero the
leve  1 of p.er’-Jcapiita . to ta l  revenue is  a lso  h igh , and, uhat is: ' I ' / ' ■ '* -I
,more, per c a p i t a  tax revenue i s  a lso  high* Per c a p i t a  tax 
revenue uas Rs 1 30*14 in  Bomb ay and Rs 69*-0if in  D e lh i  in  
1977-78, whereas in  C a lc u t ta  i t  uas Rs in-^T9v77tâ 7B
(T ab le  Io4.)»



t a b l e : i «4

Per Capita Total Rgrcnne. Total tax Rcvanna and Rer«me froa Property tax la

• £M°sr,

Year Calcutta Delhi _ Madraa Ihaedafead . Bangalore ..
IS U fS ’YF"’" n r Wft f t T'* m — TOr TT W  1 M B St k TTR Pfc

(1) (2 ) (3) <*> (5) (6) (7) (8) (9) (10) (11) (12) (13) (14) (15) (16) (17) (18)

1960-61 28.32 17.77 16.13 43*51 38.14 31.28 25.35 14.04 5.52 24.71 16.19 9.76 37.32 30.33 17.89 22.74 13.14 4.16

1970-71 48.93 23.93 21*71 87.28 78.16 46.39 72.34 54.32 16.35 59.33 40.75 22.22 69.59 55.23 26.66 47.19 31.85 11.14

1975-76 60.04 33.21 30.07 157.82 122.25 75*44 90.92 66.07 29.88 66*18 51.29 37.81 120.01 94.88 41.55 76.88 69.73 20.24

1977-78 72.99 38.40 31.73 222.36 180.14 112.31 96.38 69.04 29.31 75.31 51.47 36.68 151.78 122.23 48.23 78*92 70.22 20.32

TR « Total Revenue
TTR * Total Tax Revenue

PT » Revenue from Proparty T*x»

Souzoaat 1. Central Statistical Organisation (1978)« 
Statistical Abstract .

2. C«nsua of India (19614 1971)*
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1«5 I t  is  a lso  s t r i k i n g  t h a t  among the major m un ic ipa l
co rp o ra t io n s  in  In d ia ,  C a lc u t t a  d e r ived  the la r g e s t  share; of 
i t s  tax revenue from the p ro p e rty  tax ( P T ) ,  v i z . ,  87»16 nur 
cent in  1976-77* U h i le  t h i s  share has5re g is te r e d  a d a c l in a  
from 90*72 par cent in  1970-71, the c o n t r ib u t io n  of PT to 
t o t a l  tax revenue (TTR ) i s  s t i l l  the h ighes t in  C a lc u t ta  among 
the b ig  c o rp o ra t io n s  (T ab le  145')* The share of the PT in  the 
revenue of the co rp o ra t io n s  from theitf Own sources  ( ta x  and 
non-tax ), i * e » ,  exc lud ing  g ra n ts ,  i s  a lso  tho h ighes t  ih  
C a lc u t ta  (70*73 per cent as of 1 976-77)*. D esp ite  heavy 
r e l i a n c e  on the PT , revenue from the PT in  C a lc u t ta  has gone 
down in  abso lu te  terms i f  reduced to constan t  p r i c e s .  Taking 
1960-61 as the fcbase, the index of c o l l e c t io n s  from the PT in  
C a lc u t ta  stood a t 90 in  1977—78 whereas in  Bombay i t  was 
259, in  D e lh i  379 and in  Madras 204 (T ab le  1 *6 ).  I t  is  a lso  
to be n o t iced  th a t  in  C a lc u t t a  where the tax p lays  such a 
preponderant r o le  among the revenue sources of the c o rp o ra t io n ,  
PT per c a p i t a  i s  lower than in  Bombay (Rs 30*90 as compared to 
Rs 1Q4*06) and a ls o  than in  Madras (Rs 40*66 ), a l l  as of
1976-77 (T ab le  1 * 8 ) .  Also, du ring  the years 1960-61 to 1976-77, 
revenue from PT per c a p i t a  a t  co n s tan t  p r ic e s  r e g is te r e d  a 
d e c l in e  in  C a lc u t t a  ( th e  index being 83 in  1976—77 w ith  
1960—61 as tho b a s e ) ,  whereas in  the o ther c i t i e s ,  there  has



TABLE 1.5

R e la tiv e  d ifflifica n ce  o f Property Tax and Grants-in-Aid, in 
Se lect.nrf- Jlun icipal-Xgriy-'rations

Corporation PT as P£r cent, o f Grants
. TTR TR ' TR* as per 

cent o f 
TR

( 1 ) (2 ) (3 )
... ' W

Calcutta
1970-71 90.72 44.37 47.60 - . 6.80
1976-77 87*1 6 47.71 70.73 32.55

Bombay
1970-71 .....59.36 53.15 53.30 0.27
1977-7.8 . -62.35 50.51 51.65 2.21

Delhi
1970-71 30.10 22.60 27.77 18.60
1977-78 42.45 30.41 36,10 15,76

Madras
1970-71 54.51 37.45 38. 65 3.10
.1975-76 73.71 57.13 - -

Ahmedabad
1970-71 35.31 20.04 21.35 6.14
1977-78 33.03 18.03 19.39 7.02

Bangalore
1971-72 22.67 22.72 26,11 4.11
1977-78 27.87 21.83 22.10 1-.43

TR* = TR - grants, i . e . ,  Total Source : Central S ta t is t ic a l
Revenue from Own 3oUr- Organisation (1978).
ces S ta t is t ic a l Abstract.



TABLE 1.6

Index Number of P ro p jrt }T T c.QC C o llection s at Constant Prices*
(Base 1960-61 = .JO )

Year C alcutta Bombay Delhi Madras

(1 ) (2 ) (3 ) (4 )

1960-61 100 100 100 100
1961 -62 -110 102 174 103
1 962-63 106 110 116 108
1963-64 103 122 138 114
1964-65 105 117,..‘ - 192 120
1965-66 103 118 222 131
1966-6? 90-' 120 203 124
. 1967-68 104 .112 217 130
1968-69 95 123 240 138
1969-70 97 122 245 148
1970-71 91 133 267 147-
1971-72 92 141 . 276 160
1.972-73 97... 139 295 176
1973-74 98 144 v 273 160
1974-75 71 143 280 165
1975-76 90 175 v 388 186
1976-77 92 245 . 262 225
1977-78 9 ° . 259 379 - 204

Note; *  PT (P ro p e r ty  Tax ) Source  : As f o r  Table  1.7
d e f la te d  by 

-fionsumer P r ic e  
Index Number (C P IN ) 
fo r  Urban Non-Manual 
Workers ( l  960=1 00)
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P r o p a r ty  Tax a t  C u r re n t  and C on s tan t  P r i c e s  in  Major Muni-
* '  ~ ~ c i p gtl  C o rp o ra t ions

(Rs  la k h )
Ve ar ~  “ Calcutta Bomb ay ____ ______ Ue lfTi  __ , . • Madras

PT ~aT“  PT at P T  a F  T Y  "at~ PT a t  PT a t  "Pj at  PT a t
c u r r-  c o n s ta n t  c u r r e n t  c o n s ta n t  c u r r e n t  c o n s ta n t  c u r r e n t  c o n s ta n t
en t  p r ic e s ^  p r i c e s  p r ic e s *  p r i c e s  p r i c e s *  p r ic e s  p r ic e s *
pr ic e s  . .

TABLE 1.7

(1 ) ( 2 ) ( 3 ) ( 4 )  ̂ ( 5 ) (6 )___  __ ( 7 ) (8 )

1 96 0-61 446.76 446.75 1250 .67 1250.67 132.46 132.46 183.10 193.10
1961-62 495.57 490.66 1297 .37 1 271 .93 240'  ̂ ' 7 231 .03 198.45 189.00
1962-63 500.16 471.85 1459 .00 1376.42 167.68 153.83 21 8 . 39 198,. 54
1963^64 512.06 461.32 171.1 .42 1529.05 207,92 192.39 238.48 209.19
1964-6 5 546.45 471 .08 1 779 • 16 1459.33 313.36 254.76 269.42 219.04
1 965-6b 565.08 459.41 ’ 1 924 .23 1490.19 379.92 294.43 315.28 240.67
1966-67 544.47 403.31 2091 .42 1504.62 374.41 269.36 324.58 226.98
1 967-6 8 689.46 462.72 2100 .82 1400.55 43 3 . ‘9 2 287.36 365.62 237.42
1968-69 6 73.58 423.64 2389 .14 1541.38 51 1 .38 317.63 388.21 252.08
1 969-70 695.28 434.55. 2450 .54 •1 531 .59 537.89 324.03 427.97 270.97
1 970-71 684.71 405.15 2769 .94 1658.65 612.85 354.25 463.41 269.42
19 71-72 711.56 411.31 3024 .72 176 8.84 649.69 364.99 539.47 293.19
1972-73 773,14 434.35 3129 .00 1738.33 808.02 390.35 644.29 322.15
1973-74 857.72 439.96 3587 .92 1802.97 911 * ... 361.88 650.69 293.10
1974-75 739.27 318.65 4172 .64 1790.83 1011.93 370.63 932.02 302.55
1975-76 981 .41 402.22 5388 .87 2190.60 1397.03 513.61 1 054.1 0 340.03
1976-77 1015.47 411 .12 7704 .53 3069.53 994.11 347.59 1 201 .00 411 »30
1977-78 1049.32 400.50 861 8 .62 3240.08 1496.48 502.17 1148.00 7/3.94

Source ! C e n t r a l S t a t i s t i c a l O rg a n is a t io n ,
• M onth ly S t a t i s t i c a l A b s tra c t
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been a. . t i s e  ( uldex.CQl's;;,‘4 8  ,• 12 .and 16 o f  ;T 'ib le 1 . 8 ) ^ .  The 
p o s i t io n  in  the m u n ic ip a l i t i e s ,  in  t h i s  re,gard, i s  examined
in  the next ch ap te r .  The t re n d ,  h o u ev tr ,  saems to be the
same.

b. ' Grouth o f  revenue from pro p e rty  tax 
in  ma.ior m un ic ipa l c o rp o ra t io n s

( i )  Rates o f  grouth

•' T * *■ 4 r

1.6 The grouth o f  the PT in  C a lc u t ta  in  the l a s t  15 y e a rs
or so has been the s low est among the m u n ic ip a l c o rp o ra t io n s  o f  
In d ia ,  uhether one measures the ra te  o f  grouth o f  the tax in  
abso lu te  terms dr, tax per c a p i t a  or per h o ld in g  (T ab le  1 .9 ) .  
The grouth ra te  tu rn s  out to be n eg a t ive  i f  the tax revenue 
i s  taken a t  co n s tan t  p r i c e s .

. 1_/ The revenue of' the c o rp o ra t io n s  .from the PT a t c o n s ta n t-
p r ic e s  has been d e r ived  by.d e f la t in g  the revenue f ig u re s
a t c u r re n t  p r i c e s  by the Consumer P r i c e  Index Number -(CPIN) 
fo r  urban non-manual u o rk e fs  in  the r e s p e c t iv e  c i t i e s .  ; 
S ince  the bulk o f  the expend itu re  o f  the m un ic ipa l corpo
r a t io n s  i s  accounted fo r  by the s a l a r i e s  and uages o f  
s t a f f ’, argUa’bly*, ;a mor-e. a p p ro p r ia te  d e f l a t o r  uould be the 
index number o f  emoluments o f  employees a t  d i f f e r e n t  p o in ts  
o f  t im e. No such index number i s  a v a i l a b l e .  Nor i s  i t  
p o s s ib le  to c o n s t ru c t  such index numbers in  the absence o f  
in fo rm a t io n  regard ing  in c r e a s e s  in  the emoluments o f  the 
employees o f  m un ic ipa l c o rp o r a t io n s / m u n ic ip a l i t i e s  ove r  the 
y e a rs .  M u n ic ip a l  employees are houever granted in c re a s e  in  
D. A. ’ ftom ' time to time to, n e u t r a l i s e  a t  l e a s t  p a r t l y  the 
e f f e c t s  o f  i n f l a t i o n .  S in ce  the D.A. in c re a s e s  are u s u a l l y  
l in ked  to the CPIN fo r  urban non-manual u o rk e rs ,  the CPIN 
has been used as a proxy. I t  i s  p o s s ib le  th a t  t h i s  index 
o v e r c o r r e c ts  the e f f e c t  o f  i n f l a t i o n  on 'the r e a l  uo rth  o f  
the re venue s .of .tbe, m u n ic ip a l i t i e s .  Hpwever, s in ce  the 
re ven u e^ f ig u re s  o f  a l l  the c o rp o ra t io n s  compared here  have 
been d e f la te d  by the CPIN fo r  the r e s p e c t iv e  touns, the 
r e l a t i v e  p o s i t io n  o f  C a lc u t ta  v is - a - v i s  the o the r  co rp o ra 
t io n s  in  the m atter o f  t ren d s  in  the c o l l e c t i o n s  from the 
PT in  r e a l  terms i s  u n l ik e ly ,  to change m a t e r i a l l y  even 
i f  Some, o the r  index number uas used to a d ju s t  fo r  p r ic e  
c h a n g e i
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TABLE 1.8

Per C a p i t a  P r o p e r t y  T ax and In d ic e s  
(B a se  1 960-61 = 100)
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( Rs )
C a lcu T ta  -j— - T T

’0omUayr UiTFvT
_ _ r T T

Madras

1960-61 
1970-71 

1976-77

( l )  ( ? )  ( 3 )  ( 4 )  ( 5 )  ( 6 )  ( 7 )

16.13 

21 .71 

30.90

100 16.13 100. 31 .28
*

13 5 12.35 80 46.39

1 92 12.51 33 104.06

(1 3 )  (1 4 )  (1 5 )  ( 1 6 )

9.76 100 9.76 100

2(2.21 228 12.91 132

40.66 417 13.92 14|3

PTp = Per c a p i t a  p ro p e r ty  tax  

PT£ = PTp d e f l a t e d  by CPIN  

I  = Index S base 196 0-61
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TA8LE I . g

Grouth_ Rate_ pf_ P ro p e r ty  Tax an_d_-_Re 1 at s d Mao n i tu dss 
in  S e 1 e c t  a d_ Muni c i  p a 1 Corpora t n s .

C orporat ion PT
*

P J p v
*

-  PTP : - p t h <
( D (2 ) M (4 ) ( S ) ( 6 )

C a lc u t ta 5.56 -0. 76 4. 74 — 1.43 3 .28£ . ' - 2. 80£
Bombay 10.73 4. 37 6.47 0. 37 14.12 6.80
D e lh i 13.91 6. 35 8.96 1.17 6.96 -1.62 :
Madras 10.13 4.35 oin•C

D 1.27 10.30 1. 57
Ahmedabad 8.88 2.06 ' 5.43' 1 7 - -
Bangalore 13.46 6.15 10.05 2.9 6 7.14 V 0.24

PT = P ro p e r ty  tax Pe r io d  s

‘  (c o n s ta n t^ p r ic e s )  C a l c u t t a -  1965-66 to 1978-79

PTp = Pe r  c a p i t a  p rope rty  < • £ C a lc u t t a  P roper i . e .  ex c lud in g
tax , To llygange

PTp = Per c a p i t a  p rop e rty  Bombay - 1960-61 to 1977-78
tax ^constant, p r i c e s )

nT n u x D e lh i  - 1960-61 to 1977-78P • j_j = Pe r  ho ld ing  p rop e rty  ' #• ••
tax . pTH , PTh - 1970-71 to 1977-78

PTH = Pe r  fo ld in g  property^  madras - 19 60-61 to 1977-78
tax ^constan t p r i c e s )  #

PTh , PTh - 1966-67 to 1975-76

Ah me dab ad .r  1960-61 to 1977-78 
PTh> PT* - 1964-65 to 1972-73

Bangalore  - 1960-61 to 1977-78



- 15

The -growth *T¥te -ef prrspf|>by\tax per c a p i t a  a t  constan t p r ic e s  
has been (- )1 .4 3  per cent during  th e ' period„.unc3r rev iew  even
th o ugh the  gr o w tfi pf' p opu la t  ion "i rr-Gaicu„t t  a h as bee n " sm a IT ”’a s....
compared .to .o ther c i t i e s .  I t  cannot be sa id  th a t  the growth 
o f  the PT in  C a lc u t ta  has glowed down because o f  the poor 
growth o f  number o f  h o ld in g s  ( f o r  growth r a te . .o f ... p o p u la t io n .. 
and numbfer o f  h o ld in g s ,  see Table 1.10).-' The growth ra te  o f  •
propsrty tax per holdihg also is.the‘~lowest_ in Calcutta, viz.,

3.2 8 per cent' a t  c u r re n t  o r ic e  s-and -2. 80 per cen t a t 
co n s tan t  p r i c e s .

1^7- Dependence on- the PT a s ' t h e  p r in c ip a l  source o f  revenue 
on the; one hand and-the i n e l a s t i c i t y  o f i t s  y i e l d  on the o the r  
have r e s u l t e d  in  d e f i c i t s  in  the budget o f  the C a lc u t ta  
C orpora t ion  and in c re a s in g  r e l i a n c e  on g ran ts  from the S ta te  
government. The p ro p o rt io n  o f  g ran ts  in  t h e ' t o t a l  revenue 
r e c e ip t s  has gone Up from 6.8 per cent in  1970-71 to 32.5 per' 
cen t in  197B-77 ( Co-lumn .4_of Table 1 .5 ) .  No o the r  co rp o ra t io n  
r e l i e s  so much o'ff ^g ran ts from  the S ta te  ^Dver-Rroent, The 
g ran ts  are o b v io u s ly  n e c e s s i ta te d  by the growing s h o r t f a l l  in  
revenue o f  the C a lc u t ta  C o rpo ra t ion  r e l a t i v e ,  to i t s  needs.
U n l ik e  in  the p a s t ,  throughout the s e v e n t ie s ,  the revenue 
account o f  the Corpora t ion  c a r r i e d  a n eg a t iv e  ba lance . The 
budget fo r  1980-81 shows a n e g a t iv e  c lo s in g  ba lance o f  
Rs 37.73 c ro re  as may be seen from the Table 1.11.

(ii) Elasticities

^•8 The growth o f r§venue from the PT i s  in f lu en ced  by a
number o f f a c to r s ,  o r i n c i p a l l y ,, the growth o f  pop u la t ion  o f  t h e 1 
town, changes in  p r i c e s ,  the l e v e l  o f  income o f  the people l i v i n g
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TA3LE 1*10

Growth Rate, of Population r,. Numbur _3f H.jldiivuL and Rricus
in  fjn'ijar Municipal Corpor.ui.:.. ?

-  :■ ■

Corpo
ra tion

Population 
(1961 to 1981)

Number of holdings 
assessed

Prices*!^ 
(1960-61 

to 1S77-78)

(1 ) .2) (3 )

Calcutta . 0.59 0 .6 ^ / (1 965-66 to _  
* 977^8)

16.4

Bombay 3.46 1.32 (1968-69 to  
.1977-78)

15.7

Delhi 3.1*0 5.82 (1$70-n to 
1977-78)

17.5

Madras 4.63 -2.47 (1966-07 to 
1976^7)

18.0

Ban g a lo re 4 .80 5.90 (1960-6”'- to  
. 1977-78)

18.0

Note : 1J  CPIN (U rban  Non-manual W orkers . ^^50=1 OD')
2/ Calcutta proper ( i . e . ,  excluc"ng !b lly  gunge)

F ig u re s  u i t h in  paren thesas in d ic a te  period



TABLE 1,11 

Calcutta Corporation M unicipal Revenue

- 1* -

Fund — Budget Estim ates . 

(Revenue Account)

I  04

Year Opening
balance

Receipts
during
f is c a l

year

Tota l Jbcp endit ure 
during 

f is c a l year

Clo sing 
balance

H )  - (2) (3 ) . (4 ) (S )

1978-79 -2714 3466 752 3369 -2617
1979-80 -2563 3769 1206 3812 -2606
1980-81 -3522 3792 270 4043 : -3773

Source : C a lcu tta  Corporation,
Budget Documents*

in  the % i t y ,  tha growth of housing and changes in  the 
p r ice  o f. r e a l  p rope rty  and r e n t a l  l e v e ls *  Hence, fo r  a 
v a l i d  comparison of the t ren d s  in  the revenue from the 
f!T( among c i t i e s  and judg ing  the e f f i c a c y  of the tax to
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secure revenue in  p ro p o rt io n  w ith  the growth o f  p o p u la t io n ,
income^ housing and prices ,, i t  i s  necessary  to look a t  the
e l a s t i c i t y  o f  the tax w ith  re sp e c t  to these v a r ia b le s .
Data on city.incomes, land prices and rental l e v e l s  are

not a v a i l a b le  on a comparable b a s is .  An attem pt uas,
th e re fo re ,  made to compute the e l a s t i c i t i e s  o f  the PT o f
the major m un ic ipa l ' c o rp o ra t io n s  w ith  "resp ect , to a feu
major v a r ia b le s ,  namely, p o p u la t io n ,u rb an  income (tak en
as represented  by' 'tbs n o h - a g r ic u l tu r a r  income o f  the S t a t e )
and cost o f  c o n s t ru c t io n .  The r e s u l t s  are se t out in  

2/Table 1 .12—. W h ile  the e l a s t i c i t y  w ith  re sp e c t  'to 
popu la t ion  in- C .a lcutta  i s  r e l a t i v e l y  high (7 .9 )  - 7
presumably because the p o p u la t io n  o f  C a lc u t t a  i's not 
growing as f a s t  as th a t  o f  the o t h e r - c i t i e s  - -with re sp e c t  
to o ther v a r i a b le s ,  v i z . . co s t  o f  c o n s t ru c t io n  and income,  ̂
the e l a s t i c i t y  o f  the PT in  C a lc u t t a  i s ” the low est. E-ven \ 
w ith  resp ec t  to p o p u la t io n ,  the e l a s t i c i t y  i s  lower than t 
in  o ther major c i t i e s  o f  In d ia  and i s  in  f a c t  nega t ive  
(-1 .1 4 ) i f  revenue i s  taken a t  co n s tan t  p r i c e s ,  i . e . ,  d e f l a 
ted by the consumer p r ic e  index number fo r  urban non-manual 
Workers (C P IN ) as a p p l ic a b le  to the r e s p e c t iv e  c i t i e s .
I f  measured a g a in s t  the r i s e  in  p r ic e s  o f  r e a l  e s t a t e ,  
however, the growth o f  PT nowhere in  In d ia  cou ld  probab ly

2/ These e l a s t i c i t i e s  have been d e r ived  by re g re ss in g
the p ro p e rty  tax revenue on the ex p lan a to ry  v a r i a b le s ,  
'v i z . , p o p u la t io n ,  co s t  o'f c o n s t ru c t io n  and urban income 
in  separa te  eq u a t io n s . See Appendix' 11 *to t h i s  Chapter 
fo r  re g re s s io n  r e s u l t s .
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I >UI L.C 1.12

EIg t irn-jtiJ S nof E l a s t i c i t y  of -Prope r t y  Tax Ui.th H.jsp^ct 
to P o p u la t io n ,  Cost of C o n s tru c t io n  and Urban Incomo

PT : f

PT * :Ym
S'

Elasticity Calcutta Bombay De lhi Madras Ahmedabad Bang.' It

. {1 ) ~ ( T “ (3.) “ r 7 s ) ~ (6 )

P T ;P 7.90 2.59 2.93 3.35 2.64 3.99
•PT* i P —1 <14 1 .09 1 .39 1 .24 0.63 1 .83
PT :CC Q.57 1.79 1 .24 1 .49 ** -
PTiYj?

P T * : y ]T

0.65 
(0 .5 2 ) 
-1 . 15 

(-0 .G 4 )

0.83

0.75

0.81
0.32

0.97

0.62

0.81 0.93

PT P ro p e r ty  tax
PT* P ro p e r ty  tax at consta nt p r ic e s

Popu la t ion
Cost of c o n s tru c t io n  index as computed fo r  d i f f e r e n t  
c i t i e s  by the CPUQ
Per c a p i t a  n o n - a g r ic u l tu r a l  GDP of the S t a te  m u lt ip l ie d  
by the popu la t ion  of the c i t y
Y  ̂ a t  co n s tan t  p r ice s

1960-61 to 1977-78 .
1960-61 to 1977-78 except C a lc u t ta  1965-6-6 to 1 978-79
"  1 ............... .. to 1978-79; D e lh i?  1970-71 to 1977-78;

1977—78; Madras: 1971-72 to 1977-78 
except D e lh i*  1970-71 to 1976-77

C a lc u t t a  : 1966-67 
Bombay.: 1973-74 to 
1965-66 to 1976-77

C a lc u t t a  and Madras;: 1965-66 to 1974-75; Bombay:1965-66 
to 1976-77 and Delhi*. 1970-71 to 1976-77

Note* f ig u r e s  u/ithin parenthssas in d ic a te  e s t im ates  of e l a s t i c i t y  
J l t h  re sp e c t  to the C i t y  Domestic Product (CDP) of the 
u ^ s t r ic t  of C a lc u t t a  which co in c id e s . .w ith  th<3 M u n ic ip a l 
Corporation  Area. (Sou rce  fo r  the C D P o f  C a lcu tta-  Bureau of 
Economics and S t a t i s t i c s ,  Government of Uest B e n g a l ) .
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be regarde'd as h igh . For i n s f ance, p r ic e s  o f  f l a t s  j.n 
r e s id e n t i a l  a reas  in  Bombay are reported  to have gone up 
from Rs 90 per s q . f t .  in  1970 to Rs 1500 per s q . f t .  in  1981,
i . e . ,  a t  the ra te  o f  about 29 p e r . c e n t  (compound) per annum, 
and in  commercial a re a s ,  the ra te  has in c reased  from Rs 100 
per s q . f t .  in  1971 to Rs 100.0 per s q . f t .  in  1981 uhich works 
out to a ra te  o f about 25 per cen t  per annum ( In d ia  To-day, 
Duly 1-15, 1981, p . 37). The growth ra te  o f  PTfyin Bombay, 
which i s  the h ig h e s t  among the c i t i e s  under comparison in  
t h i s  study, uas 14.12 per cen t per annum (Column J -o f  Table 
1 .9 ) .  But w ith  re sp e c t  to the grouth o f  p o p u la t io n  and the 
r i s e  in  c o n s t ru c t io n  c o s t ,  the PT is . fo u n d  to be e l a s t i c  in  
c o rp o ra t io n s  o the r  than C a lc u t ta  (ex cep t Ahmedabad) even i f  
the revenue f ig u re s  are taken a t  constan t p r i c e s .  In  C a lc u t t a  
the e l a s t i c i t y  o f  the PT a t  co n s tan t  p r ic e s  i s  below u n ity  
whether i t  ‘i s  measured w ith  re sp e c t  to p o p u la t io n  or c o n s tru 
c t io n  cost.”

• *

1.9 As-noted a l re a d y ,  the e l a s t i c i t y  o f  thfe' PT in  C a lc u t ta
to popu la t ion  i s  in  fa c t  n eg a t iv e  i f  taken a t co n s tan t  p r i c e s .  
The e l a s t i c i t y  o f  the tax to the growth o f  incomes c f  the 
c i t i e s  (measured by the per c a p i t a  n o n - a g r ic u l tu r a l  
income o f  the S ta te  m u l t ip l ie d  by the p o p u la t io n  o f  
the c i t y  •oncerned) i s  l e s s  than u n it y  in  a l l  cases  but' in  
none o f  the c i t i e s  ctmpared i s  i t  as low as in  C a lc u t ta .
In  the case o f  C a lc u t ta ,  the e l a s t i c i t y  o f  the tax to r e a l  
income ( i . e . ,  when both are taken a t  cons tan t  p r i c e s )  tu rn s  
out to be n e g a t iv e .  The f ig u r e s  in  b racke ts  under C a lc u t ta  
in  the l a s t  two l i n e s  o f Tab le  1.12 shc'-J th a t  the e l a s t i c i t y  
o f  PT to the C i ty  Domestic P ro d u c t  (CDP) o f  C a lc u t t a  i s  
0.52 a t c u r re n t  p r i c e s  ard -0-.04 a t  cons tan t  p r i c e s .
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(Comparison o f e l a s t i c i t i e s  of PT fo r  the o ther c i t i e s  
could not be made on a s im i la r  bes is  as in fo rm a t io n  on COP 
of e the r  c i t i e s  uas not a v a i l a b l e . )  The cos t  of c o l l e c t io n  
of the PT in  C a lc u t t a ,  on the other hand, i s  p r e t t y  h igh, 
over 10 per cent* In  Bombay, the cost cf c o l l e c t io n  of the 
iPT i s  4 per cent (T ab le  1.13)* For income tax , u e a lth  tax 
and e s ta te  duty the cost of c o l l e c t i o n ,  accord ing  to the 
Budget e s t im a te s  of 1931-G2, i s  le s s  than 2 per cen t;  fo r  
customs d u t ie s  i t  is  1«07 per cen t,  and fo r  C e n t ra l  e x c is e ,  
0.60 per cent*

F a c to r s  U nd er ly ing  Poor e l a s t i c i t y  « f  
'.Property Tax in  C a lcu tta

a . D e c l in e  in  c o l le c t io n  e f f i c i e n c y .
1.10 The e l a s t i c i t y  of 9 tax may s u f f e r  as a r e s u l t  o f ,  
among othor causes» e i th e r  poor c o l l e c t io n s  of the demand 
ra is e d  or as a r e s u l t  of poor grouth of the  demand i t s o l f  
because of la ck  of grouth in the baso of the tax> or both. 
That there  has been a markec d e c l in e  in  the e f f i c i e n c y  in  
c o l l e c t i o n  of the PT in  C a lc u t ta  over the years  u i l l  be 
e v id e n t  from the f a c t  th a t  the p ropo rt ion  o f  c o l l e c t io n s  
made in  a year out of cu rren t demand, i . e . ,  demand ra is e d  in  
the year in  question- has gone doun from 73 per cent in  
1960-61 to 55 per cent in  1979-30, u h i le  in  the c o l l e c t io n  
aut of a r r e a r  demand the re  ^saems to have been an improvement, 
af^er a s teep  d e c l in e  during the e a r l y  s e v e n t ie s  (v id e  
Table I.14>3^ I f  c o l l e c t io n  e f f i c i e n c y  is  measured by the

1 /  Thqro is  an abr.upt r i s e  in the p ro p o rtio n  o f c o l le c t io n  
i f  a rre u r  demancf from 9*6 per cent in  1970—71 to 49 per 
le n t  in  1971-72* The f  igu'|je($ pfMPsrj.-the period  upto 1970-71 
and the . period  1 971 "72, ■te5t' l 979-30 uiSi?^ c o l le c te d  from tuo 
d i f f e r e n t  so u rce s ; the former from Budget •ocuments, and the 

Z.the * a t te r  from (̂ Collecit^E;, C a lc u tta ’ S o rp o ra t io n *  The sharp r i s e  
.a is e s  some doubt about Atnfe°' cottao&S'abTlity ibf the f ig u re s  of^ __ . f! lgurt
hhe tuo p e r io d s .  "  ..  ..................
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TABLE 1.13

P ro p e r ty  T^x* and i t s Cost o f  C o l l e c t io n  
in  C a lcu tta . and_ Bombay

( Rs 1akh)

Calcu t t a
PT Cost o f

Column (2 ) 
as DGrcen- PT

JLq/O ~ __
Cost o f

Column (5.) 
as perca-

c o l l e c 
t io n

tage o f  
. c o l .  • (1 )

co l  lec. 
t io n

- ntage o f  
c o l .  (4 )

(1 ) (2 ) (3 ) (4 ) (5 ) (6 )

1971-72 711.56 68.15 9.58 3024.72 _ —

1972-73 773.14 • S 5 .15 8.43 3129.00 - -

1973-74 857.72 87.92 10.25 3587.92 - -
1974-75 739.27 88. 22 11.93 4172.64 207.00 4.96
1975-76 981.41 104.28 10.63 .5388.87 229.00 4.25
1976-77 1015.47 108.41 10. 68 7704,53 274.00 3. 56
1977-78 1049.32 140.52 13.39 8616.62 334.00 3.88
1978-79 11 37. 52( RE) 134. 30 11.81 - " - -

Sources s 1. Co rpora t ion  b f C a lc u t ta

2. M u n ic ip a l  C o rpo ra t ion  
o f  G rea te r  Bombay
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TABLE 1.14

Demand and Co llie c t io n  o f Conso lidated Rate
(C a lc u t t a  P ro p e r )

(Rs la k h )

Year' C u rren t Column (2 j  Arrear Column
Demand Co i  l e 

c t io n
as porcan 

tage of 
c o l .  (1 )

- , Demand' Colle-
c t io n

- (5 )  as 
percen
tage cf 
c o l . ( 4 '

( 1 ) (2 ) (3.) (4 ) (5 ) (6 )

1960-61 
1 961-62 
1 962-63
1963-64
1964-6 5

452.02 
433.1 5 
503.52 
534.74 
557.93

353.1 0 
375.46 - 
336.75 
400.61, 
416.35

73.12 
77.71 
76.05 
74.92 

' 74-71

366.33 
449.14 
503.36 

- 546.26 
539.35

34.10 
121 .46 
115.46 
113.35 
131 .71

22.96
27.04
29.33 
45.27
22.33

196 5-66 
1.966-67 
1 967-63 
196 0-69 
1969-70

573.55 
627.34 
746.75 
779.3Q 
3X33 .93

. 42 5.20 
421.55 
516.20 
539 . 59 
5-52.41

■ 73.49..
67.14 
6;9 • 1 3 
69.24 
63.71

641.35 
73 7.43 
372.33 
995.07 

1107.07

123.93 
125.32 
177.63 
148.97 
150.07

20.09
16.99
20.35
14.97
13.56

1970-71
1971-72 
1 9 72*-73
1973-74
1974-75
1975-76

360.0"?
390.00
930.00

1090.00
1175.00 
1075.00'

549.30 
511.32 
542.39 
591.64 
546.63 
531 .67

63.93
57.45 
53.32 
54.23 
46.53
49.46

1266.43
,430.00
633.00
343.00 
951 .0 0 ....

1223.20

1 24 • 51 
210.75 
253.92 
455.09 
369.01
561.42■ \ ■ -

9.33 
.49.01 
36.91 
53.93 
33.30 
45.90

1976-77
1977-73 
1973-79 
1979-30

1100.00 
1126 . 00 
126 3.00 
1334.00

631.64 
706.62 
781 .77 
737.22

• 57.42 
62.75 
61.65 
55.26

1243.20
1167.00
1605.00 
2130.00-

491.55 
493.61 
431.27 
563.40

39.54
42.30
29.90
26.69

Sources : 1 . C a lc u t ta  C o rp o ra t ion ,
A d m in is tra t io n  Roports

2• C o l le c t o r ,  C a lc u tta
C o rp o ra tio n *



e l a s t i c i t y  o f  c o l l e c t i o n  w ith  re sp e c t  to the demand fo r  the 
tax ,  the e f f i c i e n c y  c f  th e - C a lc u t ta  C orpora t ion  compares 
r a th e r  poo r ly  w ith  th a t  o f  the c o rp o ra t io n s  o f  Madras, D e lh i 
and Bangalore  (T ab le  1 .1 5 ).  The E l a s t i c i t y  o f  aggregoto 
c o l l e c t i o n  to demand was 0.38 during  1960-61 to 1979-80.
In  Madras, i t  was 1 .26, in  D e lh i  0 .77 v and in  Banga lo re  0 .67 . 
The e l a s t i c i t y  o f  c o l l e c t i o n  out o f  a r t e a r  demand was on ly  
0.0,3 fo r  the period  1961-62 to 1970-71 and th a t  from c u r re n t  
demand was 0 .52. R eg ress ion  r e s u l t s  are con ta ined  in  
Appendix I I I  .to t h i s  Chapter^

, • • TABLE 1.15

Measure o f  C o l le c t io n  E f f i c i e n c y
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i

E l a s t i c i t y C a lc u t ta Madras • D e lh i Banqalore
(1960-61 
. 1979-80) ■

- ( D  ;

(1970-71 - 
1976-77)

(2 )

(1970-71 - 
1977-78)

(3 )  .

(1960-61 - 
1979-80)

U )

CCsCD 0.40 1.03 • 1.09 • 0.76
AC:AG ’ . 0.29 1.16 0.58 ■ 0. 50
PTfTD - 0.38 ’ . 1. 26 • 0.77 • • ■ 0.67 ,

CC = C o l le c t io n  out o f  c u r re n t  .demand (CD) 
AC - C o l le c t io n  out o f  a r r e a r  demand (AD) 
TD = T o ta l  demand .

b’. Low e l a s t i c i t y  o f  r a te a b le ,  v a lu e s

1.11 ’ The e l a s t i c i t y  o'f PT w ith  .respect to one o f  t’he 
p r in c ip a l  d e te rm in an ts , namely, co s t  o f  c o n s t ru c t io n  may be 
decomposed in to  ( i )  e l a s t i c i t y  o f  the tax y ie ld  w ith  re sp e c t  
to the base, i . e . ,  the annual va lue  (A\J) o r r a te a b le  va lue  
(RV) and.. ( i i )  e l a s t i c i t y  o f  RV to co s t  o f  c o n s t ru c t io n ,  in  
order to see which i s  the main f a c to r  re sp o n s ib le  fo r  the low 
e l a s t i c i t y  o f  PT. I f  t h i s  i s  done, i t  i s  seen th a t  wtrile  the



- -25 -

e l a s t i c i t y  o f  PT per holding--/ to co s t  o f  c o n s t ru c t io n  i s  
0 .49 ," this e l a s t i c i t y  o f  P J  p^r ho ld ing  to RV per ho ld ing  
i s  1.4 and the e l a s t i c i t y '  o f  RV per ho ld in g  to co s t  o f 
c o n s t ru c t io n  i s  0.33 ( Table' 1.1 6) . Thus i t  i s  the low 
e l a s t i c i t y  o f  RV per h o ld in g > which accounts  fo r the low 
e l a s t i c i t y  o f  PT to c o s t  o f  c o n s t ru c t io n .  The e l a s t i c i t y  
o f  RV/ per ho ld ing  to co s t  o f  c o n s t ru c t io n  i s ,  o f  course , 
le s s  than one fo r  the o the r  major c o rp o ra t io n s  a ls o ,  namely, 
Bombay, Madras, D e lh i  and Bangalore  but i t  i s  the lo w es t  in 
C a lc u t t a .

1.12 . The growth r a t e s  o f  RV in  ab so lu te  terms as a lso  
p e r .h o ld in g  in  c u r re n t  as w e l l  as co n s tan t  p r ic e s  in  
C a lc u t t a  and o the r  major c i t i e s  are  g iven  in  Table I . 17. 
C a lc u t t a  has recorded the low est r a te  o f  growth o f  RV 
w h ichever way one looks  a t i t .  At co n s tan t  p r i c e s ,  the 
growth r a te  has been n e g a t iv e .  I t  i s  thus e v id e n t  th a t  the 
poor e l a s t i c i t y  o f  the y i e l d  o f  p rop e rty  tax in  C a lc u t ta  i s  
due m a in ly  to the slow growth o f  RV which is - th e  base o f the 
tax i t s e l f .

1.13 I t  may t?e argued th a t  thejbase o f  the PT in  C a lc u t ta  
i s  assessed m ain ly  on the b a s is  o f  f a i r  r e n t a l  and, as i s  
well-known, because o f  the c o n tro l  imposed by law , r e n t a l  
l e v e l s  cannot mo e up as f a s t  as p r i c e s  or cost  o f  co n s tru 

c t io n .  T h e re fo re , the growth o f  RV, one- may contend, should
be judged ag a in s t  growth o f  r e n t a l  l e v e l s .

1.14 An attempt was made to c o n s t r u c t •an index o f  re n t  
in C a lc u t ta  betwen 1971-72 and 1979-80 on the b a s is  o f  
ren ts  paid  by the S ta te  Bank o f  In d ia  fo r  prem ises h ire d  by 
the bank ..for i t s  o f f i c e r s .  The S ta te  Bank has taken out

4/ I t  i s  f e l t  necessary  to  measure the e l a s t i c i t y  o f  the PT 
per ho ld ing  as o th e rw ise  the slow growth o f  the number o f  
h o ld in g s  in  a c i t y  (as- in  C a lc u t t a )  might a f f e c t  the 
e l a s t i c i t y  o f  the tax .  See Appendix IV  to t h i s  Chapter 
fo r  re g re ss io n  r e s u l t s .
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TABLE 1.16 

E l a s t i c i t y  of Per Ho ld ing Proper t y  T ax

\l ar iab le

PTr : CC

FTHiRVH

R U „: CC

C a lc u t ta

(J 1
0.49 

1 .43 

0.33

PT|_| = P rop e rty  tax
per ho ld ing

RV^ = R a teab le  v a lu e  
per ho ld ing

CC = Cost of
c o n s t ru c t io n
index

Bombay
( 2 )

1 .92 

2.82 

0.66

Per iod  : 
C a lc u t t a  
Bombay 
Madras 
De l h i

D e lh i

(± L
0.74

0.70

0.77

1 966-67 
1973-74 
1970-71 
1 970-71

1978-79 
1977-78 
197 5-76 
1977-78

TABLE 1.17 

Grouth Rate of R a te a b le  Value

Cor p o ra t io n R \! RU* r w h S

(1 ) (2 ) (3 ) (4 )

C a lc u t t a 4»63 -1 .63 3.80 -2.25
Bombay 7.72 1 . 54 6.97 ' 0.09
De l h i 12.54 3.30 6.57 -1 .99
Madras 9.34 0.67 6.62 -1 .83
Ahmedabad 5.91 1 .00 - . - ■
B angalore 13.34 6 .04 7.03 0.1 2

Note I RU = R a te a b le  v a lu e « Per iod t
RV* = R\l (c o n s ta n t  p r ice s ) C a lc u t t a  : 1965-66 to 1978-79

RV*
Per ho ld ing  RV £ C a lc u t t a  proper

* Bombay : 1960-61 to 1977-78

RV Per ho ld ing  RV 
(c o n s ta n t  p r i c e s ) D e lh i  " : 1 970-71 to 1977-78

Madras : 1970-71 to 1976-77
•AhmedabddI 1964—65 
Banga lo re  i 1 96'0-6l

to 1972-73 
to 1977-78
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prem isss on ren t  in  d i f f e r e n t  p a r ts  o f the c i t y .  Hence, i t  
was p o ss ib le  to fo%m .an id e a ; o f the. in c re a s e  in  the l e v e l s  o f  
ren t  on the b a s is  o f . . in fo rm a t io n  obta ined  -from tho bank.
I t  was found th a t  ta k in g  1971-72 as the base, the index o f  
r e n t a l  l e v e l  measured in  terms o f re n t  per u n i t  o f  a rea  had 
gone up to 265 in  the yea r  1979-80. The index o f  t o t a l  RV 
o f  p ro p e r t ie s  in  C a lc u t ta  fo r  the same period- in c reased  from 
■100 to 144 (v id e  Table 1 .1 8 ). ,  I f  RVs had in c reased  to the 
sarre e x te n t  as r e n t a l  v a lu e s ,  the t o t a l  RV o f  p ro p e r t ie s  in  
C a lc u t ta  should have been Rs 105.79 C r o r e  in  1979-80 even 
w ith o u t  an in c rease  in  the number o f  h o ld in g s  as a g a in s t  the 
a c tu a l  f ig u re  o f  Rs 57.62 c r o r e .  I t  i s  o f  i n t e r e s t  to .note 
th a t  the t o t a l  RV o f  p r o p e r t ie s  in  Bombay i s  Rs 141.20 c ro re ;  
in  D e lh i  i t  i s  Rs 92.13 c ro re  ; in  Madras i t  i s  Rs 37.70 
c ro re ,  in  Ahmedabad* Rs 30.38^and in  Ban g a lo re , Rs 30.10 
c ro re  (T a b le  1 .1 9 ).  RV per ho ld ing  in  C a lc u t t a  i s  h ig h e r  
than in  D e lh i ,  Madras and Bangalore  though lower than in  
Bombay. Comparison o f  RV per ho ld ing  p re sen ts  problems in  
the absence o f  homogeneity o f  the h o ld in g s  among the, c i t i e s  
and i s  th e re fo re  not pursued fu r th e r .

The Base o f  P ro p e r ty  'Tax in  Uest Bengal-*

1.15 In  C a lc u t ta  and o the r  m un ic ipa l a reas  o f  Uest Benga l, 
as in  most p a r ts  o f In d ia ,  the base on which the PT i s  
le v ie d  is- the annual l e t t i n g  va lue  p f the p ro p e r ty .
S e c t io n  169 ,0 f the C a lc u t t a  M u n ic ip a l  A c t ,  1951 (CM A c t ) “ 
which governs the a d m in is t r a t io n  o f  the PT in  the C orpora t ion  
o f  C a lc u t ta  a t  p resen t s t ip u la t e s  th a t  fo r  the purposes o f  
assessment to the ’’c o n so l id a te d  r a t e 3' - the name by which the 
PT i s  d esc r ib ed  in  the Act - " th e  annual va lue  o f  any land 
o r b u i ld in g  s h a l l  be deemed to be the g ross  annual re n t  a t
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TABLE 1.18

Index o f  the Gjtqjjth _■ f R a te a ble 
Value \Js» L e v e l  o f Rent

(C a lc u t t a  in c lu d in g  Tollygu.nge)

Year
R a teab le  v a lu e  

Amount Index . 
(Rs la k h )

L e v e l  of re n t  
T"paid by S B I J  

Index

1971-72 399-2 1 00 1 00
1972-73 4145 1 04 120
1973-74 4370 1 09 141 '
1974-75 4399 11 Q 1 72
1915-76 ‘ 4496 113 187
19 75-77 4624 116 21 3
197"-78 4767 11 9 . 248
197^-79 5356 134 255
1979-90 5762 144 265

Annual average 
growth (per  c e n t ) . . . . 4.89 18.44

So u rces : 1» For c o l . ( 2 )  C a lc u t ta  
C o rp o ra t io n ,
Budget Documents

2* Fo r c o l . ( 4 ) ,  b a s ic  
da ta  c o l le c t e d  from 
S B I ,  C a lc u t t a .
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R a te a b le  Va lues  o f Pro p e r t ie s  in  Major M u n ic ip a l
C o rpo ra t ions

TABLE 1.19

Cor p o ra t io n

C a lc u t t a  (1 979-80) 

Bombay (1979-30) 

D e lh i  (1 977-78) 

Madras (1975-76)

Ah me d a bad ( l  976-77) 

Banga lo re  ( l 979-80)

______ R a teab le  v a lu
~ T ci"t a T • '” ~*T7er holding
(Rs la k h )  (fe)
____________ ________________ -C2.X---—

5761 .51 

14120.00 

9213.23 

3 770.49

3038.14

3309.87

.5657.75 
7131 .31

2225.42

2792.95

1828.66

Sou rce : O f f i c i a l  Records
o f the M u n ic ip a l 
C o rp o ra t io n s .



which the land or b u i ld in g  might at the time of assessment 
be reasonab ly  expected to l e t  from year to y ea r ,  l e s s ,  in  
the case of a b u i ld in g ,  an a llow ance  of 10 oer cent fo r  tho 
cost  of r e p a i r s  and fo r  a l l  o the r  expenses necessa ry  to 
m a in ta in  the b u i ld in g  in  a t a te  to command such gross r e n t !l 
The Act, however, p rov ides  th a t  where the re n t  of any land o 
b u ild in g , has been f ix e d  under the re n t  c o n t ro l  laws of 1950 
or 1956, the annual v a lu e  s h a l l  not exceed the annual
amount of r e n t  so f ix e d *  The Act a lso  s t ip u l a t e s  th a t  where 
the gross r e n t  of a premises not o r d i n a r i l y  l e t  cannot be 
e a s i l y  e s t im a ted , the gross annual rent) of the premises fo r  
purposes of the le v y  s h a l l  be deemed to be 5 per cent of the 
es t im ated  present va lu§  of the land , i f  i t  i s  vacan t  and, 
i f  i t  con ta in s  a b u i ld in g ,  5 per cent of the va lu e  of the 
b u i ld in g  ob ta ined  by adding the es t im ated  cost  of e r e c t in g  
i t  a t  the time of assessment le s s  a reasonab le  amount to be 
deducted on account of d e p re c ia t io n  to the es t im ated  p resent 
v a lu e  of the land va lued  w ith  the b u i ld in g  as part  of the 
same premises* In the case of a b u i ld in g  used as a p u b l ic  
cinema house or th e a t re  or o lace  of p u b l ic  amusenEnt, the 
gross annual r e n t  is  taken at 7-| per cent of the gross 
annual r e c e ip t s .  Bustees  are assessed on the bas is  of gross 
annual ren t  o f the land p lus th a t  of the huts s tan d in g  on 
them le ss  10 per cen t f o r  r e p a i r s  — the ren t  being taken a t 
the ra te  at which the huts might be reaso n ab ly  expected to 
l e t .  There are some s p e c ia l  p ro v is io n s  fo r assessment of 
lands belong ing to the C a lc u t t a  Improvement T ru s t  ( C IT ) .  
Thus, b a r r in g  premises fo r  which r e n t a l  v a lu e  cannot be 
e a s i l y  determ ined , the tax  is  le v ie d  g e n e r a l l y  on the b as is  
of reasonab le  l e t t i n g  v a lu e .
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1 *16 Tha maximum r i t e s  ? t  uh ich the tax  con be le v ie d
are a lso  l a id  down in  the Act (S e c t io n  165)• P la ces  of 
p u b lic  w orsh ip , p u b l ic  b u r i a l  and burning grounds are exempt 
from the tax* The C o rp o ra t io n  can at- i t s  d i s c r e t io n  grant 
exemption to p ro p e r t ie s  used e x c lu s i v e l y  fo r  purposes of 
p u b l ic  c h a r i t y  and p ro p e r t ie s  of uh ich  the annual v a lu a t io n  
does not exceed Rs 50, s u b je c t  to c e r t a in  c o n d it io n s*  
P ro p e r t ie s  of the C e n t ra l  government and R a i lw a y s  constructed  
a f t e r  1 937 pay o n ly  a pa rt  of the co n so l id a te d  r a te  by way of 
s e r v ic e  charge* From Tab le  1*20 i t  w i l l  be seen th a t  the RV 
pf’ b u s te e s . c o n s t i t u t e s  ro u g h ly  4 per cent o f the t o t a l  RV 
o f  a l l  p ro p e r t ie s ' and th a t  of the p ro p e r t ie s  o f the C e n tra l  
government ( in c lu d in g  R a i lw a y s )  and the C IT , about 2 per cent 
P ro p e r t ie s  exempted f u l l y  from the tax account fo r  a l i t t l e  
over 1 per cent of the t o t a l *  The remaining*' 92-93 per cent 
(e x c lu d in g  m u n ic ip a l p ro p e r t ie s )  thus bears tax  a t  the normal 
r a te s *  S e c t io n  191 of the Act p rov ides th a t  one-ha lf  of the 
Conso lida ted  r a t e  s h a l l  be payab le  by the owners of lands and 
b u i ld in g s  and the o ther h a l f  by the occup ie r

Causes of Low E l a s t i c i t y  of R a teab le  Va lues

1 *1 7 ■ The CM Act, 1951, a lso  requir.e.s. e v e ry  p roperty  to be 
re v a lu e d  a t l e a s t  ‘once in  e v e ry  s ix  years  - ” g en e ra l  
rev a lu a t io n ^ X G R )  - and a lso  perm its  ” i n t e r  mediate • 
v a lu a t io n ” in  between two GRs i f  there  has been any new 
c o n s t ru c t io n  or s u b s t a n t i a l  a d d i t io n  or a l t e r a t i o n  to the 
e x is t in g  s t r u c tu r e  or under c e r t a in  s p e c i f ie d  c ircum stances* 
Desp ite  these p ro v is io n s  r e q u i r in g  and/or p e rm itt in g  r e v a lu 
a t io n ,  RVs have f a l l e n  behind market t rends  of p roperty  
p r ic e s  and re n ts  because of s e v e r a l  f a c to r s *  W hile  i t  i s  not



- 32 -

TABLE 1.20

.Proportion  of R a teab le ' Value F u l l y  or P a r t i a l l y . 
Exempt from C on so lida ted  Rate  in  

C a lc u t t a
. ( C i t y  P ro p e r )

(Rs la k h )

V a lu a t io n • 19 78-79 1979-80 1 980-81

(1 ) * ( 2 ) ( 3 )

T o ta l  ra te a b le  va lu e
q’P which •1 * j 4554.02 .4950.02

*■
5546.40

V* Exempted under S e c t io n  
167 r f  the Act* 66.1 8 

(1 .4 5 )
67.67 
( i  .3 7 )„

68.23 
(1 . 25.)

2* Taxed a t " lo w e r  ra te s

i .  C e n tra l government 
and r a i lw a y s  pro
p e r t ie s

92.50
(2 .0 3 )

92.50 
(1 .8 7 )

92.50
(1 .6 7 )

i i «  C a lc u t ta  improvement 
t r  s t  p ro p e rt ie s

15.00 . 
(0 .3 3 )

1 5.00 
(0 .3 0 )

15.00
(0 .2 7 )

i i i «  Bustees  lands 182.32
(4 .0 0 )

188.88 
: (3 .8 2 )

222.24 
(4.01 )

Notes F ig u re s  w ith in  paren theses 
in d ip a te  percentage to the 
t o t a l  ra te a b le  v a lu e

*  C a lc u tta  M u n ic ip a l Act, 1951

So u rce : C a lc u tta *C o rp o ra t io n ,
Budget Documents



- 33 -

p o ss ib le  to i d e n t i f y  a 11 t ’jch f a c t o r s  or q u a n t i f y  the e f f e c t  
of each, f a c to r s  which seem to have been m ain ly  re sp o n s ib le  
fo r  the slow growth of RV in  C a lc u t ta  are the f o l l o w in g •
( i )  l e g a l  c o n s t r a in t s ,  ( i i . )  weaknesses of assessment methods 
and procedure and ( i i i )  socio-econom ic env ironm ent. The 
manner' in  which these f a c to r s  have operated  to undermine the 
base of the PT and thereby  i t s  e l a s t i c i t y  and e q u it y  is  
examined b r i e f l y  be low*

a • Leg a l c o n s t ra in t s
In t e r p r e t a t io n  of ’’f a i r  r e n t 11 

1*18 As in d ic a te d  in  para  1*15, g e n e r a l l y ,  the b as is  of
assessment of annual va lue  of a p rope rty  in  C a lc u t t a  i s
’’the gross annual ren t  a t  which the land or b u i ld in g  might
a t  the t ine  of assessment be reaso n ab ly  expected to  l e t  
from year t o " y e a r ” * In su c c e s s iv e  judgments, beginning w ith
the ce le b ra te d  case of C o rp o ra t io n  of C a lc u t t a  v* PadmaC7
Devi— and" cu lm in a ting  w ith  the case of Dewan D au la t R a i
Kapoor v* Mew D e lh i M u n ic ip a l  Committee, i t  has been la id
down t ' the Supreme Court h a t ,  in  e s t im a t in g  the re n t  a t  
which a p rope rty  might be reaso n ab ly  expected to l e t ,  the 
standard  r e n t  determ inab le  under the p ro v is io n s  of the 
r e le v a n t  r e n t  c c n t r o l  laws must be taken as the b a s is ,  no 
m atter what the land lo rd  i s  a c t u a l l y  g e t t in g  or whether the 
r e n t  has been a c t u a l l y  f ix e d  by the re n t  c o n t r o l l e r  or not» 
The h i s t o r y  of the e v o lu t io n  of case law .on the s u b je c t  isA /
now well-known and need not be gone in to  her&^*i

5 /  C i t a t io n  g iven  at the end of the Report*

j*/ For an e x c e l le n t  re v iew  o f the case law on the is su e ,  
sea Ba lachan d ran , M.K. ( l 980)*
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The p r in c ip le  enunc ia ted  in  these cases has been r e i t e r a t e d  
•by the Supreme Court r e c e n t l y  in  a case a r i s in g  from the 
in t e r p r e t a t io n  of ' 'reasonab le  r e n t ” fo r  purposes of t a x a t io n  
under the Income Tax Act 1961* Moting th a t  the meaning of 
‘•annual v a lu e 11 as used in  the Income Tax Act, 1961, before  i t  
uas amended in  1975, i s  i d e n t i c a l  w ith  the term used in  the 
m un ic ipa l Acts of D e lh i  and Pun jab , the Supreme Court has 
held t h a t  even i f  the standard  r e n t  of a b u i ld in g  uh ich  is  
s i tu a te d  in  an area  to uh ich  the ren t  c o n t r o l  lau a p p l ie s  
has not been f ix e d  by the Rent C o n t ro l le r  and the p re sc r ib e d  
period of l im i t a t i o n  fo r  making an a p p l i c a t io n  fo r  the 
f i x a t i o n  of the standard  r e n t  has ex p ire d , the 11 annual v a lu e ” 
of the b u i ld in g  u i l l  be the s tandard  re n t  d e te rm inab le  under 
the ren t  c o n t ro l  lau  ( S h e i l a  Kaushish v*  CIT

1»19 By v i r t u e  of S e c t io n  8 of the West Benga l Premises
Tenancy Met, 1956 uh ich  i s  the l e g i s l a t i o n  a u th o r is in g  c o n t ro l  
over i;ents in  the S t a t e ,  ,ff a i r  r e n t "  in  r e l a t i o n  to any 
premises means, uhere the re n t  of such premises has been 
f ix ed  under the l e g i s l a t i o n s  of 1943 or of 1950 on re n t  
c o n t ro l ,  the re n t  so f ix e d  o r ,  uhere i t  has been f ix e d  under 
the re n t  c o n t ro l  laus  of 1943 and 1946, the re n t  so f ix e d  
together u i t h  an in c rease  rang ing  from 5 to 15 per cent 
depending on the nature  of use of the p ro p e r ty  and the re n t  
f ix ed  e a r l i e r .  For premises constru c ted  a f t e r  the commencement 
o f the ..said ;Act., f a i r  r e n t  _is- to be taken as 6 t  pox.-cent of the

The r e le v a n t  p ro v is io n  in  the Income Tax Act nou 
s t ip u la t e s  th a t  uhere the p r o p e r t y ' i s  l e t  and the 
annual r e n t  re ce iv e d  or r e c e iv a b le  by the owner is  
in  excess of the sum fo r  uh ich  the p ro p e rty  might 
reasonab ly  be expected to l e t ,  the amount so Rece ived  
or r e c e iv a b le  s h a l l  be deemed to be the annual va lu e  of 
the pro per t y .  - ..



sum of a c tu a l  co s t  of c o n s t ru c t io n  and the marke.t 
p r ico  of tho lond .on the ;dato of oommonc^mcnt of cons t
r u c t io n  toge ther  w ith  one-half o f the m u n ic ip a l ra tes  
and taxes payable in  r a sp e c t  of the p rem ises. When such 
premises are f i r s t  l a t  out the re n t  agreed upon betueen the 
land lo rd  and the tenan t s h a l l  be the f a i r  r e n t  f o r  e ig h t  
years  a f t e r  the commencement of the Act. In o ther cases , 
such ren t  as would be reasonab le  having regard  to the 
s i t u a t i o n ,  lo c a t io n ,  c o n d it io n  of the premises e t c . ,  u i l l  be 
the f a i r  r e n t  but in  no case u i l l  an in c rease  of more than
10 per cent be a llowed over the e x is t in g  r e n t .

1*20 According t o ■a study  conducted by the A l l  In d ia
In s t i t u t e  of L o c a l  Se lf-Governm ent (1973 ), the Bombay 
M u n ic ip a l  C o rpo ra t ion  was s u f f e r in g  a lo ss  of Rs 18.45, cro re  
a n n u a l ly  on account o f low v a lu a t io n  of p ro p e r t ie s  as a 
r e s u l t  of r e n t  con tro l, .  In  h i ?  ev idence be fo re  the Rent 
Acts E n q u ir y  Committee of M aharashtra , the M u n ic ip a l 
Commissioner, Bombay had t e s t i f i e d  th a t  the Bombay M u n ic ip a l  
C o rp o ra t io n  uas s u f f e r in g  a lo s s  of about Rs 22 c ro re  per 
annum fo r  the c i t y  a rea  and about Rs 10 c ro re  fo r  the 
suburbs in  p ro p e r ty  tax revenue because of r e n t  c o n t ro l  
(R en t  Acts En q u iry  Commit-te-ff, Maharashtra 1976, para 13»2)»

i i *  O pera t ion  of r e n t  c o n t r o l  in  C a lc u t t a

1*21 In fo rm a t io n  c o l l e c t e d  from the o f f i c e  of the Rent
C o n t ro l le r  i n  C a lc u t t a  shous th a t  the number of cases going 
up to the Rent C o n t ro l le r  fo r  f i x a t i o n  of f a i r  re n t  is  not 
la rg e .  About 700 to 800 cases  are f i l e d  on an average e ve ry  
year under the Uest Benga l Prem ises Tenancy Act, 1956. Of 
these not more than 20-^25 per cent r e l a t e  to d isp u tes  over 
f a i r  r e n t  (T ab le  I . 2 l ) »  In re c e n t  y e a rs ,  both the number of 
cases f i l e d  and the number of cases r e l a t i n g  to f a i r  re n t

35 -
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T o ta l  Number of Gases F i l e d  w ith  the Rent Con t r o l  lor- in

r  AB Lf . 1.21

C a lc u t t a  and P ro p o r t io n  of Cases R e l a t i ng
to F a i r  Rent 

(1973-74 to 1979-80)

Year T o t a l  number Cases out of Casas a c t u a l l y
of cases C o l .  1 in v o l  heard
f i l e d  w ith  

the en t 
C o n t r o l le r

v in g  re n t  f i x 
a t io n  

No. P ropo rt ion  
( C o l*2 as 
per cgnt 
Of COJ..1 )

No. P ro p o rt io n  
(C o l.4  as 

per cent 
of C o l .2 )

(1 ) ( 2 )  (3 ) (4 ) (5 )

1973-74 719 .1 77 24.52 24 13*1 5
1974-75 ‘ 81 3 185 22.76 ' 3' 1 .62
1975-76 795 147 ; 18.49 21 14.29
1976-77 1050 292 27.81 26 8.90
1977-78 811 157 19.36' 28 1 7.83
1978-79 6 71 113 16.84-' 2 1 .77
1979-80 553 75 13.56 6 9.07

Source  : In fo rm ation  c o l l e c t e d
from the o f f i c e  of the 
Rent C o n t r o l l e r , - C a l c u t t a .



37 -

seem t'j have gone doun* A s iz e a b le  number of f a i r  ren t  
cases are w ithdrawn befo re  a f i n a l  d e c is io n  is  taken# On 
-m average not more than 10 to 15 per cent of the f a i r  ren t  
cases f i l e d  e v e ry  year are a c t u a l l y  heard and the ren t  f ix e d  
(v id e  column 5 in  Table 1*21 )• During the e n t i r e  period 
1973-74 to 1979-80, re n t  f i x a t i o n  took p lace  on ly  in  108 
cases (110 cases were a c t u a l l y  heard )*  Out of th ese , re n t  
uas reduced in  77 cases and in c reased  in  31• The order of 
re d u c t io n  ranged m ostly  between 20 and 60 per cent and the 
order of in c re a se  was m ostly  bel^w 20 per cent (T ab le s  L*22 
and 1*23)* The e x ten t  of the re d u c t io n  in  the average l e v e l  
o f r e n t  of the cases f i l e d  w ith - th e  Rent C o n t r o l le r  is  shown 
in  Table 1*24* Thd ex ten t  of re d u c t io n  ranged between 12 
per cent and 46 per cent w ith  an average of 27 per cent fo r  
the e n t i r e  per lod^ l^^o--?! — 1 9 S o ~ 8 l  .

1*22 Although the number of cases going up to the Rent 
C o n t ro l le r  does not seem to bo la rg e ,  the r e n t  c o n tro l ,  
l e g i s l a t i o n  has i t s  impact in  the form of a d e te r r e n t  ag a in s t  
any s i g n i f i c a n t  r i s e  i  i th ' l e v e l  of re n t  nf premises uh ich  
come w i th in  the purview of re n t  c o n tro l*  A sample su rvey  of 
ho ld ings c a r r i e d  out fo r  t h i s  study  howed th a t  the age of 
tenancy is  over 60 per cen t  of the tenanted ho lu ings in  
C a lc u t t a  i s  more than 10 years*  Over one- th ird  of the 
ho ld ings  l e t  out are under the same tenan t fo r  twenty years 
or more (T ab le  1*25)* F u r th e r ,  in  over 62 per cent of the 
cases l e t  o u t ,  the re n t  is  f ix e d  on o r a l  agreement which 
comes u i t h i n  the pu rv ieu  of r e n t  c o n t ro l  law as on ly  leases  
of c e r t a in  c a te g o r ie s  are o u ts id e  i t s  purview  (T ab le  1*26).
I t  would, t h e r e fo r e ,  not be c o r r e c t  to judge the e f f e c t  of 
ren t  c o n t ro l  laws on the v a lu a t io n  of p ro p e r t ie s  fo r  m un ic ipa l
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TABLE 1.22

D is t r ib u t io n  of F a i r  Rent Cases Accord ing  to E x te n t  of
R ed u c t ion  A l l oued

(Pe r  c e n t )

Year Reduction  in  r e n t
1-20 21-40 41-60 61-80 81 and T o ta l

above

(1 )  (2 )  (3 )  ( 4 )  - (5 )  (6 )

1973-74 4 8 4 4 - 20
1 974-75 1 - 1 ~ ; 2
1975-76 7 ' 1 4 . ’ 3 1 . -.....  17
1976-77 1 : 8 9 2 20
1 977-78 6 '4 2 2 . r - 14
1978-79 - ‘ 2 - - - 2
1979-80 - - 2 - - 2

I
I

Sou rce : In fo rm a t io n  c o l le c te d
from the o f f i c e  of the 
Rent C o n t r o l le r ,  
C a lc u t t a
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TABLF: 1.23

D i s t r ib u t i o n  of Number of Cases Accordinq to the Ex tejrt  
nf In c re a se  in  Rent Granted by Rent 

C o n t ro l le r

(P e r  c e n t )

Year ’ In c rease  in  r e n t
1-20 . 21~40 41-60 T o ta l

(1 )  J  ( 2 )  (3 )  (4 )

1973-74 4 - 4
1974-75 1 -v. «■*

V 1
1975-76

4
- - 4

1976-77 6 -
. * 6

1977-78 11 . . • - ' . 1 12
1978-79 - - * / -0
1979-80 3 — 1 4

-So u rce ! In fo rm a t io n  c o l le c t e d  
from the o f f i c e  of the 
Rent C o n t r o l le r ,  C a lc u t t a
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T AB LE 1.24

Aver aqe Le v e l  of Rent B e fo re and A f is r  F ix a t io n  of JF a i r  Rej

Year Average l e v e l  of 
r e n t  per month ‘ 
in  cases f i l e d  
w ith  Rent 
C o n t ro l le r  

(fe)
( 1 )

Average l e v e l  of 
r e n t  a f t e r  f i x a 
t io n  of f a i r  r e n t  

(Rs)

(2 )

' Per cei 
re d u c t i i

(3 )

'1970-71 30.52 24.05 21 .29
1971-72 106.75 75.70 29.09
1972-73 405.03 218.22 46.12
1973-74 1 56.70 .. 123.12 1 5.40
1974-75 . .... 74:..75 65.00 13.05
1975-76 111 .98 78.31 30.07
1976-77 86i46 57.90 33.04
1977-78 102.23 85.57 16.30
1978-79 192.50 145.00 24.68
1979-80 90.63 79.6 5 12.12
1 980-81 113.25. 33.30 26 .45
Average fo r  
the period 26 *76

Source : In fo rm at io n  c o l le c t e d  from
the o f f i c e  of the Rent 
C o n t r o l le r ,  C a lc u t ta
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D i s t r i bu tion  of Tenanted Hold in g s  in  Ca l c u t t a  Accordino
to Age of Tenancy

TABLE! 1.25

Age (yea rs .) P ro p o rt io n  (pa r  cent of
t o t a l )

0 - 5 20.6 ,
6 - 1 0 19.2

11 -.15 14.3
16 - 20 10.7
21 - 25 7.3

Wore than 25 27.9
TOTAL 1 oo.o

So u rce ;  Sample su rvey  by NIPFP 

TABLE 1.26

D is t r ib u t io n  of Holdings 'in  C a lc u t t a  Accord i nq to Mode of
Rent F i x a t i o n

Category P ro p o rt io n  (per  cen t of t o t a l )

Lease : Commercial 3.9
n I n d u s t r i a l 1 .9
" In d i v id u a l 2.1
" Landlord .0.1

O ra l  agreement 61 .8
No lease  no o r a l  agreement 30.2

TOTAL 1 00.0 /

S o u rc e J Sample s u rv e y  by N IPFP
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t a x a t io n  from tha num ber of cases which are taken to the 
Rent C o n t ro l le r  for f i x a t i o n  of f a i r  re n t*  

i i i  • 0_thbr j u d i c i a l  ru 1 i rio_s_

1*23 a/hat has a f fe c te d  the l e v e l  of assessment  of annual 
r e n t a l  v a lu e s  is  not m ere ly  the requ irem ent t h a t  r e a s o n a b le  
l e t t i n g  v a lu e  must be determ ined  w ith  r e f e r e n c e  to the '" 'fa ir  
r e n t 5' as contemplated in  the r e n t  c o n t ro l  l a u ,  but a l s o  the; 
j u d i c i a l  in t e r p r e t a t io n  of the words " to  let** to imply t h a t  
the " r e n t  'which the lan d lo rd  might r e a l i s e  i f  the house was 
l e t  i s  the b a s is  fo r  f i x in g  the annual v a lu e  of the b u ild in g *1 
and "the  c r i t e r i o n ,  t h e r e fo r e ,  i s  the r e n t  r e a l i s a b l e  by the 
land lo rd  and not the v a lu e  of the ho ld ing  in  the hands of the 
te n a n t "*  (C o rp o ra t io n  of C a lc u t t a  v* Padma D e v i )*  The 
emphasis on what the la n d lo rd  can got under the r e n t  c o n t ro l  
law i r r e s p e c t i v e  of what the p rop e rty  is  a c t u a l l y  f e t c h in g ,  
e *g * , in  the case of a p ro p e r ty  which is  s u b - le t ,  to the 
tenan t from, the sub-tenan t, has led  to th e  p r a c t ic e  of 
m u lt ip le  le a s in g  whereby a p ro p e rty  is  l e t  out at a nominal 
r e n t  to a tenan t who in  tu rn  su b le ts  the o ro p e rty  a t  a much 
h igher r e n t *  I t  is  net easy  to e s t a b l i s h  c o l lu s i v e  t ra n s -  ' 
a c t io n s  w ith  ev idence  and in  most cases where t h i s  takes 
p lace the a ssess in g  a u t h o r i t i e s  have to go by what the 
land lo rd  shows as the r e n t  re c e iv e d  by him*

1*24 A s tudy  c a r r ie d  out by the In d ian  I n s t i t u t e  of S o c i a l  
W e lfa re  and Bus iness  A d m in is t ra t io n ,  C a lc u t t a  (1973) on the 
degree of underassessment of p ro p e r t ie s  in  C a lc u t t a  r e s u l t in g  
from re n t  c o n t r o l  and s u b - le t t in g  re v e a le d  t h a t ,  a lthough 
there  was co n s id e ra b le  v a r i a t i o n  from l o c a l i t y  to l o c a l i t y ,  
in  most areas of the c i t y  the annual v a lu e  of u n c o n tro l le d  
p ro p e r t ie s  was more than th a t  of c o n t ro l le d  ones by 100 to
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160 osr c e n t. In  B u rra  Bazar a rea , the annual va lu e  of 
p ro p e rt ie s  not s u b je c t  to re n t c o n tro l exceeded th a t  to f 
p ro p e rt ie s  under r e n t  c o n tro l by about 25-1 per cen t? though 
in  some o ther a re a s , nam ely, B e l l ia g h a t a ,  M an i^ ta la  and 
Bowbazar, the annual va lu e  o f u n co n tro lle d  
p ro p e rt ie s  exceeded th a t  of c o n tro lle d  ones by not more 
than 2 to 40 per cent* The s tudy  a lso  showed th a t  the 
a c tu a l m u n ic ip a l Al/ of 408 prem ises covered in  the su rvey  
came to Rs 20 ,37 ,457, which was ap p rox im ate ly  the annual 
v a lu e  op - co n tro lle d  re n t  b a s is *  In  many l o c a l i t i e s ,  
however, the a c tu a l  m u n ic ip a l AU uas found to be h igher 
than what was w arran ted  by the c o n tro lle d  r e n t ,  e *g « , in  
B a lly g u n g e , To llygunge and Bhowanipur*

1*25 As fo r  the e f f e c t s  o f m u lt ip le  le a s in g ,  the su rvey
re ve a le d  th a t  the s u b - le t t in g  v a lu e s  o f p ro p e r t ie s  exceeded

- i 

t h e i r  l e t t in g  v a lu e  by about 108 per cen t on an average,
a lthough  here a lso  the re  was co n s id e ra b le  v a r ia t io n  as
between a reas*  In  some areas  the s u b - le t t in g  v a lu e
exceeded the l e t t in g  v/aluo by as much as 250 per cen t and
in  some, by 58 per can t*  Here again  i t  was n o ticed  th a t
in  the case of prem ises which were s u b - le t , the  a c tu a l
m u n ic ip a l AV (Rs 5 ,2 2 ,4 7 8 ) exceeded the  AV uorked out on
the b a s is  o f l e t t in g  v a lu e  (R s  4 ,3 0 ,5 8 7 )*  T h is  was
accounted fo r  by the  f a c t  th a t  though, s t r i c t l y ,  AV fo r
m u n ic ip a l ta x a t io n  must be based on l e t t in g  v a lu e ,  in  some
cases ra te p a y e rs  to le r a te d  some excess over the l e t t in g
va lu e  w ith in  l im it s *
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1«26 Assessm ent. of l e t t in g  va lu e  of p ro o e r t ie s  in
C a lc u tta  has a lso  bean a f fe c te d  a d v e rse ly  by the r u l in g  
of the C a lc u t ta  High Court in  a casa th a t  in  d e te rm in in g  
the annual v a lu e  of a b u ild in g  fo r  purpose of the CPI A ct,
'1951, expenses in cu rre d  by the owner as charges fo r  
s e r v ic e s  rendered to the ten an ts  should be excluded from 
the re n t  paid by the ten an ts  (C o rp o ra t io n  of C a lc u t ta  v* 
In d ia  Exchange L td * )*  I t  appears th a t  t h is  d e c is io n  goes 
a g a in s t a r u l in g  of the Supreme Court to the e f f e c t  th a t  
the term " r e n t ” is  com prehensive enough to in c lu d e  the 
charges fo r  am en ities  p rov ided  by the la n d lo rd  to h is  
tenan ts  (K a rn a n i P ro p e r t ie s  L td . v» Miss A u g u s tin e ). 
Houever, t h is  has c re a te d  problems in  h an d lin g  the a s se ss 
ment of l e t t in g  v a lu e s  in  cases where a la rg e  sum is  taken  
by the la n d lo rd  in  the form of " s e r v ic e  ch a rg es '1.

1 »27 Apart from the c o n s t r a in ts  f lo w in g  from the 
j u d i c i a l  in t e r p r e t a t io n  o f some of the b a s ic  p ro v is io n s  
bearing  on annual v a lu a t io n ,  m u n ic ip a l assessm ent in  West 
Benga l seems to be b ad ly  a f fe c te d  by l i t i g a t i o n  on v a r io u s  
o ther issu es  as w e ll*  As in d ic a te d  in  soite more d e t a i l  in  
Chapter I I  from d is c u s s io n s  w ith  some of the m u n ic ip a l it ie s  
i t  uas le a rn t  th a t  even r e v is io n  of annual v a lu e s  made 
under a g e n e ra l r e v a lu a t io n  had to be put a s id e  because 
of l i t i g a t i o n  and subsequent co u rt ru l in g s *  In c lu s io n  of 
v a lu e  of p la n t  and m achinery in  annual v a lu e  uas rep o rted  
to, have been kept in  abeyance in  Howrah because of an 
in ju n c t io n  from the co u rt*
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t1 Ueakno_s SQS of ass ssment me t hod

1*29 Apart from c o n s tra in ts  a r is in g  from l i t i g a t i o n  and
co u rt r u l in g s ,  upward r e v is io n  of RVs seems to have 
su ffe re d  in  C a lc u tta  from c e r t a in  weaknesses of the methods 
and procedures of assessm ent* There is  no w r it t e n  code 
fo r  assessm ent of p ro p e r t ie s  in  C a lc u tta *  The Assessment

j$ j io
Manual was s a id  to have been la s t  p r in ted  in  1sBSt. The 
o n ly  w r it t e n  in s t r u c t io n  on assessm ents of lands and 
b u ild in g s  brought to our^r^ot^ ic^ i^ . a c i r c u la r  of 1973 
(rep roduced  in  Appendix. 1 )̂. T h is  c i r c u la r  la y s  down 
c e r t a in  g u id e lin e s  fo r  Assessment In sp e c to rs  in  order to 
reduce the scope fo r  d is p u te s . In  regard  to p ro p e rt ie s  
which are l e t  o u t, the c i r c u la r  says th a t  the annual va lue  
should  be assessed  on the b a s is  of the a c tu a l  re n t  p a id .
Bu t i t  adds, !li f  th e re  are grounds fo r  d ed u ction  on account 
of s u it a b le  s e r v ic e s  ch a rg es , t h is  should  be co n s id e re d '*•
I t  a lso  adds, "where e v id en ce  is  a v a i la b le  th a t  the r e n t a l  
r e a l iz e d  is  h ig h e r than what i s  shown, the ' a c tu a l  r e n t a l  
minus reaso n ab le  s e r v ic e  charges shou ld  be taken  in to  
acco u n t11. Fo r p ro p e r t ie s  in  the o ccup a tion  o f the owner, 
the c i r c u la r  e n jo in s  th a t  the annual va lu e  should  be 
assessed a t 6 per c e n t o f  the v a lu e  of5 land and co s t of 
c o n s t ru c t io n .  In  the c a se  of b u ild in g s  p a r t ly  l e t  out and 
p a r t ly  occup ied  by the owner, a ssess in g  o f f i c e r s  are 
in s t ru c te d  to take in to  c o n s id e ra t io n  the a c tu a l  re n t  paid 
by the ten an ts  and e s tim a ted  f a i r  re n t  fo r  the  owner 
occup ied  p o rt io n *  Fo r t h is  purpose, the owner, the c i r c u la r  
s t ip u la t e s ,  shou ld  be taken  to  be the o ld e s t  ten an t and tbe 
f a i r  r e n t  o f h is  p o r t io n  shou ld  be ^ d e te rm in e d  on the b as is  
of re n t  pa id  by the o ld  ten an ts  of the lo c a l i t y *  ,rIn  o ther 
words11, the c i r c u l a r  goes on to sa y , nthe f a i r ,  re n t  of the
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owner1s p o rt io n  of the b u i l d i n g  w i l l  be somewhat l e s s  th 
the a c tu a l re n ts  pa id  by the ten an ts  of the a 6 me b u ild i-  
The c i r c u la r  a lso  enum erates a feu  d ed u ction s  ” which nrr 
no rm a lly  a llow ed  by the Assessment De par t.na n t w . These 
ap a rt from the s t a tu to r y  d e d u c t io n  fo r  r e p a i r s  -

i .  where re n t  is  in c lu s iv e  of o c c u p ie r ’ s share 
of tax , d ed u ction  of p ro p o rt io n a te  amount 
of the tax 5

i i »  dedu ction  fo r  s e r v ic e s  and h ir e  charges fo r  
f u r n i t u r e ,  fa n s , g e yse rs , e t c * ,  su p p lied  by 
the ouner, and

i i i .  deduction  fo r  co s t of m aintenance and serv jL* 
c in g  of l i f t s •

1.29 I t  can be seen th a t  in  t r y in g  to remove the grounds 
fo r  com p la in t commonly r a is e d  b y .ra te  payers and th e reb y  
reduce the number of d is p u te s , the c i r c u la r  goes beyond 
uhat is  p e rm is s ib le  on a s t r i c t  in t e r p r e t a t io n  of
the law , e . g . , when i t  r e q u ire s  the ow ner’ s p o rt io n  of 
prem ises which are p a r t ly  l e t  out to be va lu ed  on the p re 
sumption th a t  the owner i s  the o ld e s t  te n a n t . LJhat is  
worse, i t  le a ve s  much to the d is c r e t io n  :o f the  Assessment 
In s p e c to rs , e . g . ,  uhen i t  says  th a t  the f a i r  re n t  of the 
o u n e r 's  p o rt io n  w i l l  be ■’’ somewhat le s s ” . As w i l l  be shown 
p re s e n t ly ,  in  p ra c t ic e  the e x te n t of co ncess ion  g iven  to 
ow ner-ocdupiers v a r ie s  q u ite  w id e ly ,  as is  to  be expected 
when no l im it s  are la id  down. A lso , prem ises used fo r  
com m ercial purposes are g iven  the b e n e f it  of t h is  concess ion

/
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even though i t  has no sai c t io n  in  lau* - S in c e  tha o c c u o i e r ’ s 
share- o f the tax  is  paid' in  most cases (o ve r  90 per c cn t, 
acco rd ing  to a sample su rve y  undertaken f o r  t h i s  s t u d y ) ,  
deduction  o f p ro p o rt io n a te  amount o f the tax  is  no doubt  
in  o rd e r, a lth o u g h , uhere th e re  is  no w r it t e n  agreement 
between the la n d lo rd  and the ten an t - and, as TriotjuJ

in  about 62 psr cen t of the tenanted  h o ld in gs  
the re  is  no w r it t e n  agreement - i t  i s  d i f f i c u l t  to v e r i f y  
who is  a c t u a l ly  paying the o c c u p ie r 's  share* Uhere re n t  is  
c la im ed  to in c lu d e  s e r v ic e  charge in  the absence of any 
in d ic a t io n  of what p ro p o rt io n  of such charges could be r e 
garded as reaso n ab le  in  a g iven  s i t u a t io n ,  i t  is  l e f t  

open fo r  the assess in g  s ,ta ff  to dec id e  the dedu ction  to be 
a c t u a l ly  a llo u e d  in  each case* Such d is c r e t io n  opens up 
wide scope fo r  s u b je c t iv e  judgm ent'and c o l ly  ion between 
assessees and the assessm ent s t a f f *  I t  uas thus in e v it a b le  
th a t  the assessm ents would be marked by a la rg e  degree of 
a r b i t r a r in e s s  and in e q u ity *

c * Im p e rfe c t io n s  o f r a a l  e s ta te  markot

1 «30 The s i t u a t io n  has been aggravated  by the’ absence 
of a r e l i a b l e  market fo r  r e a l  e s ta te ,  as a r e s u l t  of uh ich  
i t  is  d i f f i c u l t  fo r ' any a sse ss in g  a u th o r it y  to co n te s t the 
c o rre c tn e s s  o f . th e  re n t  d is c lo s e d  by a la n d lo rd  as the tru e  
re n t  or to s u b s ta n t ia te  any e s tim a te  however ’t'easonab le* 
Uhat has stood in  the way of the fu n c t io n in g  of a r e l i a b le  
r e n t a l  or p ro p e rty  market i s  not m erely the im p o s itio n  of 
c o n tro l over re n t  but the p ra c t ic e  o f co n ce a lin g  fa c ts  about 
p r ic e s  and re n ts  a t  which p ro p e r t ie s  are c u r r e n t ly  s e l l in g  
and a re 'b e in g  l e t  out* I t  is  common knowledge th a t  a good
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ŷ C IX 1*27 ^

Trends in *ent ami Sai*mi for &ro**>rti«s in b̂irth Calcutta
• (l97tjr?1 to 1930-61)

•

PLSG99 1973-71 1975-76 -> 1930-71

<v) V <2> (3)

SHOPS 1 shops i* ' :.L: shd*s •

Ganaah T«lkiti
Salami * 100-150 oar aq.ft. 
Ront P« 1 • 1«5D par sq«ft«

Salami to 225 to 350 oer sq.ft. 
Rant Rr 1 to 2*50 par aq.ft.

Salami * 250 to 4CC oer aq.ft* 
Dint >  2 to ? r«r aq.ftv

r.rutt
Salami % 15—25 oar sq.f t. 
Rant k SD*1»00 ocr tq*ft# ;

f.flats
Salami IK ?0 to SO oar sq.ft. 
Rant >  1 to 1*50 per aq.ft*

r.riati
Calami ► 50 to 30 r*r a«.*t. 
Ront. > 1*50 to 2 --or an.fi.

SHOPS t I SHOPS f ; '2' ’ -cl \ , SHOPS 1
. Salami % 2SC to 400 oar sq.ft. 

Rant fc 2 to 3 str sq.ft.
Salami % 300 to &)C oar aq.ft. t 
Rant % 2 to 4 Ĵ r aq.ft* ^

Salami * 500 to 1000 ©or ar.rt. 
»ent-L ct» 3,. to 6 pe r so.̂ t*

Surra Bazar r.riat I Oj 
Salami Ik 50 to 100 par aq*ft*
Rant % 1 to 1•50 oar aq.ft.' e-,

r.riat t
Salami * 95 to 100 oar ao.ft. • 
Ront h 1*50 to 2 rtr aq.ft*

. r.riat i 
Salami !■ 100 to 150 par sq.fi* 
Rant fc 1*50 to 2*50 par sn.ft.

3 MOPS t ■ .1 ’ 1 S*0PS:« (A I > SHOPS I l:)
3hy»ab«i«r

Salami % 100 to 150 9ar’aq*ft* 
Rant k 1 to 1*50 oar aq.ft*

Salami k 200 tot 300 oar aq*ft* 
Rant lb 1 • 50 to 1 • 75 eor sq*ft.

Salami Ik"300 to 500 par aq.ft* 
Rant ... * 2*50 to 3*50 par sq.ft.

r.riat *
Salami fc 10 to 15 oar eq*ft+̂  
Rant -fc *50 to 1 par »q*ft*

r. rut i
Salami fc 15 to 25 oar so»ft* 
Rant % *75 to 1 *50 par aq.ft.

r.riat ij
ialami •» 25 to 30 per sq.ft*} Rant % 1 to *•50 oar sq.ft.

S«P$ | t ■' . y g3 -v:T ; 0 . f ) J  ...■ . 1 SHOPS t O

ftenlclctaXa

\

Salami * 50*125 e*r aq*ft*
Rant % *50 to 1 oar sq.ft.
r.riat t
ialati fc 10 to 20 oar aq*ft#* 
Rant ► *50 to 1 oar aq*ft* '

Salami k 7£ to*150 ror ao»ft* # 
Rant % \ to 1*50 oerso.ft. r
rf.riat :
Salami ► ̂jD to 25 car aq.ft* 
{Rant % *75 tô 1*25i»t pq*fti

1. 1 i t

Salami % 150 to 200 per an.ft. 
ânt 1.50 2 oar sr.ft. ■;.j
r .f 1st :
Salami *.15 to 30 per ar.»ft* 
*e-«t * 1 to * .50 par sr.ft.

r» rimt m rmmlly flato Source t Rtal tatita Agtnti jf Calcutta
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1969-69 

1969-70 

1 970-71

1971-72

1972-73

1973-74
1974-75
1975-76
1976-77
1977-78
1 978-79

.Note ;

TABLE 1.23

Pa r t i c u la r s Regard ing  O b jec t ions F i lo d  A q a in st J^oyj^luatjLon
(C o rp o ra t io n  of C a lc u t ta )

Per ce n- Cases O b jec Number of Obja- Casus out C ases.
tage o f pend ing t io n o b je c t io n c t io n  of c o l . 5 pond-*

cases at the c as es cases d is  po- __whic_h jjc r̂u ing a t
which beg in  f i l e d pend ing sed o f C o n fir-  Hod i - the

became ning dur ing fo r  f i n a l d u rin g  med f ie d e nd of
f i n a l of the the d is  pos a l the the

lj i th o u t  
any ob
j e c t io n

year ye ar year year

(1 ) (2 ) (3 ) (4 ) (5 )  (6 )  (7 ) (8 )
— — — —— — --

8.78 2073 5 1 0435 31 230 8185 635 7550 
(7 .7 6 )

23045

8.60 23045 13122 36167 11824 1250 10574 
(1 0 .5 7 )

24343

7.90 24114 11214 35328 13070 1550 11520 
( 1 1 . 86 )

22258

6.33 22259 1 526 3 37521 15280 1648 13632 
(1 0 .7 9 )

22241

6.29 22241 25995 48236 16139 1725 14414 
(1 0 .6 9 )

32037

- - - - —* «*» mm —
- - •>• - . mm mm -
- - •% ' 1 - -
- 32798 15893 48691 7951 40740
- 40740 20500 61240 . 9146 52094
- 52094 . 1 8000 70094 1 2358 57736

F ig u re s  w ith in  paren theses S o u rc e s : 1 « C o rp o ra tio n  of 
in d ic a te  c o l .  6 as por c s n t  C a lc u t ta ,  Ad m in is —
of c o l . 5. t ra t , io n  Repo rts

2* C o rp o ra tio n  of 
C a lc u t ta ,  Budget 
Documents.
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TABLE 1.29

. '
Change.-fn R a te a b le  Va lue AlloueH on He;jr^ing_ O b jec tio n s

Year Number R a te a b ls  va lu e  Pro- • Net Per can t Per cenl
o f (Rs lakh)___ ___ posed redu- red u c t-  red u ct-

ob jec-  Are- ' Pro- T in a -  in c-  c t io n  ion over ion ovei
' t io n  . v io u s  posed l is o d  rease  (Rs la k h ) proposed proposoc 

cases (r3 la k h ) R(/ c o l . (6 )in c rease
decided  as % of in  RV

c o l* (3 )  c o l . ( 6 )
as % of 
c o l .  (5 ]

(1 ) (2 ) (3 ) (4 ) (5 ) (6 ) , (7 ) (8 )

1968-69 7,547 41 8 653 520 235 135 20.52 56.60
1969-70 10,569 414 755 588 341 167 22.12 48.97
1970-71 11,520 423 770 558 347 212 27.79 61 .10
1971-72 13,632 508 822 657 314 . 165 18.00 52.55
1972-73 18,269 528 863 688 335 175 18.54 52.24

f jurce J C a lqu tt ■; Corporation,
A d m in is tra t io n  R e p o rts .

cases e n t i r e l y  to the best of t h e ir  judgment w ith o u t any 
o b je c t iv e  b a s is  to guide them*

U n d e rv a lu a t io n and D is p a r i t i e s  in  Assessment

1*31 The combined e f f e c t  o f a l l  t h i s ,  v i z . ,  re n t  c o n tro l 
m u lt ip le  le a s in g ,  heavy r e l ia n c e  on d is c r e t io n a r y  elem ent 
in  the assessm ent o f annual v a lu e s  p ro v id in g  scope fo r  ' 
c o rru p tio n  and c o l lu s io n ,  w idespread p ra c t ic e  of co n cea lin g
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f a c t s '  r e g a r d in g  the v a l u e  j  ' pro p e r t i e s ^ f n d  absence of  a f r e e  
and open p  - ; r j y  or r nt -1 rnai , %  h^3 been to  keep the  RUs 
of  p r o p e r t i e s  depressed  c h r o n i c a l l y  be low^-what would bo 
w a r ran ted  bv a c t u a l  p r i c e s  and r e n t s  of  pto p a r t i e s  -and, '../hat 
i s  even worse ,  c r e a t e  wide d i s  o a r i t i e s  in  the  s t a n d a rd s  of  
v a l u a t i o n s  a p p l i e d  to s i m i l a r  p r o p e r t i e s .

1*32 The c r i t e r io n  u s u a lly  used in  m easuring the degrue « f 
underassessm ent or in e q u a l i t y  in  the v a lu a t io n  of p ro p e rt ie s  
is  the assessm ent r a t io s ,  i . e .  5 the r a t io  of assessed va lu e  to 
the market v a lu e  of p ro p e rt ie s  as re ve a le d  in  t ra n s a c t io n s  in
the market and the d is p e rs io n  of such r a t io s *  The assessm ent
r a t io s  can, however, be ap p lied  w ith  some con fid ence  o n ly  where 
p ro p e rty  v a lu e s  are not u n d e rs ta ted  in  t r a n s fe r  documents and 
where the c a p i t a l  v a lu e  is  the base . S in ce  n e ith e r  of these 
co n d it io n s  is  s a t i s f i e d ,  fo r  o b ta in in g  an idea  of the degree 
o f underassessm ent and d i s p a r i t i e s  in  v a lu a t io n  standards in  
C a lc u t ta ,  an attem pt was made to  compare the R\ls per u n it  a rea  
fo r  s im i la r  p ro p e r t ie s  lo ca ted  in  d i f f e r e n t  l o c a l i t i e s  of the 
c i t y  and the f in d in g s  are s e t  out below* A lso ,, an attem pt to 
measure the d is p a r i t i e s  in  J,he ; osessments in  terms of d is p e r 
s io n  o f assessm ent r a t i o s ‘ (a p p ro p r ia t e ly  d e f in e d ) has been 
made in  the Appendix on the E q u it y  of the P ro p e rty . Tax in  
C a lc u t ta .

a . Ex te n t  of d is  par i t  ie s

1*33 In  o rder to d e r iv e  an idea  of the  d is p a r i t i e s  in  the
assessm ents as r e f le c t e d  in  the v a r ia t io n  o f RVs per u n it  a rea  
a sample su rvey  of ho ld ings in  s e le c te d  a reas  of C a lc u tta  
was c a r r ie d  o u t. W h ile  i t  was not p o ss ib le  to c o l le c t  i n f o r 
mation re g a rd in g  the covered a rea  of p ro p e r t ie s  in  a l l  cases 
because of v a r io u s  d i f f i c u l t i e s ,  the su rv e y  se rvo s  to p rov ide  some 
in d ic a t io n  of the gap between the c u r re n t  r a te s  of re n t  p r e v a i l in g  
in  the r e s p e c t iv e  l o c a l i t i e s  and the RV on w h ich  the m a jo r ity  
of the p ro p e r t ie s  in  those l o c a l i t i e s  are a sse sse d . The
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su rvey  a lso  shows th a t  th '; RV per u n it  a rea  v a r ie s  w id e ly  
not o n ly  from lo c a l i t y  to l o c a l i t y  but a lso  so between 
ho ld ings w ith in  the samp l o c a l i t y  and. the r e l a t i v e l y  low 
v a lu a t io n  o f prem ises in  many cases cannot be a sc r ib ed  to 
any id e n t i f ia b le  fa c to r* . The r e s u l t s  of the su rvey  are s e t  
out in  Tab le  '1 .3 0 . I t  w i l l  be n o ticed  th a t  in  Lake Gardens 
which is  a r e l a t i v e l y  n eu ly  deve loped , homogen'£c?W> m ain ly  
r e s id e n t ia l ,  l o c a l i t y ,  RV v a r ie s  a l l  the way from Rs 1*30 
to Rs 10.07 per s q . f t .  ( P a r t  A o f Table 1 .3 0 ). The ho ld ing  
having  RV o f Rs 10.07 per s q . f t *  happens to  be ten an ted .
Among p rem ises 'w h ich  are ’’mixed” , th a t  i s  p a r t ly  tenanted  
and p a r t ly  owner-ocqupied, the RV per s q . f t *  ranges from 
Rs 1.30 to  Rs 3• 86 • C o n tra ry  to  what m ight be expected , RV ; 
per s q . f t .  in  q u i t e 'a  few owner-occupied ho ld ings is  h ig h e r 
than th a t  of p a r t ly  tenanted  ones. In  A l ip o re ,  one o f the 
good r e s id e n t ia l  areas o f C a lc u t ta ,  RV per s q . f t *  v a r ie s  
between Rs 1 .07 and Rs 9.82 per s q . f t .  ( P a r t  B of the T a b le ) .  
The su rvey  shows th a t  a t p resen t the r e n t a l  le v e ls  in  t h is  
area  are high enough to j u s t i f y  assessm ent of annua l v a lue  
a t  the ra te  o f Rs 7 to Ss 8 per s q . f t .  Out of 7 ho ld ings 
su rveyed , however, the RV o f 6 were found to be w e l l  below 
these  le v e ls *  I t  is  d i f f i c u l t  to e x p la in  the r e l a t i v e l y  
low RVs o f some o f the p ro p e rt ie s  in  t h is  l o c a l i t y .  Tor 
in s ta n c e , the h o ld in g  at 4 Ashoka Road fo r  which the RV 
per s q . f t .  is  over Rs 9 acco rd ing  to the assessm ent e f f e c t iv e  
from J u l y  1977, the p ro p e rty  was purchased in  1 972J whereas '■ 
the RV of a m u lt i- s to re y e d  b u ild in g  in  the same l o c a l i t y  
c o n s tru c te d  in ;  1977/was found to have been assessed  a t a 
f ig u re  which works out to Rs 4* 5 per s q . f t *  The v a lu a t io n  
was based on the assum ption o f monthly r e n t a l  a t ra te s  ■ 
v a ry in g  from Rs 450 to Rs 680 fo r  f a i r l y  spac iou s  f l a t s  in  the
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TA1LE 1.30

Rateable V a lu i o f Sample H o ld ing  in  
Selected Areao of C alcutta

Area/Street House
No.

i l l

Nature Rateable 
of va lue (w ith  

tenancy date from
which effeo- 

, . tiv.e  . (Rs )

Rateable 
value per 
sq. f t .

M .
Z “~ Lake Gardens

1.. Lake gardens 166/0/505 0 7566,(1.7.81) 4.50

2. P rin ce  Anwar 
Shah Ho ad 1 64/A/7 M 1260 (1 .10.76) 1.30

3. P rin ce  Anwar 
Shah Road 164/1 A/2 M 2050 (N. A. ) 2.34

4. lake  gardens 512/1 M 2376 (1 .10.76) 2.65

5. Lake gardens 154/A M': 2160 (1 .4 .76 ) 3.86

6. Lake gardenq 117 0 4752 (1 .7 .79 ) 4.56-

7. Lake gardens 162/3/183 M 1890 (10.5.79) 1.82

8. P rin ce  Anwar 
Shah F ad. 1 64/D/1 

C A ' 4 J .

0 7203 (1 .7 .79 ) 7.79

9. Prinoe Anwar 
Shah Road 1 64/D/I 

C A - r  S J
0 4428 (1 .7 .79 ) 4.79

10.
i

P rin ce  Anwar 
Shah Road 1 64/D/I 0 7203 (1 .7 .79 ) 9.60

11. P rin ce  Anwar 
Shah Road 164/D/I 0 3456 (1 .7 .79 ) 4.61

12. Lake gardens 117 T 9004 (1 .7 .79 ) 10.07

Note: 0 = Wholly owner occupied
’ T = Tenanted 

M = Mixed
Con t d •••• ■ ••
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TABL? 1. 30 (Contd)

A rea/S treet House Nature Rateable Value Rateable' 
No. o f ( w i t d a t e  frrr1 v a lu e

tenancy which e ffe c tiv e  per sq .ft.
_ L a j______ 1 2 X .___________ i f e i ___________________ ,B. A lipore Area

1. Judge's Court Boad 7A
2. Judge’ s Court Boad 20B
3. Belvedere Road 10
4. Hurdwan Road 2/C
5. Ashoka Road 4
6. Ashoka Raad 8A
7. Ashoka Road 11

C. Burra Bazar
8. Netaji Subhash 

Road
9. Co loo to la  Stree

10. Synagogue Stree
11. Ezra Street
12. Ezra Street

3). Bhowanipur
13. Shyam Prasad 

Mukherji Road
14* Dherendra Nath 

Ghosh Road,.
15. Dherendra Nath 

Ghosh Road
16. Harish Mukherji 

Road
17. Barish Mukher j i  

Road
18. Rarish Mukherji 

Road
19. Sheffibhu Nath 

Pandit Street
20. Turf Hoad
21. Ashuv^ah M u k h e r j i 2 

Road

0 5624 (1.1.76) 3.36
T 122094 (17.2.71) 7.59
T 10584 (1.7.65) 3.29
T 5410 (1.7.65) 1.07
0 • 16200 (1.7.7-7) 9.82 ‘
0 8100 (1.1.77) 3.74
0 34200 (1.7.77) 4.47

T 361800 (1.1.69) 3.90
T 5271 (1.4.69) 0.70
T 213086 (1.10.75) 6.70
T 36296 (1.7.78) 8.30
T 12991 (1.7 78) 4.60

M 6229 (1.1.76) 0.80

0 375 d .1 .7 0 ) . ..... 0.37

0 918 (1.1.70) 0.26

M 4552 (1.1.76)' 0.90

M 867 (1.1.70) 0.10

M 1960 (1.1.70) 0.59

T ; 2940 (N. A.) 0*45
M 3510 (1.1.80) 1.83
M 12090 (1.1.70) 0.53

33/1
37 
5
55 
55

90B 

1 3/1A 

•130 

50 A 

50 C 

102B

82 A 

41B

C o rrtd•••••
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TABLE 1.30 (Contd)

Area H old ing
no.

____ ' l ___

:ture
e f 

tenancy
- I . 2 J ..

Rateable Rateable 
value* value per 

sq. f t .
U ) (B O  .. M

E.
1 .

. 2 .

3.
4.
5.
6.
7.
8. 
9.

10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20. 
21. 
22.
23.
24.
25.
26.
27.
28. 
29.

Tollygunge Golf Green Urban Compl z 
g o lf green 
g o lf green 
g o lf green 
g o lf green, 
g o lf green 
g o lf green 
gp lf green 
g o lf green 
g o lf greep 
g o lf green 
go lf green 
g o lf green 
g o lf green, 
g o lf green 
go lf green 
go lf .green’ 
go lf green 
go lf green 
g o lf green 
g o lf green 
go lf green 
go I f  green 
© If green 
g tlf green 
go'.f gr een 
gol! green 
go 11 green 
go lf green 
g o lf gieen

T o lly  gunge
T o lly  gunge
To lly gunge
T e lly  gunge
Tollygunge
Colly gunge
lollyguhge
Tollygung'e
Tollygunge
Tollygunge
Tollygunge
TollygJhge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
T o ll; jxige
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge
Tollygunge

8, 2/58 r 0 W . p 3.82 .
8/2/58J Q 2916 3.62
8/2/590 0 ... 3348 4.1 6
8/2/591) T 5278 6.56
8/2/59E T 6718 ' 8.35
8/2/59? 0 3185'- 3.96
8/2 /60J T 6334 7.87
8/2/63 A 0 4050 3.84
8/2/63B 0 405G 3.84
8/2/630 0 4590 4.35
8/2/63E 0 44*2 4.24
8/2/63G T 7676 7.28
8/2/63 H 0 42 66 4.05
8/2/68D T 7678 7.28
8/2/743 0 4752 3.80 .
8/2/740 0 5400: , 4.32
8/2/74E 0 5238 4.19
■S;2/74H r 0 4968 3,97
8/2/79 A rn 815S 6.53
8/2/88B T 5759 -:5.46-
8/2/89E T ' v ,7198 6.83
8/2/89P. T 7678 7.28
8/2/92 0 T 8158 7,74
8/2/930 T - : 9598 . 9.11
8/2/94B T 8158 7.74 ~
8/2/94F T : 8158 7.74
8/2 /96A 0 - 5292.. 4.17
8/2/960 T 11518 9.07
8/2/1000 T 9598-, 7.5.6 .

A ll recent va lu ation s So ur c e : SWrva^j by P X 19 81 )
and .-C.o-rrpor'sHfioh ruco rds
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b u ilr  ng in  q u e s t io n . Th t i a n t a l  of a f l a t  having 4 rooms,
one drawing-cum-d i n i n g  room uas assumed a t  Rs 675 per month.
The ra te , o f rc-nt p r e v a i l i n g  in  the area  fo r  such .cco^n'o-
d a t io n  is  not le s s  ,than Rs 1 500# Rents of posh f l a t s  in
good l o c a l i t i e s  of C a lc u t ta  are repo rted  to be Rs 3000 par
month fo r  a th ree  bed-room u n it  ( In d ian  Expr e s s , August 24,
1981 ) .  Even in  S a l t  Lake the minimum re n t  of a f l a t  w ith
3 bed room and a drauing-cum-d in in g  room is  Rs 1 500 per
month these days ( S t a t e sman. November 1, 1981) • Presum aly
t h e 'le n ie n t  v a lu e  in  the case o f^ f la t s  in  q u es tio n  uas based
on the c o n s id e ra t io n  th a t  these uere ouner-occupied  f l a t s ,
but the  p ro p e rty  in  the same lo c a l i t y  fo r  which the RV per
s q . f t .  has been assessed a t Rs 9.82 was a lso  owner-occupied*
In  B u rra  Bazar RV per s q . f t *  ranges from 70 paise  to
Rs 8.30 per s q . f t *  In  Bhawanipur a lso  th e re  is  a p p re c iab le
v a r ia t io n ,  from  10 pa ise  to  Rs 1*83 per s q . f t .  (P a r t s  C and
D of Tab le 1 .3 0 )*  That th e r  e is  wide v a r ia t io n  in  the
standards  o f v a lu a t io n  as between ho ld ings in  the same or
s im i la r  l o c a l i t y  and under s im i la r  use is  borne out by the
in fo rm a tio n  fu rn is h e d  by th e  C a lc u t ta  C o rp o ra tion  reg a rd in g  
v a lu a t io nj,r per s q . f t .  on the b a s is  o f which the  assessm ents were 
made fo r  some o f the 'h o ld in g s  in  one ward (Liard 63) of the 
C o rp o ra tio n  (T a b le  1.31 )• I t  w i l l  be seen th a t  the re n t  
per s q * f t *  adopted as the b a s is  of assessm ent v a r ie s  from 
Rs 0*68 to  Rs 1.21 fo r  r e s id e n t ia l  prem ises, from RsO.95 to 
Rs 2«32 fo r  o f f i c e s ,  from Rs 1.16 to Rs 4*20 fo r  shops and 
Rs 0.76 to Rs 3 fo r  h o te ls  and re s ta u ra n ts .

1*34 Even in  the new r e s id e n t ia l  co lon y  a t To llygunge 
G o lf G reen, RVs per s q . f t .  v a r y  q u ite  s ig n i f i c a n t l y  though 
the re  is  a g reater-m easure  of u n ifo rm ity  among ren ted  f l a t s



Nature of 
o ccup ation

Ros id e nco

O ff ice

S hop

H o te l and 
R estau r ant

Lab o ra to ry  & 
nu rs ing  home

Camac S t r e e t  
M idd leton  Row 
Park  S t r e e t  
Shakespeare S a ra n i 
Lord S in h a  Road 
M idd leton  S t r e e t

Camac S t r e e t  
M idd le ton  Rou 
Pa rk  S t r e e t  
Shakespeare S a ra n i 
Chouringhee Road 
Lord S inha  Road 
M idd leton  S t r e e t

Camac S t r e e t
Par k S t r e e t  »
Shakespeare S a ra n i

Park  S t r e e t  
Shakespe-are S a ra n i 
Chouringhee Road

Shakespeare S a ra n i

Name of the s t r e e t Rent per s q . f t .  

(R£  —  
0.68 

0.90 
0.90 
0.98 
0.85 
1 .21

2*32 
1 .45 
1 .30 
0.85 
1 .50.
1.00

0.75

4.20 
1.16 
1 .75

2.31 
3 .00  
0.76 '

0.85-

So u rce : . ’C e n tra l V a lu a t io n  Board , 
Uest B e n g a l.
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and Ljnong those which are ow ner-occupied , but the v a r ia t io n  
between the RVs of rented  f l a t s  and ownur-oc.cupi.jd ones is  
cons id e ra b le  - ..the l a t t e r  being almost*l50 P :r ennt r f  th- 
form er ( 'P a r t  E o f Tab le  1.3.0) • I t  is  to be noted th a t  the 
re n t  par square fo o t assumed fo r  assess ing  owner-occupied 
f l a t s  i,n t h is  a rea  are alm ost the same as th a t  assumed fo r  
the v a lu a t io n  of owner-occupied f l a t s  in  A lip o re  area  where 
le v e ls  o f re n t  are much h igher than anywhere in  T o llyg u n g e .

flm -
Even a llo w in g  fo r  the f a c t  th a t  the v a lu a t io n s  of To llygunge 
f l a t s  are more re c e n t ,  u n d e rva lu a t io n  in  the case o f A lip o re  
prem ises is  u n m is tak ab le . I t  i.s understood th a t  the v a lu a t io n  
of the T o llygun ge  G o lf G reen f l a t s  has .s in ce  been r educed 
an o b je c t io n  from the ra te p a y e rs *  But the o rder of re d u c t io n  
does not seam to fo llo w  a un iform  p a tte rn *

and C IT Road a rea  
1*35- • In  Shy am -Baza-i^ i t  -was not p o ss ib le  to o b ta in  any
measurement of. .th'e .-covered area* ..The RV per room was worked
out fo r  17 h o ld in g s  and i t  was found th a t  annual v a lu e  was
as, low as Rs 89.6 per ro o m '(ab o u t Rs 7.50 per month) in  some
cases , w h ile  -in some i t  was as high as Rs 2,608 or Rs 217 per
month (T a b le  1 .32 )* A shed in  even a bustee in  C a lc u t ta
fe tch e s  re n t  a t r a te s  not le s s  than Rs 30-40 per month..
A com parison o f the RVs o f these ho ld ings proposed on
re v a lu a t io n  w ith  those c u r r e n t ly  in  fo rce  shows th a t  the
ra te  o f in c re a s e  v a r ie s  w id e ly  from le ss  than 1 per cen t to
n e a r ly  24 per c e n t : per annum ( compound*)* The in c rease  was
proposed in  these cases m ain ly  on grounds of r e v is io n  of
re n t  or g e n e ra l r e v is io n  (and not because of any expansion
of the b u ild in g )*  Assuming th a t  the va lu a tion^now  proposed
are c lo s e r  to r e a l i t y ,  the o rder of in c re ase  in  even these.
few cases r e v e a ls  the e x te n t  o f u n d e rva lu a tio n  in  e a r l ie r



k r ea

1. S hy am Bazar

2. S hy am Bazar

3. . Shyam Bazar

4. Shyam Bazar

5. Shyam Bazar

6. S hy sun Bazar

7. Shyam Bazar

8. Shyam Bazar

9. C .I. T. Road

10. O .I.T . .ioad

Rateab le  Value o f Sample Holdings in  North, 
C entra l C a lcu tta  - Current and Proposed ~~

TABLE 1 .3  2

Ifolding N o ./Street 

(1 )
19A/Bagh bazar s tre e t 

21/Bagh bazar s tre e t 

44A/BagH bazar s tre e t 

16/4B/Bagh bazar s tre e t 

76A/8hupen Bose Av.enue
. / It 1 I . ’I !

43B/Bhupen Bose Avenue 

70C/Bhupeh Bose Avenue 

703/Bhupen Bose Avenue 

259/0.1.T. Scheme V I I I  

289G/C.I.T. Scheme V I I I

Nature o f 
tenancy 
(0/T/M) 

(2 ) ...
T

M

M

M

M

T.

M 

- T 

M - ■ -

M

Rateab le  Value(O ) Rateab le  Rateab le  Annual in crease  
Rateab le  V a iue (p ) va lu e (C ) v a lu e (P ) (p e r cent per

per room per room annum)
( Rs.) ( 4 >̂̂ s*) ' ^

2303 ( 1 .4 .68)
2 498 ( 1 .4 .80)
2205 ( 1.4.74),,
354b ( 1 .4.80)
2880 ( 1 .4 .68 )
4063 ( 1 .4 .80 )
717 ( 1 ,4 .68 )

171 4 ( 1 .4 .80 )
3607 ( 1.4. 68)

4.60}
8482 ( 11 4. 74)

1023b ( 1 .4 .80)
5607 ( 1.4.74)
6660 (

O00••• •’ 
r—

597 ( 1.4. 68)
965 ( 1 .4 .80)

4792 ( r . 10/70)
9585 ( 1.10,7$)
7668 ( 1.10,70)

13972 ( 1 .1 0 .t6 l

(6 )
230.3 249.8 0. 68

220.5 354. 6 8.24

261.8 369.4 2.91

89.6 214.3. 7.53

450.9 676.9 3. 44

471.2 568.7

700.9 8 52 . 5 2.91

2 3s-. 5 482 .5 4.12

479.2 958.5 1-2.25

511.2 931.5 10.52

Contd .
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Area Holding N o ./Street Nature o f Rateab le  va lue (O ) Rateab le  Rateab le Annual in crease  in
tenancy Rateab le  va lu e (p ) Value(O ) v a lu e (P ) (p e r cent per 

(O/T/M) ■ per room per room annum)

_______  TABLE 1.32( Gontd) _  _ _ ________________

(1 ) ( ? . )
) (6 )

11, 0 .1 .T. Road 11/G. I . T .  Scheme XXXv M 24949 (1 . 
28321 (1 .

10.70)
io .7 6 y

1559.3 1 770. 1 2.14

12. O . I.T . Road 9/0. I . T .  Scheme XXXV 0 14580 (1 . 
17172 (1 .

10.70)
10.76)

428.8 505.1 2.76

13. O . I.T . Road 1 3 /0 .1 .T. Scheme XXXV T 14065 (1 . 
14251 (1 .

10.70)
10.76)

586.0 593.8 0.22

14. O . I.T . Road 15/Dr. Sundari Mo han 
Avenue M 13041 (1 . 

16452 (1 .
1.72 ) 
1 • 78)

2608.2 3290.4 3.95

15. O . I .T . Road P - 1 / O .I.T . Scheme XXXV T 6709 (1 . 
11933 (1 .

1 .72 )
1 .78 )

1 677. 3 2983.3 10.07

1 6. O . I.T . Road 2393/0.1. T. Scheme V I I I T 1245 (1 . 
1408 (1 .

1 .76 )
1 .78 )

415.0 469.3
4

6.34

17. O . I.T . Road 2 8 /3 .1 .T. Scheme V I I I T 5271 (1 .
4648 (1 .

1 .78 )
1 .78 )- _____ it._

585.7 516.4 -11.82

Notes 0 = Current 
P = Proposed

Source ; .Same as fo r Table 1.30
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assessm ents and a lso  the* d is p a r i t y  in  the degree o f 
underassessm ent as between pr:3m iscs$ t/

u n d e rva lu a t io n  in  business pro mas as

1*36 U n d e rva lu a tio n  is  avon more pronounced in  the case 
of some of the business p rem ises. Froiti e n q u ir ie s  made 
from re l i a b l e . sources ( e . g . ,  A d m in is tra to r of a b u ild in g  
in  o f f  i c e , a re a s , appo inted  by High C o u rt) i t  was le a rn t  
th a t  the re n t  fo r  o f f i c e  accommodation in , the Chouringhee 
area c u r r e n t ly  is- about Rs 7 per s q . f t . ;  f i v e  years ago 
i t  was about Rs 4 per s q . f t .  or so . In  s e v e r a l  in s ta n c e s , 
i t  was found th a t  the RV o f b u ild in g s  used fo r  com m ercial 
purposes in  t h is  area  was assessed on the b as is  o f re n t 
o f on ly  about Re 1 per s q . f t .  As fo r  exam ple, the RV 
of a f i v e  s t a r  h o te l on the Dagadish Bose Road was assessed  
a t the fo llo w in g  ra te s  :

Basement ■ d - R e  1 .per s q . f t .
O ther - floors (owner- df Rs 1*50 per s q . f t .
o ccu p ied )

P o r t io n s  l e t  out © about Rs 3 por s q . f t . '
( a c t u a l  r e n t )

The RV was assessed  on the  b a s is  in d ic a te d  . above a t 
Rs 10,05,844 and the tax  payab le  a n n u a lly  on t h is  was 
about Rs 3 ,35 ,00 0 . I f  the  owner-occupied p o rt io n  (o th e r  
than basem ent) was va lu ed  on the b a s is  o f com parable r e n t  
o f Rs 3 per s q . f t . ,  the RV o f the prem ises would work out 
as fo llo w s ;;

8 / The degree of d is p a r i t y  in  assessm ent as between the wards 
and w ith in  the wards of the C a lc u tta  C o rp o ra tio n  is  gone 
in to  fu r th e r  in  the Appendix *<cyAXL e-i- ct^x:

« (j O
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Basement* 16,480 s q . f t .  I  Re 1 p-r s q . f t .  Rs 16,480
Other f lo o r s  279,745 s t j . f t .  ® Rs 3 per

t sq • f  t . Rs2,39 , 23 5
Rent re ce iv e d  fo r  asbestos sheds . R; 500

Rs2» 56 , 21 5'p.m. 

or Rs 30,74, 580 par-annum
.Less I 16.75^ .be ing 

o ccu p ie r *s 
share o f the
tax Rs. 5,14,992

Rs 25,59,538
Less J 1 f o r _

r e p a ir s  Rs 2,55,958

* . . . Rs 23,03,630
L e s s ! fo r  th ree  ■ <

l i f t s  • Rs 9,000

Rs 22,94,630

*37 No d ed u ctio n  on account of o c c u p ie r ’ s share  would 
bs ad m iss ib le  i f  the prem ises were assessed  p u re ly  on 
owner-occupied b a s is  ( i t  was m ain ly so used ) and tho 'RU  
wo.uld then come to about Rs 27 lakh , the tax  payab le on 
uh ich a t the ra te  of 33*5 per cent would bb of the order 
o f Rs 9 la k h . The? tax payab le  -on the va lu e  f i n a l l y  
assesood ‘is  le s s  than h a lf  o f Rs' 9 lakh  (R s. 3*35 la k h ) .
In  the GR o f 1975-76, the R\J was., proposed -to be assessed  
a t about Rs 18 lakh  .but i t  was reduced to Rs 10 lakh  or so 
although the no tings on th e 're c o rd s  show th a t  on the b as is  
of rervtg l o f Rs 1»50 per- s q . f t .  (even  the basement was 
taken at the ra te  o f Re 1 per s q . f t . )  the RU^should have 
been Rs 15.12 la k h . Reasons fo r  f ix in g  th q  RV i a t Rs 10 lakh
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are thus u n c le a r .  I t  appears t hot-of on the v a lu a t io n  of
Rs 10 la k h . is  being con tested  by the taxp ayer and has been 
taken to the c o u r t .

1.38 In  another in s ta n c e , the case of a m u lt is to r- e ^  
o f f i c e  b lo ck  on Chouringhee Road, the assessm ent has been 
made on the b as is  o f r e n t a l  @ Re 1 per s q . f t .  fo r  the 
basement and Rs 2*50 per s q . f t .  fo r  o ther f lo o r s .  I f  the 
r e n t a l  uas taken a t Rs 5 per s q . f t .  uh ich  is  c u r r e n t ly  
the ra te  in  the a re a , the RV uould have doub led . In  the 
l a s t  GR the RV has been assessed  a t  Rs 47.3 lakh  but the 
v a lu a t io n  i s  d is p u te d . On another r e v a lu a t io n  th e  RV
has been assessed  at Rs 84 lakh  u . e . f .  Ja n u a ry  1, 1981 
(th e  r e n t a l  assessed at r a te s  v a ry in g  between Rs 2.50 and 
Rs 4 per s q * f t . )  but t h is  v a lu a t io n  is  a lso  d isp u te d .

1.39 In  another c a se ,, a m u ltis to r*€ ^ c|,b u ild ing  on 
M idd leton  S t r e e t ,  has been leased  out by the ouner to 
the Leaseh o ld ers*  A s s o c ia t io n  of the same b u ild in g  on 
Rs. 1 ,46 ,000  per month p lus tax* The RV uas proposed to 
be assessed o r ig in a l l y  at Rs 17.45 lakh  but the v a lu a t io n  
uas reduced to Rs 13.53 lakh  on the o b je c t io n  of the 
ta x p a y e r. The RV nou in  fo rc e  is  Rs 16.90 lakh  and the 
tax  payab le is  about Rs 5.6 lakh  a n n u a lly *  I f  the t o t a l  
f lo a E » sp a c^  o f about 1 ,20 ,000  s q . f t .  is  assessed  on a 
r e n t a l  of Rs 5 per s q « f t « ,  the RV uould be about Rs 54 
lakh and the tax  .uould he about Rs 18 lakh  per annum .uhich 
is  o*er th re a  tim es the tax  payab le at p re se n t.
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1*40 In  one case in  tho B-B—D Bagh area  (U B I b u ild in g  
on Old Court House S t r e e t ) ,  the RV of a new ly 'constru cted  
b u ild in g  uas proposed on the b a s is  o f r e n t a l .  I t  is  
13-storeyed  b u ild in g  u ith  a t o t a l  covered  area  o f about
1,43,000 s q . f t .  In  an in te rm e d ia te  v a lu a t io n  e f f e c t iv e  
from 1973-74 made on the b a s is  o f r e n t a l ,  the RV uas 
proposed to be assessed a t  about Rs 24 la k h . On o b je c t io n , 
i t  uas reduccd  by the C o rp o ra tio n  to Rs 17 lakh  or so .
On fu r th e r  ap p ea l, the Sm a ll Causes Court o f C a lc u tta  has 
d ire c te d  in  a re c e n t  o rd e r t h a t  the v a lu a t io n  should  be 
based on 5 per cen t o f the  co s t o f land  and b u ild in g  
(judgem ent in  M .As. Nos. 6/74, 7/T4, 8/74 and 9 /7 4 ). As 
a r e s u l t ,  the RV u i l l  be reduced to Rs 7,22,694# The 
r e n t a l  method adopted by the C o rp o ra tio n  in  assess in g  the 
b u ild in g  uas r e je c te d  by th e  Court on the ground th a t ,  
f i r s t ,  uthe b u ild in g s ,  the C o rp o ra tio n  have taken in to  
c o n s id e ra t io n , are not at a l l  comparable to  the d ispu ted  
b u ild in g  e i t h e r  in  r e s p e c t  o f the s iz e  or s t r u c t u r a l  
d e s ig n . S e c o n d ly , most o f the w itn esses  on the s id e  of 
th<? respondent have no p o rsp n a l knouledge as to the r a t e
o f ren t, r e a l is a b le  from the b u ild in g s  mentioned by them .1’

t
The b u ild in g  is  in  the h e a r t  of a busy o f f ic e  a rea  o f the 
c i t y  uhere ev id ence  o f comparable .rent is  in  abundance.

1*41 The e x te n t  o f u n d e r- va lu a tio n  seems to  be e q u a lly  
f1*acute in  the case o f p r iv a te  m arkets. The RV o f a market 
| in  the Sea ld ah  area u h ich  is  b e lie ve d  to be one o f the 
I b ig g e s t  u h o le s a le  m arkets in  In d ia  is  a t  p resen t 
| Rs 1,72,701 . I t  i s  proposed to be ra is e d  to Rs 2,53,753 
Lon a re c e n t  GR. The r e c e n t  v a lu a t io n  is  based on the 

fo l lo u in g  r e n t a l  incom es!
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( i j  ftnnual r e n t a l  from r e g u la r  
s t a l l  ho ld e rs  d Rs 4,541 
per month

( i i . )  D a i ly  re n t  from vendors J 
Rs 783 per day or 
Rs 783 x 365 = Rs 2,84,287 
per annum

Lass o c c u p ie r ’ s share  o f 
tax  © 16

Less 10% fo r  r e p a ir s

1*42 From spot e n q u ir ie s ,  and a lso  from d is cu s s io n s  w ith  
the o f f i c e  b eare rs  of the Uest Berigal Vendors* A s s o c ia t io n , 
i t  uas gathered  th a t  the number of vendors uho came to the 
market to s e l l  t h e ir  wares is  around 25,000 per day and the 

■rent or fee  th ey  hcMe' to pay to the la n d lo rd  fo r  using  the 
space of the market ranges between 40 pa ise  and Rs 3*50 per
basket depending on the v a lu e  o f i t s  co n ten ts*  Assuming
th a t  the. re n t  paid  by the vendors would on an average be 
not more than Rs 1*50 per head per day, the t o t a l  r e c e ip t  
o f the la n d lo rd  from these vendors alone would be not le s s  
than Rs 37,000 per day or Rs 11,10,000 per month* Taking  
a round f ig u re  o f Rs 11 lakh  per month, the t o t a l  r e c e ip t s  
from these  vendors may be taken at around Rs 1 ,20 ,00 ,000  
per anftum* Even a llo w in g  fo r  expenses and m argins of e r r o r ,  
the RV, i f  assessed on the b a s is  of the c o r r e c t  f ig u re  o f
r e n t ,  should be not le ss  than Rs 50 lakh*

Rs 54,492
Rs . 2 ,14,237

Rs 3 ,38 ,779

Rs 56,831

.Rs 2 ,81,948
Rs 28,195

Rs 2 ,53,753



- 67

1 .43 The ex ten t, of unr j r - v a lu a t io n  of com m ercial 
p ro p e rt ie s  in  C a lc u tta  was ;.<isa -brought out in  a study 
c a r r ie d  out by R.ffl. Kapoor in  1974-75. The main f in '  inns 
o f the study uhicH was based on a su rvey  tif a sample of 
9,604 o ld  p ro p e r t ie s  in  the com m ercial in d u s t r ia l  areas 
of C a lc u t ta ,  are as fo l lo w s  ;

( i )  In  the business a reas of D a lh o u s ie , M iss ion  
Row, E sp lan ad e , Chouringheo and Bu rra  B aza r, 
the average m onthly payment by tenan ts  who 
are m ostly  bus iness f irm s  range betueen 
Rr 7*50 and Rs 40 or so . R a te a b le  v a lu e  of 
over 40 per cent o f the p ro p e rt ie s  in  these 
areas f a l l  be low Rs 5 ,000. In  the Chowringheo 
a re a s , over 50 per cent come w ith in  t h is  range .

( i i )  In  the p r iv a t e  markets and bazar©-, °n  a
modest" assum ption o f 30 shops p a r  prem ises, the 
m onthly c o n t r ib u t io n  Df each ten an t towards 
p ro p e rty  tax  works out to Rs 27 or so . . As 
the number o f shops is  l i k e l y  to be much 
more than 30, the payment o f p ro p e rty  tax 
p robab ly  around Rs 13.50 per month on an 
a fa r  age..

( i i i )  The Cor D e r a t i o n 1s p r o p e r t y  tax per tenan t
in  the most im portan t w h o le sa le  r e t a i l  cen tre  
o f the c i t y  is  Rs 8 per month on an average .
In  some a reas l ik e  the Armenian S t r e e t ,  the 
average c o n tr ib u t io n  is  as low as 56 pa.ise 
per month•

( i v )  The average m onthly payment o f a l l  in d u s t r ia l  
u n its  cowered by the F a c to r ie s  Act in  the 
Hide Road, T a r a t a l l a ,  K id d e rp u r, Uatgunge, 
Cossipore and o ther in d u s t r ia l  areas ranges 
from  Rs 33 to  Rs 300 per month. Even in  the 
Hide Road a re a s , about 42 per cen t o f u n its  
have a r a te a b le  va lu e  c a r ry in g  tax  a t the 
ra te  o f between 18.5 per cen t and 22.5 per 
cen t s la b .
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1*44 The p ic tu re  th a t  <jmerges from 'the su rvey  c a r r io d  
out fo r  tho study and a lso  tho s tu d ie s  c a r r ie d  out in  the 
past by o th e rs 'c o n f irm s  the g e n e ra l s u s p i c i o n  t h a t  un- :r- 
v a lu o t ia n  is  u idesproad  in  C a lc u tta *  In  the ease of ounar- 
occupied r e s id e n t ia l  b u ild in g s ,  the v a lu a t io n  is  made a t  
h a lf  or o n e- th ird  the norm al ra te  of re n t  p r e v a i l in g  in  
the a re a s . The v a lu a t io n  of la rg e  p ro p e r t ie s  in  e ve ry  
a rea  f a l l s  c o n s id e ra b ly  be lou  the  l e v e l  u a rran ted  by the 
p r e v a i l in g  ra te s  of r e n t .  The v a r ia t io n s  in  the RVs 
cannot a lso  bo ;ascrib 'ed  to j l d  tenancy  or age of the 
b u ild in g *  Com m ercial p ro p e r t ie s  seem to have been va lu ed  
in  many in s ta n ce s  at "about one—th ird  or even le s s  than the 
v a lu e  uh ich  uould  uork out i f  based on c u r re n t  r a te s  of 
re n t*

Background fo r  Reform

1*45 Ways in  uh ich  the p resen t system  of p ro p e rty  
ta x a t io n  in  C a lc u t ta  can be reform ed to  remove the ueaknesses■ »
o f the base are considered  in  Chapter IV  . B e fo re  proceed ing  
to d is cu ss  a l t e r n a t iv e s  fo r  re fo rm , houever, i t  is  r e le v a n t  
to take note o f c e r t a in  f a c to r s  r e la t in g  to oun ersh ip  and 
o ccu p a tio n  o f p ro p e r t ie s  in  C a lc u t ta  and the  trends in  the 
grouth o f housing in  the c i t y *

1 .46 W h ile  i t  is  tru e  th a t  ouner-occup ied  p ro p e r t ie s  are 
assessed  on a co n ce ss io n a l b a s is ,  u ith d ra u a l o f the 
concess ion  u i l l . e v o k e  sharp  o p p o s it io n , fo r  n e a r ly  J35 per 
per cunt of the h o ld in g s  in  / C 'lc ir t ta  .nro oun^-roccupiGrd 
(T a b lu .K 3 3 )*
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TABLE 1.33

D is t r i bu tion  of Hold ings in  C.v.l c u t t  
_Accordinq to Occupanc y

Occupancy Ho ld ings (P e r  c e n t)

Owner occup ied  34.7
Tenanted ' 40.5
Mixed 24 »8
TOTAL 100.0

So u rce : Sample su rvey  by N IPFP
• \

1.47 A lso , about 41 per cen t of the p ro p e rt ie s  in  the 
c i t y  are in h e r ite d  (T a b le  1*34) and, presum ably, o ld . 
Because o f r e n t  c o n t ro l ,  the income d e rived  by lan d lo rd s  
from these p ro p e r t ie s  must be sm a ll jud g ing  by uhat they 
co u lr  earn  c u r r e n t ly  and so they  may not be ab le  to bear 
heavy ta x a t io n .  A lso , more than 50 per' ce jit  of the 

• «►

TABLE 1.34 '

D is t r ib u t io n  o f Hold ings in  C a lc u tta  According 
to Source of Ownership

Source o f ow nersh ip  Holdings (p e r  c e n t)

In h e r ite d  40.9
S e lf- c o n s tru c te d  44*7
Purchased 11 * 5
F la t s  a cq u ired  2.9
TOTmL 100.0

S o u rc e :  Sample Pu rv e y  by N IPFP
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people in  C a lc u tta  l i v e  in  m u lt ip le  occupancy h o i. l in g s , 
th a t  i s ,  ho ld ings having more than one o ccu p ie r uh ich 
g ives  an in d ic a t io n  of th o ' croud ing  in  tho c i t y  
(T ab le  1 .3 5 ). F u r th e r ,  a la rg e  number, o f p ro p e rt ie s  in  
C a lc u tta  are sm a ll*  The Rl/ of ho ld ings of n o a r ly

TABLE 1.3 5 

Occupancy S t ru c tu re  o f H o ld in g s  in  C a lcu tta

Occupancy
Hold inqs Persons

Number

(1>

Per cent 
(2 )

Number
(3 )

Per cen t 
(4 )

S in g le 341 41 .3 3162 32.3
Double 1 51 1 8.3 11 28 11*5
M u lt ip le 334 40.4 _ 5505 56*2
TOTAL 826 • 1 00.0 9795 1 00.0

S o u rc e ! Sample su rve y  by N IPFP
i

41 por cen t of the t o t a l  number of ho ld ings f a l l s  belou 
Rs 1 000 (T a b le  1.36 ) .  Also tho grouth o f . housing in  
C a lc u tta  is  f a r  from adequate - A la rg e  number o f people 
are pavemeht d u e l le r s .  There -are no - re lia b le  d a ta  on the 
grouth  of housing in  C a lc u t ta .  From . a ..survey of the p lans 
subm itted  fo r  the ap p ro va l of the C o rp o ra t io n , an id ea  uas 
formed o f the tren ds in  the in te n t io n  to  in v e s t  in  
c o n s tru c t io n  a c t i v i t y  in  C a lc u t ta  in  the l a s t  10 y e a r s .
The index of in te n t  to in v e s t  d e r ived  from th is  sample 
(20 per cen t sample uas taken  of the p lans subm itted



TA6L L 1, 36-

D is t r ib u t io n o f  Assessed P ro p s r t i es a nd Annu a 1__Tax_Payab le  ' Accor- 
d ing to V a lu a t io n  Range in  C a lcu t ta

(1975-80)

A nnual 
v a lu a t io n  

(Rs )

No. o f  
propei> 

t ie s

Pe rcen 
tage o f 
t o t a l  No* 

ofproper- 
t ie s

A nnual 
v a lu a 

t io n  
(R: in  

lakh )

Percen 
tage o f 
t o t a l  
valua^- 

t io n

Annual 
tax  

(Rs in  
la k h )

Percentage 
o f t o t a l  

•tax

(1 ) (2 ) (3 ) (4 ) (5 ) (s )_______

Be lou  1000 54466 41.05 305.71 5.89 47.61 3.42
1001- 3000 47506 35.80 86 8.74 16.73 163.19 11.72
3001- 12000 25100 18.92 1405.63 27.07 .330.12 23.72

12001- 15000 1511 1.14 205.13 3.95 58.26 4.19
15001+ . 411 2. 3.10 2408.14 46.37 792.84 56 .96
15CI1- 30000 2301 1 .7 3 ..... 4 74.73“ ..9.14 158.14 .... 11.36 •
30001- 50000 780 0.59 297.78 5. 73 .. 99.02 7.11
50OOI-IOOQOO 578 0.44 399.95 7.70 130.36 9.36

110000+ 453 0.34 1235.6 8 23.79 405.32 29.12

TOTAL
' '

1326 95 5193.35 .....  •• .... . 1392.02 ■ -

3Urce5 C a lc u tta C o rp o ra tion* ' .
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T AGLE 1.37

Index of In te n t  to -Invest in  C o n s tru c t io n  in  C a lc u t ta
(Base  1 1 970-71 = 1 00)

New
cons t r u c t io n

Cons t r u c t  inn in c lu d in g  
s u b s ta n t ia l  a d d it io n  to 
e x is t in g  s t ru c tu ru s

.(1 ) (2 )

1970-71 100
i

1 00
1971-72 177 77
1972-73 115 1 58
1973-74• 26 2 366
1974-75• 218 247
1975-76. 146 209
1976^77. 74 89
1977-78 74 121
1978-79 1 01- 122
1979-80 . 76 91

Sourc a t Sample su rve y  of b u ild in g . ....
p la n ts  approved by C o rp o ra tio n

TABLE 1.38.....................

D is t r ib u t io n of Hold ings in  C a lc u t ta  Accord ing to Use

Use Per cen t of t o t a l

Res id c n t i a l  
Commercial 
In d u str  i a l  
nixed 
TOTAL

58.5
13.5 

4.6
23.3 

1 00.0

So u rco : Sample su rvey  by N IPFP
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TABLE r 1.39

D_is_t_r itput ion jo f_  
Cand

Hold ings 
s i t y  _and

Ac C G 1’d
Annual j j  a lue

(C a lc u t ta  C o rp o ra t io n )

„ — — - — -— ----- — of Land Use
-— — : - —

AV (Rs.)

Vacant
land

S t ru c 
tu re
w ith
asbe®-
t o s l '
roo f

S t r u c 
tu re  
u i t  h- 
1-2 
s to<» 
reys**

S t r u c 
tu re
u ith
3-4
s to 
reys

S t r u c 
tu re
w ith
more than 
4 s to 
reys

T o ta l

( l ) i i r : CD ■TCsT T e X . .
Below 500 577 520 , 533 : 34 1 1665 

(21 ) ,
.1 ,000 196 347 1 028 1 71 3 1745

(22 )
—— 3,000 193 283 1407 515 1 9 2417

(31 )
—  12,000 88 84 6 59 579 66 1476

(19}
---  15,000 5 3 35 54 15 ' 112

(2 )
-—  50,000 ' 9 7 78 133 58 285

(4 )
50»-000 & above 10 2 8 22 48 90

- (1 )TOfflL
(% )

1078
-C141

1246 3748*
(4 8 )

1508
(19 )

— 2T 0”
(3 )

7790 
( l  0Q)

1 /  Rep resen ts  asbestos roo f B o u rce i (B h a tta c h a ry a ,
~  and o ther such . P I.K .( l9 8 0 )
*  Out of uh ichS One s to reyed  = 1,584

(20% o f t o t a l )
Tuo s to reyed  = 2,164 
(28% o f t o t a l )
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e ve ry  y e a r )  shound th a t  though thure uas a r i s e  in  the 
in ta n t  to in v e s t  in  c o n s tru c t io n  in  the e a r ly  s e v e n t ie s ,  
the index re g is te r e d  a sharp  f a l l  s in ce  1975-76 (T a b le  1*37 ).

1*49 N e v e rth e le s s , i t  uould not be c o r r e c t  to under
e s tim a te  the scope fo r  im proving the y ie ld  of p ro p e rty  tax 
in  C a lc u tta *  Thera i s  no reason uby p ro p e r t ie s  in  com m ercial 
use should be under-assessed  or fo r  t h a t  m a tte r, r e s id e n t ia l  
p ro p e rt ie s  u ith  la rg e  p o t e n t ia l  fo r  earn ing  r e n t a l  incomes 
should not be assessfad. on t h e ir  c o r re c t  m arket v a lu e s *
Although about 58 por cen t of, the p ro p e r t ie s  are under 
r e s id e n t ia l  use (T a b le  1 .3 8 ), the r e s t ,  th a t  is., over 40 per 
cen t are usod e i th e r  f o r ' com m ercial or in d u s t r i a l  purposes 
or fo r  r e s id e n t ia l  and com m ercial purposes to g e th e r*  A lso , 
i f  the c i t y  i s  to  bo d eve lop ed , proper use mus t  be mode of 
the s ca rce  space* A re c e n t  su rve y  of land use of p ro p e r t ie s  
in  C a lc u tta  shous th a t  14 per cen t o f the ho ld ings have 
va can t land , 16 per cen t have aebestos ro o f in g  and 48 per cent 
have o n ly  2 s t o r ie s .  Only 3 per cen t o f the ho ld ings have 
more than th ree  s t o r ie s  (T a b le  1*39)* O b v io u s ly , th e re  is  
gross under u t i l i s a t i o n  of land and the re  i s  enormous scope 
fo r  dev/elopment* The problem of reform  of p ro p e rty  tax in  
C a lc u tta  has tP  be approached a g a in s t  t h is  background*
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CORPOR ATIOrl OF CALCUTTA 
_Assessment D e p tt*

Hated the 5th M arch ,1 973 

C ir c u la r  No *7 of 1972-73

In' regard  to d e te rm in a tio n  o f annual v a lu a t io n  of 
lands and b u ild in g s  in  C a lc u t ta ,  conforming, to a common 
p a tte rn  'th a t  'may be g e n e ra lly  acctept%te.:i^ ^ ^ th # r - ;r!s83idi:a^.payer.s, 
the fo llo w in g  o rders  of the A d m in is tra to r dated 2*3*73 are 
c ir c u la te d  fo r  the guidance of a l l  o f f i c e r s  and s t a f f  in  the
Assessment partn)e nt, •

!IG u id e - lin e s  fo r  a sses s ment of la n ds and b u ild in g s

Assessment o f annual v a lu a t io n  of house p ro p e rt ie s  
in  C a lc u t ta  made by the Assessment In sp e c to rs  is  o fte n  d is 
puted* As a r e s u l t ,  o b je c t io n s  are f i l e d  and pending 
d is p o s a l of such o b je c t io n s  b i l l s  cannot be prepared and 
r e a l i s a t io n  comes to a s t a n d - s t i l l *  I t  i s ,  th e re fo re ,  
e s s e n t ia l  th a t  in  the in t e r e s t  o f the C o rp o ra tio n  assessm ent 
o f v a lu a t io n  shou ld  be done as c o r r e c t ly  as p o ss ib le  so th a t  
o b je c t io n s  on t h is  account may be m inim ised i f  not o b v ia te d . 
U ith  t h is  end in  v ie w , the fo l lo w in g  g u id e - lin e s  are la id  
down fo r  the guidance o f a l l  o f f i c e r s  and s t a f f  working in  
the Assessment D epartm entJ-

Rented Prem ises

2* Prem ises l e t  ou t on re n t  shou ld  be assessed  on the
b as is  o f the a c tu a l re n t  paid* I f  th e re  are grounds fo r  
dedu ction  on account o f s u i t a b le  s e r v ic e  ch a rg es , th is  
should  be cons ide red* Uhere ev id ence  is  a v a i la b le  th a t  the 
r e n t a l  r e a l is e d  is  h ig her than th a t  is  shown,, the a c tu a l 
r e n t a l  minus reaso n ab le  s e r v ic e  charges shou ld  be taken in to  
c o n s id e ra t io n *  I t  should  be borne in  mind th a t  the Corpora
t io n  as a s e r v ic e  o rg a n is a t io n  is  to r e a l i s e  what is  l e g i t i 
m ate ly  payab le  under the law by the p ro p e rty  owners and NOT 
to harass them*

Prem ises e x c lu s iv e ly  o ccupied  by the owner

3* Prem ises not l e t  ou t and in  o ccu p a tio n  of the owner
should be assessed  on the b a s is  o f the v a lu e  of land and the 
cost o f c o n s tru c t io n  o f the b u ild in g *  The gross annual 
r e n t a l  of the b u ild in g  shou ld  be determ ined a t the ra te  of 
s ix  per cent o f the s u m - to ta l.o f  the v a lu e  of land and the



76 ~

co s t of c o n s tru c t io n  of the b u ild in g *  D is nutes ; may a r is e  
in  regard  to the t o t a l  ua luu  of the p ro p e rty .-  Uhere the 
Income-tax a u th o r it ie s  have a r r iv e d  a t any v a lu a t io n ,  i t  
should be accep ted . O th e rw ise , the t o t a l  v a lu e  of the 
p ro p e rty  has to  be e s t im a te d • ( in  t h is  co n n ec tio n , 
s e c t io n  8 of the .Uest Bengal Prem ises T en c icy  Act, 1956 
may a lso  be r e fe r r e d  t o ) .

Prem ises p a r t ly  l e t  out and p a r t ly  occup ied  b y o wners

■A • In  tho case of b u ild in g s  p a r t ly  l e t  out on re n t 'a n d
p a r t ly  occup ied by or kept in  the possession  of the owners, 
the a c tu a l re n t  paid by the ten an ts  and an estim ated  f a i r  
re.gt fo r  p o rtio n  occup ied  by the owners should  be taken 
in to  co n s id e ra tio n #  I t  may not always be p o ss ib le  to adopt 
the procedure la id  down in  c la u se  (b , of paragraph 3 of 
Assessor *s C ir c u la r  No# 29 of 1 955-56. In  those case the 
ouner should  be taken  to be the o ld e s t  ten an t and the f a i r  
re n t  of the ow ner's  p o rt io n  shou ld  be determ ined on the 
b as is  o f re n t  paid  by the o ld  ten an ts  of tho lo c a l i t y #  In 
o ther words, the f a i r  ren t fo r  the ow ner's  p o rt io n  of the 
b u ild in g  w i l l  be somewhat le s s  than the a c tu a l re n ts  paid 
by the ten an ts  of the same b u ild in g #  The annual r e n t a l  
v a lu e  w i l l ,  th u s , be the sum t o t a l  of the a fo re s a id  two 
e lem ents.

Publ i c  b u ild in g s

5# ,.In the case of p u b lic  b u ild in g s  l ik e  h o s p it a ls ,
schoo ls  l i b r a r i e s ,  c o l le g e s ,  e tc# , the procedure la id  do\jn 
in  s e c t io n  168 (3 )  of the C a lc u t ta  M u n ic ip a l Act, 1951, 
should  be adopted to a r r iv e  a t the gross annual re n t  from 
uh ich  s ta tu to r y  deduction  of 1G per cen t is  to  be a llo w ed , 
fo r  r e p a ir s  and m aintenance, etc#  The market va lu e  of the 
land as a lso  the co s t of c o n s tru c t io n  of the b u ild in g  are 
to be estim ated  and the t o t a l  of the two i s  to bo taken  as 
the va lu e  of the p rem ises. In  terms o f the p ro v is io n  o f/  
s e c t io n  168 (3 )  of the Act, 5 per cen t of t h is  va lu e  should 
be taken as tho gross annual re n t  of the b u ild in g  fo r  the 
purpose of assessment#

C in emas and Theatres

6. In  re sp e c t  of cinem a and th e a tre  b u ild in g s  the
s p e c ia l  p ro v is io n  of assessm ent as con ta ined  in  s e c t io n  
168 ( 4 ) of the C a lc u tta  M u n ic ip a l Act, 1951, shou ld  be 
fo llo w e d  *
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7. In  regard  to mult i- s  torched b u ild in g s  uh ich  arp
e x c lu s iv e ly  l e t  out or p a r t ly  occup ied  by the ownors/purcha- 
sors and p a r t ly  lo t  o u t, the same p r in c ip le s  as in  2 and 3 
above should  be fo llo w ed  fo r  tho purpose of assessm ent. In  
m u lt i- s to r ie d  b u ild in g s  th e re , are c e r t a in  s p e c ia l  fe a tu re s  
and as such reaso n ab le  deductions  on account of s e r v ic e  
charg es , m aintenance of common f a c i l i t i e s ,  l i f t s ,  guard ing 
arrangem ents e t c .  should  be taken  in to  c o n s id e ra t io n . In  
many case s , apartm ents in  m u lt i- s to r ie d  b u ild in g s  are 
p rovided  u i t h  s p e c ia l  f ix t u r e s ,  f i t t i n g s  in c lu d in g  a ir -  
c o n d it io n e r s , r e f r ig e r a t o r s ,  fa n s , g g yse rs , e t c .  Reasonable 
d ed u ction  on t h is  account shou ld  bo a llo w ed .

Doductions

8. There are a few d edu ction s  u h ich  aro no rm a lly
a llow ed  by the Assessment Departm ent :-

Uhere re n t  is  in c lu s iv e  of o c c u p io r ’ s share 
o f ta x , d ed u ctio n  to the ex te n t of propor
t io n a te  amount of such tax  shou ld  be a llow ed 
from the gross annual r e n t ;
D eductions fo r  s e r v ic e s  and h ir e  charges fo r  
f u r n i t u r e ,  fa n s , geysers e t c » ,  su p p lie d  by 
tha owner to the tenan t should  a lso  be 
a llo w ed ;
In  regard  to  l i f t s ,  co s t of iTiaintonance and 
s e r v ic in g  shou ld  be taken in to  account and 
deduction  th e re o f g iven  fo r  assessm ent of 
the annual r e n t a l  v a lu e ;
S ta tu to r y  deductions fo r  r e p a ir s  e tc*  s h a l l  
in v a r ia b ly  be a llo w e d '1.

O rders of the Adm inist r a to r  dated 2«3.73

uLe t t h is  be c ir c u la t e d  fo r  tho guidance of a l l  
o f f i c e r s  and s t a f f  in  the Assessment Departm ent51.

(1)

( 2 )

(3 )

(4 )

R .N .B a su . 5 .3 .73 
Assessor (A c tg . )
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R eg re ss io n  R e s u lts  

C a lc u tta  M u n ic ip a l C o rp o ra tio n

Log PT 
( t - R a t io )

Log PT 
( t - R a t io )

Log PT 
( t - R a t io )

Log PT 
( t - R a t io  )

Log PT 
( t - ^ a t io )

Lo g PT* 
( t - R a t io )

Lo g PT* 
( t - R a t io )

-20.6979 -h 7 * 901 6 Log P
(-7 .9267 ) (1 0 .4763)”“

9.9853 — 1 .1425 Log- P
(3.3331 ) (-1•3203) ;

4.2369 + 0.5697 Log CC
(1 2 .6 0 9 4 )*** (7*1 920

-0.5237 4- 0.6528 Log y N
C

(-0,-5936) (8 .0 7 2 4 )* * *

0.9149
(0 .8 4 6 5 )

+ 0.5170 Log 
(5 .38 58 )

y M
TCC

13.3594 — 1 .0469 Log
*

VN
C

(0 .5 9 1 9 ) (-0 .4773 )

6.4704 - '0.0435 Log VN'
TCC

(1 .1712) (-0.0861 )

M u n ic ip a l C o rp o ra tio n OirCcifcv

Log PT 
( t - R a t io )

Log PT* 
(t- R  at i o )

Log PT 
( t - R a t io  )

-2.5056 
(-3 .4 3 82 r

3.0613 
(4 .7 6 0 6 f

0.5447
(0 .401 4 )

+ 2*5904 Log P •
(14 .2873)*""'

+ 1 .0892 Log P ;
(6 .  8080

+ 1 .7860 Log CC
(5 .9 5 9 7 )

R2 = 0.9014 
N = 14

R2 = 0.1268 
M = 14

R2 = 0.8380 
N *  13

R2 = 0.&67TT 
N = 12

R2 = 0.8286 
N = 8

R2 = 0.0277 
N = 10

R2 = 0.0012 
N = 8

R2 = 0.9273 
IM = 18

R2 = 0.7434; 
N = 18

R2 = 0.9221
N 85 5
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La q PT 
- (t- R a t io )

Log PT 
( t - R a t io )

—1 • 6 5 6 S 
(-1 .5023 )"

—0.* 7270 
(-0 .3446 )

+ H,8323 Leg 7 
(B .6  933) "  "

+ 0 - 7471 Log i
( 3 *8849 "

i\!

D e lh i M u n ic ip a l C o rp o ra tio n

Log PT 
( t- R a t io  )

Log PT* 
( t - R a t io ) 
*

Log PT 
( t - R a t io )

Log PT 
( t - R a t io ')

Log PT 
( t - R a t io )

-4.2061 
(-7 .5830 )

0.7643 
(1 .2713)

1 .351 7 
(1 .2712)

-2.2374 
(-1 .0443)

2.6597
(0 .61 2 9 )

+ 2.9295 Log P
(18 .8220 )

+ 1 .3855 Log P ‘
(8.21.3 5 )* * *

+ 1.2390 Ldg CC
(5 .17 4 5 )

+ 0.8127 Log Yp
(4 .21 0 3 )

0.3182 Leg 
(0 .7 5 7 9 )

Madras M u n ic ip a l C o rp o ra tio n

Log PT 
( t - R a t i i )

Lug PT 
( t - R a t io )

Log PT 
( t - R a t io )

Log PT 
( t - R a t io )

Log PT 
( t - R a t io )

-4.2316 
(-5 .2546 )

1.7329 
(4 .24 7 2 )

-0.6462
(-0 .8017 )

-3.6123
(-6 .5124 )

-Q.3513
(-0 .3 583 )

+ 3.3469 Lng P
(12 .8350 )

+ 1 .2432 Log P
(9 .4 1 0 1 )

+ 1 .4935 Log CC
(9 .1 4 8 9 )

I\l
* * *

+ 0.9705 Log Y'
(1 7 *8 8 78 )** '

N0.6232 Log Y „ 
(6 .0 6 6 2 )

R2 = 0.8878 
N = 12

R2 = 0.6015 
J\! = 12

R2 = 0.9568 
N a 18

R2 = 0.8083 
N = 18

R2 = 0.8169 
N = 8

R2 = 0.7800 
N = 7

R2 = 0.1030 
N = 7

R2 = 0.9115 
M = 18

R2 = 0.8470 
N *  18

R2 = 0.9436 
N = 7

R2 = 0.9697. 
N = 12

R2 = 0.8214 
N = 10
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^Hhmed.abad. „Mu/uc i  p a l CorP,orjation

Log PT =z -1 .1702 + 2.6395 Log P
O

R " =S 0.3777
( t-R a t io  ) (-1 .7457)"" (10.7176 J* * ’" N = 18

Log PT* s 3.7918 + 0.6335 Log P R2 =S 0.2491
( t- R a t io  ) (5 .06  59 )" '* * (2 .3 0 3 7 ) ^ M = 1 8

Log PT rr -2.1023 0.8108 Log V N
C R2 0.7721

( t - R a t io ) (-1 .4859)* (5 .8 2 0 0 )* * " N = 12

Banqa lo re M u n ic ip a l C o rp o ra tio n

Log PT —5 • To 46 + 3.9934 Log P R2 0*9631
( t - R a t io ) ( 1 1 . 5 0 4 4 ) '^ ’* (21 .6829 j " " M = 20

Log PT* SB -0 .4 5 4 1 + 1 .8262 Log P R2 = 0.851 9
( t - R a t io ) (-0 .9267 ) (10 .1743) ' N = 20

Log PT SS -3.6745 + 0.9338 Log VN
C R2 3= 0.56 50

( t - R a t io ) (-1 .4836 r (3 .2234 N 3 12

*  S ig n i f i c a n t  a t 1 per cen t* 
S ig n i f i c a n t  a t  5 per c e n t .

* S ig n if ic a n t  atMO" pê r *c£n3r; . .
-j

= Y^~ fo r  the c i t y  o f Calcu tta .



j^rqsndix TT

i \ s q re s s i  o n R e s u 1 i s

C a lc u t t a M u n ic ip a l Corporat io n

Log CC = 187.0797 + '0.4005 Log CD R2
( t - R a t io )  (5 .4 7 5 8 )*** ’ ( t 0 .4 2 6 0 r * %’ M

Log aC = 0.6212 + 0.2884 Log AD R2
( t - R a t io )  (Q .Q095) , (4 .4 6 0 8 )* ^  N

Log PT = 125.7344 + 0.3773 l» g  TD R 2
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Madras M u n ic ip a l C o rp o ra t io n

Log CC = -0.6Q02 + 1.0276 Log CD R2
( t - R a t io )  (-1 .3625) (1 5.7892) N

Log AC = -2.0882 + 1 .1642 Log AD R2
( t - R a t io )  (-2 .0808)**" (7.5254 f * "  ' N

Log PT = -2.6160 + 1.2566 Log TD R 2
( t - f t a t io )  (-2 .5 6 62 ) (9«04lH N

D e lh i M u n ic ip a l C o rp o ra tio n
%

Log CC = -0.9950 + 1*0896 Log CD R2
(• t-R atio )  (-1 .2328) (9 .1 2 9 4 )***  N

Log AC - 1 .6388 + 0.5834 Log AD R2
( t - R a t io )  (1 .3413) (3 .2 1 3 3 )* * *  . N

Log PT = 1 .1547 + 0.7658 Log TD R2
( t - R a t io )  (1 .3610) (6 .717 6 ) N

= 0.8579 
= 20

= 0.5250 
= 20

= 0.8398 
= 20

= 0.9992 
= 7

» 0.0188

a 0.9424

= 0 .92 28  

= 8

= 0.6325 
= 8

= 0.8827 
= 8
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Banga lo re  M u n ic ip a l C o rp o ra tio n

Log CC = -1 0.43.16 + 0.7585 Log,CD R2 = 0.9 506
( t - R a t i c ) (-1 .0010) (18.6104)*""'''" N = 20

Log AC = -0.1342 + ' 0.4965 Log AD R2t = 0.9205
( t- R a t io  ) (-0 .0 313 ) (1 4 .4397 ) N = 20

Log PT = -9.9862 + 0.6720 Log TD R2 .= 0.9545
( t - R a t io ) (-0 .76  79) (1 9 .4 2 3 6 )"’'” ’' = 20
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R eg ress ion  R e s u l t s

C a lc u t ta  lYlu n ic ip a lnC o rp o ra tio n

Log PT,, s 4.5040 ’ + 0.4865 Log CC
, 1-1 . ' v*#*. , v**-it
( t - R a t io )  (8 .4 6 8 0 ) (4 .0 7 2 9 )

Log PT j, = -5.1831 + 1 .4260 Log RV
( t - R a t io )  (-1 .7997) (4 *1 1 4 8 ).....

Log RVW = 6.8547 + 0.3273 Log CC
( t - R a t io )  (40 .7425 ) (8 .6 6 1 1 )

H

Mun ic ip a l  C o rp o ra tio n  (^ Crprojx^fegrob^vj

F

F
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Log RVr *  5.6177 + 0.6580 Log CC
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Madras M u n ic ip a l C o rp o ra tio n

Log PTh = 0.4102 + 1 .2104 Log CC F
( t - R a t io )  (0 .3 1 6 2 ) (4 .53 0 9 )'""

Lng PTh = -7.1274 + 1 .7399 Log RV H F
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D e lh i M u n ic ip a l C o rp o ra tio n

Log PT H 
( t - R a t io )
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+ 0.7414 Log CC 
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N
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I I .  PROPERTY TAXATION IN WEST BENGAL: 
M UN IC IPALIT IES

In trodu  c t io n

In  d iscu ss io n s  on problems of m u n ic ip a l f in a n ce s  
and a d m in is t ra t io n  in  Uest B en g a l, .the focus is  u s .u a ll7 

on the a f f a i r s 'o f  the C o rp o ra tio n  of C a lc u t ta .  L i t t l e  
a t te n t io n  is  paid to the s t a te  of the m u n ic ip a l it ie s  
uh ich  are supposed to look  a f t e r  the c i v i c  w e lfa re  of the 
people l i v in g  in  the towns o u ts id e  C a lc u t ta .  Concern fo r  
C a lc u t ta  is  ■ unders tand ab le  as i t  has the h ig h es t concen
t r a t io n  o f p o p u la tio n  - one o f the h ig h es t in  the world - 
and accounts fo r  n e a r ly  30 per cent o f t^e po p u la tio n  of 
the S ta te  l i v i n g  w ith in  a m u n ic ip a l a rea  (T ab le  11 • 1 ) •
I t  shou ld  no t, however, be overlooked  th a t  in  U est Bengal 
more than double the number o f people l i v in g  in  C a lc u t ta  
depend fo r  t h e ir  c i v i c  am en itie s  on m u n ic ip a l bodies o ther 
than the C a lc u t ta  C o rp o ra t io n . Thfe s t a te  o f fin an ce s  
o f these m u n ic ip a l it ie s  has a v i t a l  b ea rin g  op the q u a l i t y  
o f l i f e  of a s iz e a b le  s e c t io n  o f ‘the p o p u la tio n  of the 
S t a t e .  The nee'd fo r, im proving the f in a n c ia l  p o s it io n  and 
management o f the m u n ic ip a l i t ie s  in  the d i s t r i c t s  has 
assumed fu r th e r  urgency in  view  of the f a c t  th a t  in  the 
la s t  10 yea rs  t h e i r  p o p u la tio n  has grown a t a f a s t e r  ra te  
than th a t  o f C a lc u tta  (colum n 4 o f Tab le  11*1 ) and the 
p ro p o rtio n  of urban p o p u la tio n  l i v in g  w ith in  t h e ir  j u r i s 
d ic t io n  in  the t o t a l  number o f town d u e l le r s  has in creased  
w h ile  th a t  of C a lc u t ta  has come down (colum ns 2 and 3 of 
Tab le 11*1 ) .  I f  the c o n c e n tra t io n  in  the C it y  is  to be 
reduced fu r th e r  and the d i s t r i c t  toons are to  deve lop , the
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Area and P o p u la t io n  o f Munic i p a l i t i e s  in  
^Jest  B en g a l (1 981 )

TABLE I I . 1

C o rp o ra tio n /  Area (P o p u la t io n 1000 ) Growth Po p u la tio n
m u n ic ip a li-  sq.km* 1971 ~ 1981 ra te  d e n s ity

t ie s  . « (p e r  cen t per sg.km .
per annum) 1 971 1981

(1 )  . (2 )  (3 )  (4 )  ( S )  (6 )

C a lc u tta  * 

CMD

Non-CMD*

T o ta l

10 4 .3149
(3 3 .3 9 )

3292
(2 9 .7 3 )

0.50 - 30279 31654

4-15.26 3694
(3 9 .4 0 )

4534
(4 0 .9 5 )

2*25 8896 1 091 8

816.99 2533 
(2 7 .0 2 ) :

3-246
( 2^ . 3 2 )

f  2* 50
m.'

31 00
•

3973

1336.25
t

9376
(10 0 )

11 072 
( i o n )

1 . 7 5 7017 8286

*  Ex c lu d in g  Be ld a iig a , -Durpapur and So u rce : Fo r a re a , O f f ic e  of
Kharagpur m u n ic ip a l it ie s  * the Je s t  Beng a l

M u n ic ip a l F in an ce  
Commi9-sion (UBMFC). 
Fo r p o p u la t io n , 
census d a ta .

stand ard ^ c iv  ic  f a c i l i t i e s  in  the m u n ic ip a l i t ie s  o u ts id e  
C a lc u tta  has to be improved*

2*2 Apart from the C o rp o ra tio n  of C a lc u t ta ,  th e re  a re
a t p resen t 103 m u n ic ip a l bod ies in  Uest B e n g a l. Of th e se , 
one is  a c o rp o ra t io n  (C h an d ern ag o re ), 94 are m u n ic ip a l i t ie s ,  
4 are n o t i f ie d  area  a u th o r i t ie s  and 4 town com m ittees.
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Thera is  going to be one more c o rp o ra t io n  s h o r t ly  as the
m u n ic ip a l it y  of Hour ah is  to be upgraded under the Howrah

‘ 1 /M u n ic ip a l C o rp o ra tio n  B i l l ,  198Cm . Among thy m u n ic ip a l it ie s  
there  is  a la rg e  c o n c e n tra t io n  o f p o p u la tio n  in  the towns 
lo ca ted  in  areas in  the neighbourhood of C a lc u tta  des ignated  
as the C a lc u t ta  M e tro p o lita n  D i s t r i c t  (CMD) com prising  3^^ 
m u n ic ip a l i t ie s .  The d e n s ity  of p o p u la tio n  in  these areas is  
h igher than in  m u n ic ip a l i t ie s  o u ts id e  the CMD (*olumn 6 of 
Table I I » l ) *  The l e v e l  and p a tte rn , o f economic a c t i v i t y  
in  the CMD m u n ic ip a l it ie s  are a lso  s ig n i f i c a n t l y  d i f f e r e n t  
from  th o se i of towns o u ts id e  the CMD because o f a r e l a t i v e l y  
h igh  degree, o f in d u s t r i a l i s a t io n  and the p ro x im ity  to the 
m e tro p o lis . Hence the problems and needs of these m un ic i
p a l i t i e s  are u s u a lly  co n s id e red  on a s e p a ra te .fo o t in g *
The f in a n c e s  and management o f a l l  the m u n ic ip a l it ie s  of 
the S ta te  whether w ith in  or o u ts id e  the CMD, however, 
e x h ib it  b ro ad ly  the same c h a r a c t e r is t i c s  and s u f fe r  from 
the same b a s ic  problem s. M oreover, th e re  are  s e v e r a l  
m u n ic ip a l i t ie s  o u ts id e  the CMD which have a la rg e r  
p o p u la t io n , and a lso  h igher p o p u la tio n  d e n s it y ,  than many 
of the CMD m u n ic ip a l i t ie s  ( e . g . * A sanso l, S i l i g u r i ,
Burdwan and B a lu rg h a t  f id e  S t a t i s t i c a l  Appendix Tab le  
For these  reasons and a lso  in  the in t e r e s t  of balanced 
urban developm ent o f the S t a t e ,  a t te n t io n  needs to be paid 
to the m u n ic ip a l i t ie s  in  the non-CMD areas in  eq u a l 
measure. For purposes o f com parison, h o u e fe r, i t  is  con
v e n ie n t  to group the m u n ic ip a l i t ie s  s e p a ra te ly  under 
CMD and non-CMD. T h is  g rouping has been fo llo w e d  in  the

1./ The B i l l  i s  rep o rted  to have re ce iv e d  the P re s id e n t 's :  
assen t r e c e n t ly .

2/ At p resen t the number i s  37 in c lu d in g  n o t if ie d  area 
author i t i e s »
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presunt study* A .fu r th e r  c l a s s i f i c a t i o n  has bean made 
among the "CMD'1 and ’’non-CMD" m u n ic ip a l it ie s  acco rd ing  to 
s iz e  of pop u la tion* M u n ic ip a l i t ie s  w ith  p o p u la tio n  of 
more than 1 lakh  a r e ’ c la s s i f i e d  as rt Aft c la s s ,  those w ith  
po p u la tio n  between 50,000 and 1 lakh as "B 11 c la s s ,  and 
m u n ic ip a l it ie s  having  p o p u la tio n  le s s  than 50,000 as 
11C" C lass*

2*3 In  u n dertak ing  a s tu d y  of the f in a n c e s  of lo c a l
a u th o r i t ie s  in  U est B en g a l one encoun ters a s e r io u s  
handicap because o f la c k  o f adequate and r e l i a b le  data* 
There i s  a t p resen t no r e g u la r  o f f i c i a l  p u b lic a t io n  on the

* \
a f f a i r s  of the tJest Benga l m u n ic ip a l it ie s *  A s t a t i s t i c a l  
handbook fo r  m u n ic ip a l it ie s  uh ich  was brought ou t e a r l i e r  
seems to have beun d is co n tin u e d *  The Povernm ent o f 
Uest Ben g a l is  now b r in g in g  out a handbook on M u n ic ip a l 
A d m in is tra t io n  in  Uest B e n g a l, but the d a ta  a v a i la b le  in  
t h is  handbook are not adequate fo r  a m ean ing fu l s tu d y , of 
the f in a n c e s  of the c i v i c  bod ies of the S t a t e  or t h e i r  
time tren d * There a r e .a  feu  s tu d ie s  on the f in a n c e s  and 
a d m in is t ra t io n  o f the U est Ben g a l m u n ic ip a l i t ie s  done by 
some o f f i c i a l  as w e l l  as n o n *- o ff ic ia l agencies* R e fe ren ce  
may be made to  the two s tu d ie s  on CMD m u n ic ip a l i t ie s  by 
the Town and Country P la n n in g ’Departm ent (T&CP) o f the 
Government of U est B e n g a l, (T  &CP, 1974 and 1976), and 
the one on m u n ic ip a l it ie s  o u ts id e  the CMD (T&CP, 1980)*
A study  on .the m u n ic ip a l i t ie s  of Uest Ben g a l was c a r r ie d  
out a lso  by Kapoor, R .M . (1979)* Although they  p rov ide

■ * •
v e ry  v a lu a b le  d a ta  fo r  the past y e a rs , t h e i r  sources and 
methodology not be ing  u n ifo rm , r e l ia n c e  on the d a ta  
a v a i la b le  in  these s tu d ie s  fo r  a n a ly s in g  the tim e tren d s



- 89 -

presents some problems •. Tho in fo rm a tio n  con ta ined  in  them
is a lso  not up-to-dnte ♦ For more re ce n t i  at--', nn th'>
a c t i v i t i e s  and f in a n ce  of the m u n ic io a l i t ie s , the Uest
Benga l M u n ic ip a l F in ance  Commission (UBTiFC) issued a
q u e s tio n n a ire  to a l l  m u n ic ip a l it ie s  of the S ta te *
In fo rm a tio n  on the f in a n c e s  of the m u n ic ip a l it ie s  contained
in  the r e p l i e s  to  the q u e s t io n n a ire  uas made a v a i la b le  fo r
tha p resen t s tu d y . Tho in fo rm a tio n  so ob ta ined  covered on ly
73 m u n ic ip a l it ie s *  Data r e l a t i n g  to o th e rs  ware e ith e r  not
ro ce ivo d  or uere in com p lete* Gaps and in c o n s is te n c ie s  uere
no ticed  in  the d a ta  in  re s p e c t  of even the 73 m u n ic ip a l it ie s
uh ich  fu rn is h e d  r e p l ie s  to the q u e s t io n n a ire *  For e s s e n t ia l
in fo rm a tio n  r e la t in g  to the p ro p e rty  ta x a t io n  in  the
m u n ic ip a l i t ie s  a l e t t e r  uas addressed by t h is  In s t i t u t e
to the Chairmen of a l l  m u n ic ip a l it ie s  in  Uest Ben g a l, but
o n ly  21 o f them responded* l\io a u th e n t ic  d a ta  could be
ob ta ined  from Hourah on such imno: ’:an t item s r e la t in g  to
p ro p e rty  ta x a t io n  as t o t a l  r a te a b le  v a lu e  of the ho ld ings*

A
For r ’t t  ing £f i r s t  hat.a inm ., a v i s i t  uas undertaken by the 
re se a rch  team of the in s t i t u t e  to a feu m u n ic ip a l it ie s  
in  the d i s t r i c t s .  The broad p ic t t  j  emerging from the 
a n a ly s is  of the in fo rm a tio n  obta ined  from d i f f e r e n t  
sourses is  p resented belou*

a * L e v e l  of reven u e expen d itu re  and re venue in  
Uest BenqaT F lu n ic ip a lit ie s '"~ ~ T — -

2*4 A g lance  a t the f ig u r e s  of revenue and expend itu re
of \Jb s t  Benga l m u n ic ip a l i t ie s  shows th a t  w hile  the re  are 
v a r ia t io n s  as betueen m u n ic ip a l i t ie s ,  t h e i r  p a tte rn  and 
trend  are by and la rg e  the same as th a t  of the C o rp o ra tion
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o f C a lcu t- - , nam ely, lau  levc-^ of per c a p ita  revenue 
exp en d itu re  r e s u l t in g  la r g e ly  from the heavy re liance- f3n 
the PT on the one hand and the poor growth of tha r-'vunuo 
from the PT on tho o th e r , le ad in g  to  a*grow ing gap batueen 
th e ir  own revenue and ex p en d itu re s  and the in c re a s in g  
dependence on g ran ts  from the S ta te  government fo r  meeting 
c u r re n t  ex p en d itu re s*

i .  Per c a p ita  revenue ex p en d itu re

2*5 As noted in  Chapter I ,  as o f 1978-79, the per c a p ita
revenue ex p en d itu re  (RE.) of the m u n ic ip a l i t ie s  o f U est 
Benga l uas on an average around Rs 30 as a g a in s t  the a l l  
In d ia  average o f about Rs 41 fo r  1975-76; Rs 74 in  G u ja ra t  
in  1976-77 and Rs 64 in  M aharashtra  in  1975-76 (v id e  Table 
1*3 o f chap ter i ) .  I f  the m u n ic ip a l i t ie s ' are c la s s i f i e d  
a cco rd in g  to p o p u la t io n , i t  i s  n o ticed  th a t  the l e v e l  of 
c i v i c  am en itie s  p rov ided  in  U est Benga l is  below th a t  of 
M aharashtra  and G u ja ra t  by wide m arg ins. In  the A c la s s  
m u n ic ip a l i t ie s ,  per capita_/was o n ly  around Rs 27. in  U est 
Benga l in  1978-79 whereas i t  waa about Rs 81 in  M aharashtra  
in  1975-76 and Rs 76 in  G u ja ra t  in  1976-77 (T a b le  I I . 2 ) .
Per c a p ita  RE o f the B and C c la s s  m u n ic ip a l i t ie s  a ls o  is  
lower in  U est Benga l than in  M aharash tra  and G u ja ra t*
These com paris ions may be snagged by the f a c t  th a t  the 
r e s p o n s ib i l i t y  f.or.some o f the s e r v ic e s  t r a d i t i o n a l l y  
p rovided  by the m u n ic ip a l i t ie s  has been taken  over in  some 
S ta te s  by the S ta te  governments ( e . g . ,  prim ary ed u ca tio n  
and h e a lth )*  However, as the g e n e ra l p a tte rn  of m u n ic ip a l 
s e r v ic e s  s t i l l  rem ains the same, the com parisons may not 
be a lto g e th e r  wrong*
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TABLE I I . 2

Per C a p ita  Revenue Ex p en d itu re  in  the Muni c i p a l i t i e s  of 
U est B en g a l, J3u .ja ra t and M aharashtra

P :'.pu la tion  c la s s  . ___Per c a p ita  revenue exp end itu re
__ U est  Bengal"___  Mahar as h tra  Gu.j ar a t
1 975-76"' ~ 1 978-79 T9Tf-76  1 976-77

(1.) (2.)

A c la s s  ,
( i  lakh*and above) • 19.68 27.1 2

B c la s s
150,000 - 1 la k h j "  21*49 33.06

C c la s s
0 - 50,000; 19.85 30.06

Source i 1 r Gov rnment of M aharashtra , 
Bureau of Econom ics and 
S t a t i s t i c s  (1 975 ),
Mu n ic ip a l  Year Book

2* Government of G u ja ra t ,
Bur iu  of Econom ics and 
S t a t i s t i c s  (.1976-77) 
S t a t i s t i c s  of H u n ic ip a l 
Towns and C i t ie s

3. O f f ic e  of the U est Bengal 
M u n ic ip a l F in an ce  
Commission (UBP'FC)

2.6 I t  is  a lso  s t r ik in g  th a t  in  U est Bengal per c a p ita
cu rre n t ex p en d itu re  of the A c la s s  m u n ic ip a l it ie s  uas lower than 
th a t  o f the sm a lle r  ones. Taking the CMD end non-CMD m u n ic ip a li ' 
t ie s  s e p a r a te ly ,  in  1978-79, per c a p ita  RE of the A c la s s  lo c a l  
bodies in  CMD was Rs 26 as a g a in s t  Rs 30 of the B c la s s  and 
Rs 38 o f the C c la s s  ones; in  non-CMD m u n ic ip a l i t ie s  the 
r e le v a n t  f ig u re s  are Rs 33, Rs 36 and Rs 27 r e s p e c t iv e ly



Name of 
M u n ic ip a lit y

CMD
A c la s s  
B c la s s  
Q b lass

Non-CMD 
A c la s s  
B c la s s  
C c la s s

T o ta l

TmBL: i i .  3

Rej^nue^Cxge^ n dJLtwce^ _„of_ JUnep^Mu^cip^ 
To jta l and Jfojr.^Capita 

(1975-76 and 1978-79.)
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T o ta l r-evunus
exp end itu re  (Rs la k h ) Per c a p ita
1975-76”*” " ‘ " 19T8-7'9 ‘ T 9 T 5-76

- »■

(12 .  JL2) ( 3 )

305.32 512.16 13.62 25-70
1 02.45 230.31 13.43 29*53

59.56 * " 92.20 31 .68 37.94

109.87 • 16 S. 51 23.38 32<.59,
202.30 340.06 23*47 ?5*99

100.30 1 >6.37 16 26 27<39

880.30 1 539.61 20.30 29.64

Source  of b a s ic  datas u frj.ce  of the
Uest Benga l 
M u n ic ip a l 
F inance 
Commission 
(UBMFC)

1978-79

1 4 L
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(T ab le  H o ) .  In  8 out of 27 m u n ic ip a l it ie s  in  DID and 11 
out of 46 in  non-CMD, per c a p ita  RE uas le s s  than Rs 20 
VTable I I . 4 ) .  These in c lu d e  6 c la s s  'A ' m u n ic in a * it ie s  
of uh ich  4 are in  CMD (T ita g a rh ,  P a n i'h a t i,  Kam arhati and 
South Dum Dum) and 2 o u ts id e  CMD (B a lu rg h a t  and Kharagpu r). 
Only in  4 CMD m u n ic ip a l i t ie s ,  and one o u ts id e  CMD, per c a p ita  
WE exceeded Rs 50 a year (th e se  are Chandernagore, Budge Budge.

TABLE I I . 4

D is t r ib u t io n  o f M u n ic ip a l i t ie s  of Uest Ben ga l Acco rd ing  
to Per Capi t a  Revenue E x p en d itu re

”  (T 9 7 8 -7 9 J

CMD
T " ' c

(1 )  (2 )  (3 )

SonSfch) *
" t o t a l  A" ' "6 ”  ' c  T o ta l

M  (5 ) (6 )  (7 )  (8 )

Less than 20 4 ' 2 2 8 2 1 8 11

Rs 20 - 30 2 4 1 7 2 7 8 17

Rs 30 - 40 2 2 1 5 0 . 3 6 9

Rs 40 - 50 1 0 2 3 1 8

Above 50 1 2 1 4 0 1 0 1

T o ta l 1 0 10 7 27 5 14 27 46

Source of b a s ic  data  I O f f ic e  of the 
U est Bengal 
M u n ic ip a l
F in an ce  Commission
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(Li^hrci
Kalyr-!^/and D a f j e e l i r g ) • Ue do not have f ig u re s  of tha ^E 
of the Howrah m u n ic ip a lit y *  However,- from the f ig u re s  
g iv  e n in  the Hand Book _on Munic ip a  fidmin is  o ra tio n  
^ h e re a fte r  Handbook) , i t  appears th a t  trie cuta^. expend itu re  
of the m u n ic ip a l it y  in  the year 1977-78 came to Rs 132*24 
■lakh* U ith  a po p u la tio n  of about 6*5 lakh , -.he per c a p ita  
expend itu re  of Howrah work? out to around Rs 20 uh ich  is  
le ss  than l/3 rd  of the RE of C a l., jt : ,a  Cc.-poi a!; ion fo r  the 
same year and f a l l s  below the average per c a p ita  RE of 
Uest Bengal m u n ic ip a l i t ie s  as a whole

2*7 The l e v e l  of per c a p it a  c u rre n t exp end itu re  being 
so low, th e  q u a l i t y  of s e r v ic e s  provided by the m un ic ipa
l i t i e s  cannot but be poor. Ths fo llo w in g  of the
T & C'P s tu d y  on M u n ic ip a l F in an ces  o u ts id e  CMD (T&CP, 1980) 
g ive s  a g rap h ic  d e s c r ip t io n  of the s ta te  op c i v i c  s e r v ic e s  
in  the non-CMD m u n ic ip a l i t ie s  of U est B e n g a l:

"U ith  the ex cep tio n  o f D a r je e l in g ,  Kalimpong 
and Kurseong municipal!-!: ie s  in  Morth Ben g a l 
and Asansol ind jrdwan municip- i i t  ie s  in  the 
sou thern  pxa ins, t,o o the r m u n ic ip a l it y  o u ts id e  
CMD area has sewer f a c i l i t i e s .  Most o f th e  
o th e r m u n ic ip a l i t ie s  have jpen s u r fa c e  d ra in s  
and a few have "Box S u rfa ce  Dru., _ 
s im u lta n o o u s ly  s e r re  the d u a l purposes of 
sewerage and d ra in ag e*  The M u n ic ip a l i t ie s  by 
and la rg e  con tinu e  to have s e r v ic e  p r iv ie s  
which bear te s tim o n y  to t h e i r  poor c o n d it io n  
and backw ardness. In  s p ite  o f a long record  
of c i v i c  a d m in is t ra t io n ,  they  have not a t ta in e d  
the minimum s tan d ard  o f c i v i c  f a c i l i t i e s  
expected in  urban a re a s . E x is t in g  method of 
d is p o s a l o f n ig h t s o i l  is  ve rg in g  on the 
p r im it iv e  w ith  the system  of head lo a d , wheel 
barrou  and in  a few cases the use o f t r a c t o r s * "  
(T&CP, 1980, p .10')
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Judging- by the le v e l  of t h e i r  ..... x p e n d itu re , the p ic tu re  is  
u n l ik e ly  to be v e ry  d i f f e r e n t  in  the CMD m u n ic ip a l i t ie s .

2*8 Of co u rse , th e re  has been some growth in  the RE of the
T iu n ic ip a l i t ie s  over the yea rs  but p a rt .of the in c re a s e  has been
n e u tra lis e d  by in f la t io n *  Between 1975-75 and 1973-79, the
ra ta  of growth in  per o a p ita  revenue expond iturs* in  nom ina l
terms seems to  have been of the order o f about 13 per cen t per 

3/annum1"  • But consumer p r ic e s  in c re ase d  a t the r a te  of about
4 per cen t per annum during  the same period™^. "T h ere  has thus 
been a growth in  per c a p ita  RE in  r e a l  term s a t the ra te  of about 
9 per cen t per annum during  the th ree  yea rs  1975-76 to  1978-79. 
D esp ite  such in c re a s e , the" gap between the standard  fif s e r v ic e s  
provided  by the m u n ic ip a l it ie s  of LJest Ben g a l and the a l l- In d ia  

.a te rag e  has w idened as ,may be seen from  the f  ig u res  of per c a p ita  
RE g iven  in  Tab le  1.3 of- Chapter I .

2»9 Lack o f resou rces  is  the obyious c o n s t r a in t  on the c a p a c ity
of the m u n ic ip a l it ie s  to  improve t h e ir  s e r v ic e s .  During the years 
1975-76 to 1978-79, the t o t a l  revenue of 69 m u n ic ip a l it ie s  from 
th e ir  own sou rces ( t h a t  i s ,  t o t a l  revenue ex c lu d in g  g ra n ts )  amoun
ted to Rs 562 c ro re  w h ile  in  1973-79 the t o t a l  revenue of 73 
m u n ic ip a l it ie s  stood at Rs 643 c ro re  (T ab le  I I . 5 ) .  The revenue

_3/ For the m u n ic ip a l it ie s  in  re sp e c t  of w h ich  r e le v a n t
in fo rm a tio n  is  a v a i la b le .  U n less o th e rw ise  s p e c if ie d ,  growth 
ra te s  r e fe r  to compound ra te s  (p e r c e n t )  per annum th ro u g h o u t.

4/ The index number of consumer p r ice s  (u rban  non-manual) f o r  
C a lc u t ta  stood at 232 in  1975 and 262 in  1978 (1960=100)#.
The r a t io n a la  fo r  using  t h is  index in  the p resent c o n te x t 
is  in d ic a te d  in  a fo o tn o te  on page 12 in  Chapter I .
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tab le: i i . 5

Budgetary^ Pos it i o n jD f.JM un icjLjDayjU^s^ in _Ues t  Benga 1

unts  in  Rs la k h )
M u n ic ip a l i t ie s  Year T o ta l T o ta l G ran ts T o ta l 5 u rp lu s (+ )

revenue rev/e- revenue d e f i c i t ( - )
expendi- nue exe lud-  ( c o l . 5-2)
tu re  ing

g ran ts  
( c o l . 4- 
3)

( O  (2 )  (3 )  (4 )  (5 )  (6 )

A C lass  1975-76 415.19 5.13-79. 212.08 301.71 (- )  113.48
1978-79 680*67 795.21 431 .29 363^.92 ( - )  316.75

B C lass  '1975-76 304*75 289.29 110.77 178*52 (- )  126.23
1978-79 570.37 403.22 212.56 *190.66 (- )  379.71

C C lass 1975-76 160.36 138.14 56.79 81 .35 ( - )  79 .01
1978-79 288.57 195.31 107.55 88.26 (- )  200.31

A l l  M u n ic ip a li-  *  * .
t ie s  197 5-76 890.30 *941.22 379.64 561.58 ( - )  318.72

197 8-79*1539.61 1394.24 751.40 642.84 (- )  896.77

*  69 m u n ic ip a l it ie s  So u rce : R e p lie s  to  q u e s t io n n a ire
w* „ „  . . L. i-x- issued  by UBIVFC .•** 73 m u n ic ip a l it ie s
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exp en d itu re  o f the m u n ic ip a l i t ie s  in  qu es tion  uas Rs 880 
c ro re  and Rs 1540 c ro re  during the  tuo yea rs  r e s p e c t iv e ly .  
To meet the gap, the m u n ic ip a l i t ie s  had to  r a ly  h s a v i ly  
on g ra n ts  from the S ta te  government . In 1975-75, 69 
m u n ic ip a l i t ie s  faced  a d e f i c i t  of Rs 313 c ro re . In 1 978- 
79, the  d e f i c i t  of. 73 m u n ic ip a l i t ie s  came to  Rs 897 c ro re . 
These d e f i c i t s  uere met la rg e ly  out o f g ran ts  from the  
S ta te  government (T a b le  I I . 5 ), The Howrah m u n ic ip a l it y  
has been e x p e r ie n c in g  a d e f i c i t  in  i t s  Budget §very yea r 
s in c e  1960-61 (T ab le  IT .6 ) .  Between 1970-71 and 1975-76 
the d e f i c i t  sxceeded a c ro re  o f rupees every  y e a r . Data . 
fo r  the l a t  e r  y e a rs  a re  not a v a i l a b le .  However, from 
the la rg e  amounts o f ways and means advances p ra fid Sd  
by the  S ta te  government during  the y e a rs  1977-78 to
1979-80 - i t  was. rrora. than Rs Tj crcre- ev& iy  y%a<r and 
fO.,. 1.9-81 , Armibaire-D) - i t  is  e v id en t th a t  the  re ten tie  
p n s itz tn  o f th s  m u n ic ip a l it y  hss not - shown-mjeh imppr#ement 
s in ce  1975-76,

i i . Dependence oLn the J . r o p e r ty^ _tax_

2.10 As in  the case of ^he C a lc u tta  C o rp o ra tio n , the 
s ta g n a t io n  in  the revenues of the  m u n ic ip a l i t ie s  c f Uest 
Bengal i s  a t t r ib u t a b le  p r im a r ily  to  ( i )  t h e i r  a lm ost 
t o t a l  dependence on the  PT and ( i i )  th e  la».k of e la s t ic ity - , 
in  the revenue from the  ta x .
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Budgetar y P o s i t ion  of the Hourah M u n ic io n lit y

(Rs la k h )

T AB l :  I I . 6

Year Ravenue Revenue Su rp lu s  (+ )/
income expefijdi- d e f i c i t  ( - )
ex c lu -  tu re

ding 
g ran ts
f ( l  ) (2 )  (3 )

1960-61 • 68.76 77.07 (- )  8.31
1961-62' 67162 78.79 (- )  11.17
1962-63 *46.89 77.69 (- )  30.80
1963-64 72.51 80.35 (- )  7.84
196£-69 149*48; 218.74 (- )  69.26
1969-70 71.15 150.54 ( - ) ‘ 79.26
I570f-71 63?p2 T94.74 ( - ) l  3? .72
1971-72 69.27 196.70 ' ( - ) l  27.43
1972-73 N • A. N. A. l\l. A.
1973-74 89.79 202.76 ( - )1 1 2 • 97
1*74-75 132.10 288.40 (- )1  56.30

W. ft. =f Not availpabla So u rce : T & CP< 1976)

2 .1 f In  1978-79, 86 per cen t o f the t o t a l  tax  revo
(TTR ) of the m u n ic ip a l i t ie s  uas d e rived  from the PT. In  
the A cla^s m u n ic ip a l i t ie s ,  the share of the PT in  TTR uas 
h igher — ■'early 90 per c e n t ; in  the B and C c la s s  ones i t  
uas around 88 per cen t (T a b le  I I . 7 ) .  Between 1975-76 and
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TABU. 11,7

Pro port in i  of P roperty ' Tax i n__the io t a l  Tn/ 
l i c i p a l i t i e s  in  Se le c te d  S ta te s

mo nf

ft C lass

1975-76
1978-79
B Class.

1975-76
1978-79

C C lass

1975-76
1978-79

A l l

U est Ben g a l 

(1 )

91 .53 
89.75

85.92
88.45

90,03
87.60

Mahara
sh tra
(2)

27.40

24.37

_  ( in  per cent )

K e r a la ^  Andhra

27.42

31 .95

29.26

27.64

(4 )

58.14
50.68

56.32
48.15

55.89
55.80

Pradesh— 
(5 )

3/

92»53

89*1 3

88*51

1975-76
1978-79

89.49
85.95

l /  1976-77
2/ 1976-77 and 1978-79
3/ 1979-80

26.10 31 *6 5 56.48 
51 .59 90-69

So u rce ! For uest B en g a l, O f f ic e  of the 
UBITC.
For M aharash tra , G u ja ra t  and 
K e ra la , p u b lic a t io n s  of the 
re s p e c t iv e  governments mentioned 
under Table I I» 2 »
For Andhra Pradesh , Government' of 
Andhra Pradesh .
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1978-79, . tiie snare of the PT ’i*n TTR recorded  a s l ig h t  decrease  
in  the A and C c la s s  bodies w h ile  in  the B c la s s  m u n ic ip a l it ie s  
i t  in c reased  from 86 to 33 per c e n t. U h ile  the PT c o n s t itu te s  
an im portan t source o f revenue of the lo c a l  governments in  a l l  
the wS ta te s ,  its , share in  the TTR is  not so la rg e  in  the o ther 
S ta te s  as in  U est Benga l excep t p o s s ib ly  in  one or two. In  
G u ja ra t  and M aharash tra , the  PT accounts fo r  not more than 32 
per cent or so of TTR and in  K e ra la , about 52 per c e n t, though 
in  Andhra Pradesh  th e  p ro p o rt io n  is  as high as 91 per c e n t ” 
(T ab le  I I . 7 ) .  Only in  2 out o f 74 m u n ic ip a l i t ie s  of U est 
Begna l fo r  which in fo rm a tio n  is  a v a i la b le  ( N orth-Dum Dum and 
Chakdah), the share  o f the PT in  TTR is  le s s  than 50 per c e n t; 
in  13 (2 CMD and 11 non-CMD), the p ro p o rtio n  is  le s s  than 80 
per cen t (T ab le  I I . 8 ) .  In  Hourah, the p ro p o rt io n  has come 
doun from 92 per cen t in  1975-76 (Rs 106 lakh  out o f Rs 115 
la k h ) to 86 per cen t in  1978-79 (Rs 113 lakh  out of Rs 138 
la k h ) ,  but the trend  is  not c le a r  as the p ro p o rt io n  had 
in c re a se d  to 88 per cent in  1 977-78.

i i i »  Revenue from the proper t y  tax

2*12 A lthough the PT c o n s t itu te s  the p r in c ip a l  source of 
revenue fo r  the lo c a l  bodies o f the S t a t e ,  the le v e l  of the 
PT per c a p ita  in  Uest Benga l is  low er than in  th e  o ther 
S ta te s  fo r  which comparable d a ta  are a v a i la b le  (T ab le  I I . 9 ) .
For the m u n ic ip a l it ie s  as a whole the PT per c a p ita  in  U est 
Bengal works out to o n ly  about Rs 11 in  1979-79 as compared 
to Rs 16 in. G u ja ra t  (1 976-77), Rs 12 in  M aharashtra  (1575-76) 
and Rs 10 in  K e ra la  (1977-78 ). In  Andhra P rad esh , where the 
r e l ia n c e  on the PT is  comparable to th a t  in  U est B en g a l, the 
PT per c a p ita  in  1979-80 was about Rs 20 (T a b le  I I . 9 ) .
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TABLE I I . 8

O i s t r i b u t io n  o f  U es t  Bengal M u n i c i p a l i t i e s  f lccn rd in q  to 
P r o p o r t io n o f  P ro p e r ty  Tax to t o t a l  Tax Revanue

Po rcen taq c  _____  CMD Non-CMD__________  Tot a l  ______
group ,'\ B C T o ta l  A B C T o ta l  A B C T o ta l

( j j  (_2) (3 )  (4 )  (5 )  (6 )  (7 )  (8 )  _____ (9 )  (10 ) (1 1) (12 )

Less  cp an 5 0 - 1 -  1 - 1 ' - 1 - 2 -  2

Between  50-80 1 - 1 2 - 4 7 11 1 4 8 13

Mor 3 ' inn E J 10 9 6 25 6 8 20 34 16 17 26 59

T o ta l  1 1 10 7 28 6 1 3 27 46 17 23 34 74

Source o f  b a s ic  d a ta :  O f f i c e  o f  the UBMFC
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TABLE 11,9

U est Maharush- 
Benga l t r a

0 ;  ( 2)

inn Prorr!_r_t_y__Ti ; in  the 
3t; '. jc  bed--3 cates

A C lass

(R j jd r r s ) ^

Gjuarat^-^ K . , r a la ~ / Andhra „ /
Pradesh--

Per c a p ita
1 97 5-76 -12.27 15 .73
197 3-79 11.02
Per ho ld ing
1975-76 109.93 117.90
1978-79 180.77

B C lass
Per c a p ita
197 5-76 8.87 11.89
1978-79 10.59
Per ho ld ing
1975-76 65.34 72.00
1978-79 111.07

C C lass
Per c a p i t a
1975-76 9.1 1 8.50
1978-79 9.67
Per ho ld ing
1 975-76 50.80 61 *17
1978-79 58.98

A l l
Per c a p ita
1975-76 10.34 11.93
1978-79 10.73
Per ho ld ing
197 5-76 7 5.96 106.23
1978-79 136.41 .

±/ 1976-77. Source
2/ 1976-77 and 1977-78.
3/ 1979-80.

(3 )

1 9 .40

141*90

14*57

63.19

11 .68

49.93

1 5.81 

66.62

(4.)

1 0.09 
9.04

(5 )

25.07

1 5. 50 
12.59 1 3.82

11 .31 
1 0.43 1 5.20

11 .31 
1 0.43 20.1 3

1. As fo r  Table 1.3
2. For K e ra la  * 1 976 -77 l Gout o f  

K e ra la  (19 76"J M u n ic ip a l  
F inance  E n q u ir y  Committee;
<1 977-783 Govt of K e ra la  
TT979T7 A d m in is t ra t io n  
Report of the Department 
of M u n ic ip a l i t i e s  
fo r  the year 1977-78.

3* For Andhra Pradeshs Govt of 
. Andhra Pradesh , D i r e c to r  of 

M u n ic ip a l  A d m in is tra t io n *
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I t  w i l l  L _ no t iced  from Table 11 .9 th a t  the l e v e l  of PT 
per c a p i t a  in  Uest Benga l is  lower than in  M aharashtra ,
G u ja ra t  and Andhra Pradesh fo r  A and B c la s s  of -nunicina l i -  
t i e s  (T ab le  I I . 9 ) .  In  21 out of the 74 m u n ic ip a l i t ie s  of 
Uest Benga l ( t h a t  i s ,  in  about 30 per cent of the t o t a l )  the 
PT per c a p i t a  i s  le ss  than even Ks 5 (T ab le  I I . l Q j .  In 
Hour ah, uh ich  is  now going to have a co rp o ra t ion s  the PT per 
c a p ita  uas on ly  a l i t t l e  over Rs 14 in  1 973-79 as a g a in s t  
Rs 32-33 of C a lc u t t a .

2»13 The l e v e l  of the PT per ho ld ing  in  Uest Bengal i s
a lso  lower than in  M aharashtra  fo r  the m u n ic ip a l i t i e s  of 
a l l  c la s s e s  taken to g e th e r ,  and a lso  fo r  each c la s s *  As 
of 1975-76, the PT per ho ld ing  fo r  Uest Bengal m u n ic ip a l i t ie s  
as a whole-uas Rs 76 u h i le  in  M aharashtra  i t  was Rs 106 
(T ab le  I I . 9 ) .  I t  u a s , however, h igher than in  G u ja ra t  
(Rs 67 as of 1976-77). • In  43 per cen t of the m u n ic ip a l i t i e s  
of U est  Bengal (32 out o f ' 74) the PT per ho ld ing  works out 
to le s s  than Rs 50 per annum, th a t  i s ,  le s s  than Rs 5 per 
month (Ta .le  11 *11 )•

2*14 In  Howrah, th e 'P T  seems to be y ie ld in g  a revenue
of Rs 110 lakh a year r e a l i s e d  from about 55,000 ho ld ings  
which comes to about Rs 200 per h o ld in g .  An e a r l i e r  sute^y 
on CMD m u n ic ip a l i t i e s  showed th a t  over 50 per cen t of the 
ho ld ings  in  Howrah had annual va lu e  (AU) of le s s  than 
Rs 300 (T&CP, 1974). Taking the average A\] of ho ld ings  
in  the range Rs 0 - 300 to be Rs 150, the tax per ho ld in g  fo r  
the m a jo r i t y  of the premises in  Howrah tu rns  out to be le s s  
than Rs 50 per annum ( th e  tax r a te  in  Howrah-being 25 per cent



T/nLE 11.10

P i s  t r i  b_u t i  o n o f i Tu n i_c_i p a 1 i  t  i  a s A c c o r d in g  to 
’ Per T a p ita ^ P T :f9 7 8 - 7 ¥ ',“

- 1 04 ~

P 7 c a p ita  PT cm Non-Cm
(R s ) A — B ”  ' c” ™' t o t a l A'” ” B C Tot;

i-oss than 5 0 1 2 3 2 3 1 3 1 8

5 - 1 0 4' 3 1 8 1 5 11 17

1 0 - 1 5 5 4 1 1 0 2 4 1 7

1 5 - 2 0 2 1 1 4 1 0 1 2

20 - 25 0 1 1 •2 0 1 1 2

2 5 - 3 0 0 0 0 0 0 0 ' 0 0

3 0 - 4 0 0 0 1 1 0 0 0 0

More than  40 0 0 0 0 0 0 0 0

T o t a l 11 1 o '1 28 6 1 3 27 46

So u rce of b as ic da ta •• O ff  ic e of
UB^IFC ( v id e
T a b le s  in  the 
S t a t i  s t i c a l  
Append i x )  •
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T A B U  11.11

T »
Q i s t r i u u t i o n t5f Uast flangal  M u n i c i p a l i t i i s A cc o rd ing t o

ProgG J & L  Tax P a r H_o_l_d_inq_
(1978-79)

P ro p a r ty  tax 
pa r  ho ld inq  

(Rs )
a ~ ~ ‘b

CMD
T o ta l A"' *

Non-CMJ 
— Q“ To'ta

Cass than 50 1 2 3 6 1 5 20 26

50 -̂ ’ lOO
»

4 2 1 7 3 6 4 13

100 - 200 3 * .4 2 . .9 1 1 1 3

200 - 300 3 2 0 5 • 1 1 2 4
- ▼

Mora than 300■ • ■ 0 0 1 1 0 0 0 0

Tut a l 11 f 10 7

— . .a.
28 6 13 27 46

¥

Source of b a s ic  d a t a :  O f f ic e  of 
UBMkC (v id e  Tab lss  in  
tha S t a t i s t i c a l  Appen- 
d ix ) .
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of the Al/).- Thr d i s t r i b u t io n  a f  ho ld ings  acco rd ing  to 
annual v a lu a t io n  range fo r  a sam ple-c? 18 m u n ic ip a l i t i e s  
shows t h a t ,  in tha  m a jo r i ty  of tha  towns covarad in  tho 
sampla (13 out o f 18) ho ld ings  w ith  v a lu a t io n  o f lo s s  than 
Rs 100 account fo r  mora than h a l f  tho t o t a l  h o ld in g s ,  and 
ho ld in g s  o f lo s s  than Rs 200 accoant fo r  orr-ar 2/3rds o f 
tha t o t a l  (T ab la  11 .12 ). Tho p ro p s r ty  tax is  le v ie d  in 
th asa  m u n ic ip a l i t i e s  at r a te s  p a ry in g  between 11 and 25 
par c e n t .  Assuming th a t  the avaraga  AV ■ of-the- ho ld ings  
in  the range Rs 0 - 200 i s  Rs 100 and tha tax  r a te  on tha 
average  i s  25 per c a n t ,  the tax  per ho ld ing  comes to  
Rs 25 par annum or about Rs 2 par month. I t  would”, th e r e 
f o r e ,  not be wrong to  conclude th a t  most o f the p rope rty  
owners in  tha  m u n ic ip a l i t i e s  o f  Uest Bengal do not pay 
more than Rs 2 per month fo r  t h a i r  m m ic ip a l  s e r v i c e s .
Based on an a n a l y s i s  o f  d a ta  f o r  the l a t e  s i x t i e s ,  the *
T&CP study o f the f inance#  o f CMD m » n ic ip a l i t i a s  had •
concluded th a t  M......... . n e a r ly  h a l f  the,,, house-holde-rs of
CMD ou ts id e  C a lc u t ta  pay l i t t l e  o r  noth ing  fo r  c i v i c  
s e r v i c e s "  (T&CP, 1974, p . 45 ). The p ro p o rt io n  o f ho»seholds 
pay ing  l i t t l e  or noth ing fo r  the c i * i c  s e r v ic e s  enjoyed 
by them seems to  have gone ip  s in c e  then to  2/3rds*

fe.

i v . Revenue from the  PT —  o rowth r a te  a_n_d_ja la s j^ ic i t y m

2.15 Th is  i s  not to  suggest t h a t  th e re  has bean no growth 
a t a l l  in  tha  revenue of the  Uast Bengal m u n ic ip a l i t i e s  from 
tha  PT. Grouth r a ta s  worked out from time s e r i e s  b u i l t  
op by p u tt in g  to g e th e r  the d a t a  a v a i l a b la  from d i f f e r e n t  
sources  show th a t  during  the s e v e n t ie s  (1970^-79) , on tha 
a ve rag e , tha ravanua from the PT inc reased  a t t'he ra te  o f
5 to  10 par cen t per annum (T ab le  11 .13). For tha m a jo r i ty
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■ TA8LE I I .  12

D is t r ib u t io n  of Holding's Accordi no to  V a lu a t io n  Rang
Ratj3 j i f  Tax in Sample H u n i e i j j a l i t i .3s

Muni c i p a l i t y P jrce n tag •j if  Hold ings u i th  Ann*a
Value (RsJ

0^50  ’ “ " ' T o -‘lOO “ " " 1W - 2W

( 1 ) (3)

Budge Budge 35.04 2 0 . 5 3 17.62
( 5 5 . 5 7 ) (73 .19 )

Champdany 45.52 22.82 17.65 !
(68 .34 ) (85. 99)

B an sb a r ia 45.63 21.60 15.47
(67 .23 ) (82 .70 )

Bhad resoa r 42.69 18.29 19.91
(60 .98 ) (80 .89 )

North Barrackpore  19.80 25.66 24.12
(45 .46 ) (69 .58 )

Garden Reach 15.90 15.39 19.98
(31 .29 ) (51 .27 )

B a ra sa t 19.38 51.05 14.32 ’
(70 .43 ) (84 .75 )

New Barrackpore 12.92 39.79 20.70
(52 .71 ) (73 .41 )

Asansol 5.50 12.17 • 12.61
(17 .67 ) (30 .28 )

Ranaghat 23.06 23.14 16.63
(46 .20 ) (62 .83 )

Cooch-Behar 28.68 ^ 18.99 15.00
(47 .67 ) (62 .67 )

Ba lu rg h a t 25.93 23.86 17. 53
(49 .79 ) (67 .32 )

Ch3ndrakofla 66.23 18.21 9.65
(84 .44 ) (94 .09 )

T amlnl*: 3.86 36.09 17. 18
(39 .95 ) (57 .13 )

G h a ta l 72.75 11.07 7.32
(83 .82 ) (91 .14 )

Jha Ida 0.38 57.97 17.35
(58 .35 ) (75 .70 )

Sonamakh i 28.70 23.28 17.28
(51 .98 ) ' (69 .26 )

B irn ag a r 37.75 37.45 16.03
(75 .20 ) (91 .23 )

N ote : F igu res  u it+ iirr pa- So u rce : (Kapoor, R.M. 1979). 
ro nt'trars 3 anwrnd ' ic a ta  
cjjimwlat Iv3 ' ralartJLvcr 
f r e q a a n c ie s .
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TA0LE '1 .13

D i s t r i b u t ion of M un ic ip a l  i t i a s_ in  Uast Bon o a l  Accord ino Jt,o_ Jj,r guit.h
_g_f__Revenue F r om Pro p e rty  Tax

_Cm _ _ _ _  A cLn,-CM  — . , , _  . To t a l  . . .
A 8 c T ot a'l A 3 ' C T o ta l A 3 C T ot;

Magat itre - - - - - 1 2 3 - 1 2 3

0 - 1 1 - 1 - 1 1 2 - 2 1 3

1 - 3 1 - 1 • - - ,3 3 - 1 3 4

3 - 5 ■ - 1 - 1 - 3 5 8 - 4 5 9

5 - 7 3 3 2 8 2 2 5 9 5 5 7 17

7 - 1 0  , 3 4 - 7 1 2 . 8 11 4 6 8 18

10 and abova 1 - 2 3- 1 2 . 2 5 2 2 4 8

T o ta l 7 10 4 21 •4 11 .26 41 11 21 30 62

Source  of b a s ic  d a ta :  O f f ic e  of 
UBMFC ( t i d e  Tab les  In  
the S t a t i s t i c a l  Appen
d ix )  .
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of the m u n ic ip a l i t ie s  the r a te  of growth has bsen le ss  than
7 per c e n t . ,  Growth r a t e  of the PT per c a p i t a  a lso  has been 
not more than 7 per cent in  the m a jo r i t y  o f  the m u n ic ip a l i t i e s ;  
in  9 out o f 55 m u n ic ip a l i t i e s  the growth of PT per c a p i t a  has 
been n eg a t ive  (T ab le  11 .14 ).

2*16 P a r t  o f  the growth of the PT is  a t t r ib u t a b le  to the 
in c re a s e  in  the number o f h o ld in g s .  Time s e r ie s  of the number 
of ho ld ings  of a l l  the m u n ic ip a l i t i e s  in  Uest Benga l are not 
a v a i l a b l e .  From the fragm entary  data  a v a i l a b le  from d i f f e r e n t  
sources i t  would seem th a t  in  58 m u n ic ip a l i t i e s  fo r  which 
in fo rm a t io n  i s  a v a i l a b l e ,  the number of ho ld ings in c reased  
a t  the r a te  of 2—3 per cen t per annum during  1970-79 (Tab le  
1 1 .1 5 ). Thus, the growth of the PT per ho ld ing  has been 
not more than 4 to 5 per cen t per annum* The annua l in c rease  
in  p r ic e s  (bo th  w ho lesa le  as w e l l  as consumer p r ic e  index ) 
du ring  the s e v e n t ie s  (1970-79.) was of the order of 6-7 per 
c e n t .  Thus, prima f a c i e » the e l a s t i c i t y  of the PT per 
ho ld ing  w ith  re s p e c t  to p r ic e s  was le s s  than u n i t y  during  
the s e v e n t ie s  and in  the m a jo r i t y  of the m u n ic ip a l i t ie s  
the PT per ho ld ing  in  r e a l  terms seems to have d e c l in e d .

2*17 S in c e ,  by and la rg o ,  the PT i s  le v ie d  in  Uest B e n ta l  
a t  a f l a t  r a te  on the annual v a lu e  (A \l) or r a te a b le  va lu e  (R \l) 
of p ro p e r t ie s  determined e i t h e r  on the b as is  of r e n t a l  or 
c a p i t a l  v a lu e ,  the revenue from the tax ,  i t  may bo presumed, 
should o r d in a r i l y  be e l a s t i c  to changes in  r e a l  p roperty  
v a lu e s  or f a c to r s  a f f e c t in g  p rop e rty  v a lu e s  l ik o  r e n t ,  land 
va lu e  and c o n s t ru c t io n  c o s t ,  and not j u s t  w ho lesa le  or consumer 
p r i c e s .  Any a p p re c ia t io n  in  the p rop e rty  v a lu e s  should lead 
to n roD crt ion a to  incroape  in  tho from thn ^T.
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TABLE 11.14

Dxs t r i b u t i o n  o f J^un ic j l  ga 1 i t i e _ i  n j Jes 'h ..Benga l A c c o rd ing 
t.o_ r-Tuû t-ii o f P s r C a ju 5;a_ P ro p e r  i;y J  a><̂ Rcvrj. j je

(1970-71 - 1973-79.)

c m l\l<-.n-Cjp,
fo’t n

_ _ T o ta l
IT b a TA B c T o t a l A B f: A u c:

N egative '. - 2 2 - 2 5 7 - 4 5 g

0 - 1 - - - - - - 1 . 1 1 i

. 1 - 3 - - - - ' 1 3 4 oU 1 3 4 3

j  — 5 2 2 1 5 - 2 2 4 2, 4 3 9 '

5 - 7 1 2 1 4 2 1 5 8 3 3 6 12

7 - 10 1 2 - 3 - - 6 6 1 2 6 •9

10 and c.bova 1 _ 2 3 1 2 1 4 2 2 3 7

To t  a 1 5 8 4 17 4 10 24 33 9 18 23 55

So u rce  of bas i c  d a ta  : Q f r ,
( ' I i- '
3 t  a

->c c f  -ySPFC 
3 T n b ls J  th-.:
.13 i  Pppend i.



■:A3LE 11.15

Di s t r i bu tion  of., __ i'Tunic i r - ^ li t  ' js  in UJest .Bengali
o j^ i jtc  ̂ t.o. Growth Ra ta  of  Number of _Hold i ngs_

(1970-71 - 1978-79)

- I l l  -

A
;C

“ b "
FiJ

£- T o ta l A 8
Non-i

C
CMD 

Tot a 1 A B
T o ta l

C ToTaT

Negat iv e 1 - - 1 - - 2 2 1 - 2 3

0 - 1 - - - - 1 4 4 9 1 4 4 9

1 - 3 7 6 3 16 2 4 13 19 9 10 16 35

3 - '5 1 4 3 8 1 1 - 2 2 5 3 10

5 - 7 1 - - 1 - - - 1 - - 1

7 - 1 0 - - - - - - - - - - - -

10 and above - - - - - - - - - - - -

T ota 1 10 10 6 26 4 9 19 32 14 19 25 58

Source of b a s ic  d a ta :  O f f ic e  o f 
UBMFC (v id e  Tables in  
the S t a t i s t i c a l  Appen
d ix ) .



Hence in  measuring the e l a s t i c i t y  o f  the PT w ith  respec t 
to fa c to r s  govern ing  the growth o f  the base, i t  i s  
necessary. • to have in fo rm a t io n  regard ing  the &xt<ant o f 
a p p re c ia t io n  in  r e a l  p roperty  v a lu e s ,  c o s ts  o f  c o n s t ru c t io n  
and the l e v e l s ' o f  ren t  w i th in  the j u r i s d i c t i o n  o f  each 
m u n ic ip a l i t y .  R e l ia b le  d i t a  on land  va lu es  are d i f f i c u l t  
tb come by. Although i t  i s  common knowledge th a t  urban 
p ro o e r t ie s  have ap p rec ia ted  q u ite  sha rp ly  in  most towns - 
and there  are in d ic a t o r s  which' p ro v id e  some in k l in g  o-f the 
o rder o f in c r e a s e ^ -  no index o f  land p r i c e s  i s  a v a i l a b le  
f o r  even the major c i t i e s ,  not to mention the d i s t r i c t  
towns. Nor i s  there  any r e a d i l y  a v a i l a b le  index o f  co s t  
o f  c o n s t ru c t io n  or ren ts  in  d i f f e r e n t  towns a lthough , as 
may be seen from the case s tu d ie s  presented  in  the appendix, 
l o c a l  in q u ir ie s '  in some o f the*, towns show th a t  the re n ts  
have gone up by. 10 to 12 per cen t per annum in  the l a s t  ten 
y e a rs .  Costs o f c o n s t ru c t io n  a lso  have in c reased  a t about 
the same r a te .- ^  Hense a lthough i t  i s  not p o s s ib le  to

•Such as -tha rat.e..of compensation paid fo r  land acqu ired  
by the government fo r  p u b l ic  purposes. These 'r a te s  
are re v is e d  frorfi time to time and can form a b a s is  fo r  
d e r iv in g  the index. For in s ta n c e ,  the ra te  o f 
compensation fo r  land acqu ired  fo r  p u b l ic  purposes in  
the town o f H a ld ig  i s  rep o rted  to have gone up from
Rs 800 per acre  ir. 1959 to Rs 1700 in  1964, Rs 2500 in
1969, and Rs 15,0QC in  1981 - an in c re a s e  o f  16 per 
cent per annum in 12 y e a rs  between 1969 and 1981 
( P a r ib a r t a n . March ^9, 1981, pp. 10-11).
Th is  i s  based on the index numbers o f  r e s i d e n t i a l  
b u i ld in g  cos t  fo r  low income group houses fo r  d i f f e r e n t  
S ta te  c a p i t a l s  a v a i l a b le  in  H ous ing S t a t i s t i e s  1980 
(Government o f  In d ig ,  NB0, 1981, Table 9 .6j7~~The index 
fo r  Uest Bengal i s  not a v a i l a b l e .  However fo r  O r is s a
the index stood at 247 in  1979 and 277 in  1980
(1971 = 100) which shows th a t  co s ts  o f  c o n s t ru c t io n  in  
O r is s a  have in c reased  a t  the ra te  o f  about 12 per cen t 
per annum. The in c rease  in  c o n s t ru c t io n  c o s ts  in  
Uest Bengal i s  u n l ik e ly  to be le s s  than in  O r is s a .
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measure the e l a s t i c i t y  o f the tax in  Bach m u n ic ip a l i t y  
u i th  p r e c is io n  from rough c a lc u la t io n s  i t  .is- e v id en t  th a t  
the revenue from the PT has' not been e l a s t i c  u i th  rc sp ac t

7 /
to a p p re c ia t io n  in  p rop e rty  va lu es  and re n ts .™ '

b. F a c to r s 'u n d e r ly in g  t ho opor e l a s t i c i ty  o f  t he PT

i . ' Slow growth o f_ th e__base

2.18 As noted in  chap te r  I ,  la ck  o f  e l a s t i c i t y  in  a 
tax w ith  re sp e c t  to v a r ia b le s  determ in ing  i t s  base may be 
due to (a )  d o o t  e l a s t i c i t y  o f  the tax y i e ld  w ith  re sp ec t  
to the base (because o f poor c o l l e c t io n s  e t c . )  or (b ) 
low e l a s t i c i t y  o f the base o f the tax w ith  re sp ec t  to i t s  
d e te rm in an ts , or both. Hence fo r  id e n t i f y in g  the f a c to r s  
re sp o n s ib le  fo r  the low e l a s t i c i t y  o f the ta x ,  i t  i s  
h e lp fu l  to decompose the e l a s t i c i t  in to  i t s  two 
components so th a t  i t  can be seen what r e a l l y  c o n s t i t u t e s  
the. drag on i t s  growth. S in c e ,  as mentioned a lre a d y ,  
the ra te  o f  the PT in  Uest Bengal i s  p ro p o r t io n a l ,  any 
v a r i a t io n  in  R\7s should lead  to a p ro p o r t io n a te  change 
in  the PT. T h e re fo re ,  i f  the e l a s t i c i t y  o f  the PT i s  low 
i t  i s  u s e fu l  to examine f i r s t  whether t h i s  i s  due to poor 
e l a s t i c i t y  o f RVs w ith  re sp e c t  to i t s  de te rm in an ts .

2/ In measuring the e l a s t i c i t y  o f  a tax the impact o f
d i s c r e t io n a r y  changes made in  the base or the ra te  ( s) 
o f  the tax should, as f a r  as p o s s ib le ,  be removed. ' 
During the period  under c o n s id e ra t io n  ( i . e .  the 1970s) 
d i s c r e t io n a r y  changes in  the PT have been few. In  some 
m u n ic io a l i t i e s ,  the ra te  o f  tax was r a is e d  ( e .g .  
Kam arhati; v ide  Appendix to t h i s  c h a p te r ) .  Measurement 
o f  e l a s t i c i t y  W ithou t c o r r e c t in g  the revenue f ig u re s  
fo r  such changes would im part $?n Upward b ia s  to the 
e s t im a te .
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2.19 Data problems again  suand in  the way o f  decomposing
the e l a s t i c i t y  o f  the PT in  each m u n ic ip a l i t y  in to  the
e l a s t i c i t y  *of the tax to the base and o f the base to the
v a r ia b le s  govern ing i t s  growth. However, some rough idea
o f t h e i r  l i k e l y  o rder can be had by comparing the ra te  o f
growth o f the base w ith  those o f va lue  o f land , shanges
in  the l e v e l  o f re n ts  and c o n s t ru c t io n  c o s ts .  From
a v a i l a b le  •information i t  appears th a t  over the p e r iod  1970-71
to 1978-79, the t o t a l  RV o f h o ld in g s  in  Uest Bengal
m u n ic ip a l i t i e s  recorded a growth o f  about 6-7 per cen t per
annum on the average (T ab le  11 .16 ). The growth o f  RV was
s l i g h t l y  h ighe r  in  the non-CMD bod ies . S ince  a p a r t  o f  the
growth in  the aggregate  RV o f  h o ld in g s  in  a m u n ic ip a l i t y
can be due to the in c re a s e  in  the number o f  h o ld in g s ,  to
see whether the base o f  the RV i s  e l a s t i c  w ith  re sp e c t  to
i t s  de te rm inan ts  l i k e  re n t  and r e a l  e s ta te  p r i c e s ,  i t  i s
necessary  to look a t  the growth ra te  o f  RV per h o ld in g
ra th e r  than the growth o f  the t o t a l  RV o f  the m u n ic ip a l i t y .
The growth r a te s  o f  RV per ho ld ing  between 1970-71 and
1978-79 fo r  56 m u n ic ip a l i t i e s  (24 CMD and 32 non-CMD) areGhĉ otz
g iven  in  Table 11.17. The a ve rag e^ ra te  o f  per ho ld in g  RV 
during  the period  under rev iew  comes to about 3-5 per cent 
per annum. In  the m a jo r i ty  o f  the m u n ic ip a l i t i e s  the 
growth ra te  seems to have been around 4 per cen t per annum.
In  the case o f CMD m u n ic ip a l i t i e s  the average growth o f  
per ho ld ing  RV was about 2-3 per cen t  per annum. Taking 
the growth o f p r o p e r t y  p r ic e s  and re n ts  to be o f the o rder 
o f 10-12 per cent per annum, the e l a s t i c i t y  o f  RV per. 
ho ld ing  fo r  the m u n ic io a l i t i e s  o f  the S ta te  works out to
0 .3  to 0 .4 . U h i le  t h i s  has been the brdad t ren d , the re  
are v a r ia t io n s  in  the trend  as between m u n ic ip a l i t i e s .  In
6 m u n ic ip a l i t i e s  ( a l l  CMD), the growth o f RV per h o ld in g  
has been n eg a t ive .
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TABLE I f . 16

D i s t r ib u t i o n  o f  Muncipa l i t i e s  in  U es t  Bengal 
A ccord ing  to Growth RaTe o f  R a te a b le  Value

(‘T970-T1 - 19T8-79)

Growth r a t e CMD N^n-CMD A l l
o f  RV K% A B -j. c ~ T* t  a 1 A B !• C "• T a ta l A B C Tota
per annum)

N bqative — — — _ — — — — -

0 - 1 - - 1 1 - - 2 2 - - 3 3
1 - 3 3 1 - 4 - 1 1 2 3 2 1 6
3 - 5 2 4 2 8 - 2 7 9 2 6 9 ,, 17
5 - 7 2 1 1 4 1 2 4 7 3 3 5 1 1
7 - 1 0 2 2 1 5 3 4 4 1 1 5 6 5 16
10 qnd above - 1 1 2 - - 1 1 - 1 2 3

T o ta l 9 9 6 24 4 9 T9 3t 13 18 25 56

Source o f  b a s ic  d a ta  ; O f f i c e  o f  
'JBMFC
( v id e  T ab le s  in  
the S t a t i s t i c a l  
A p p en d ix ) .



- 116 -

TABLE 11.17

D i s t r ib u t io n  o f  r ' u n i c i o q l i t i e s  o f  Ur>st Ben ga l Accord ing ...to
’ "gr-■■Ixith' R~ tes  o f _ Ra teab le  Ualre c bt  Ho ld ing

(1970-71 - 1978-79)

- .. - ■ • •• — ■ ■ ™--- -• ^
Growth r a t e CMD Non-CMD T o ta l
(p e r  ce n t aT " C T o ta l F B C T o ta l X B C T o ta l
per  annum 'T- *

_4U». „
m

N egative 3 ■ 1 2 6 — — ”■'3 1 2 6
0 - 1 1* 2 1 4 - -  . 2 2 1 2 3. - 6

1 - 3 3 2 ^ - 5 1: 2 2 5 4. *4. 2 10
3 - 5 1 2 1 4 1 ’ 3 8 12 2 5 9 16

5 - 7 1 1 1 3 - 2 5* 7 1 3 6 10
7 - 1 0 - - - - 2 2 2 6 2 2 2 -- 6

Abote 10 - 1 1 2 - - - -

*
-1 1 2

T o ta l 9 9 6 24 4 : 9 19 32 13 18 25 56

Source o f b a s ic  dat<a : O f f ic e  o f
UBMFC
(v id e  Tab les 
in  the 
S t a t i s t i c a l  
A ppend ix ).
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i i , D ec l in e  in  c o l l e c t io n  e f f i c iency.

2.20 I t  would not be c o r r e c t  to blame the slow growth
o f RVs a lone fo r  the poor e l a s t i c i t y  o f  the PT. The 
e l a s t i c i t y  o f the y ie ld  o f a tax depends both on the
e l a s t i c i t y  o f  the base to i t s  de te rm inan ts  and a lso  on th.e
e l a s t i c i t y  o f tax revenue to the base. Uhere the amounts
r e a l i s a b le  from a tax do not get c o l le c t e d  in  f u l l ,  the
o v e r a l l  e l a s t i c i t y  may s u f f e r  even i f  the base happens to be 
e l a s t i c .  In  the case o f the PT in  Uest Beng a l,  there  i s  
ev idence  +:o show th a t  the c o l l e c t i o n  e f f i c i e n c y  o f the 
m u n ic ip a l i t i e s  i s  low compared to th a t  o f  t h e i r  co u n te rp a r ts  
in  o ther  S t a t e s  and i t  has su f fe re d  a marked d e c l in e  in  the 
l a s t  10 y e a rs .

2.21 That a good p a r t  o f  the amounts due as PT remains 
u n c o l le c te d  e ve ry  year can be seen from the la rg e  s ize  o f
the a r r e a r s  o f the tax . -At the end o f 1978-79 the accumulated 
a r r e a r s  o f  the p rope rty  tax in  the 73 m u n ic ip a l i t i e s  o f the 
S ta te  came to Rs 722 la k h ,  w h i c h ' i s  rough ly  66 per cent o f 
the am ount'of annual demand o f  the tax (R s  1084 la k h ) .  The 
d i s t r i b u t io n  o f  the m u n ic ip a l i t i e s  a cco rd ing  to the volume 
o f  a r r e a r  demand in  1973-74 and 1978-79, s e p a ra te ly ,  fo r  
CMD and non-CMD a rea s ,  i s  g iven  in  Table 11.18. In  1978-79,
24 out o f  28 m u n ic ip a l i t i e s  o f  CMD had a r r e a r s  o f more than 
Rs 5 lakh ; 15 o f them had a r r e a r s  exceeding Rs 10 lakh and 
8 more than Rs 20 lakh . In  the case o f non-CMD m lm ic ip a l i-  
t i e s  17 out o f  49 had a r r e a r s  o f more than Rs 5 lakh and 
26, more than Rs 3 lakh . I t  w i l l  be n o t iced  th a t  between 
1973-74 and 1978-79 the p ro p o r t io n  o f m u n ic ip a l i t i e s  hav ing  
a r r e a r s  o f PT o f  more than Rs 5 lakh in c reased  from 67 per 
cen t to 86 per cen t o f  the t o t a l  in  the case o f  CMD 
m u n ic ip a l i t i e s  w h i le  in  the case o f m u n ic ip a l i t i e s  ou ts ide
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TABLE 11.18

D is t r ib u t io n  o f Mu n i c i pa l i t i es in U e s t B engal 
Accord ing to amount o f A r re a r  Demand

Amount __No. o f municip a l i t i e s
( R s lakh ) CMD ~H T0n-CMD’

1973-74 1978-79 1973-74 1973-

O) (2 ) '""(3)................ ..Ta)
Less than 1 1 0 12 10
1 - 3 6 3 13 • 1 3
3 - 5 4 1 6 9
5 - 1 0 7 9 ' 14 10

10 - 20 5 7 4 . 5
2 0 - 2 5 1 2 1 0
25 and above 9 - 6 1 2

T o ta l 33 28 53 49

Source : 1. . For col.,1 and 3,
Town and Country 
P lan n in g  Department 
(1 9 8 0 ) ,  p p .20 & 28.

2. For columns 2 and 4, 
o f f i c e  o f  the U
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the CMD the re  uas a s l ig h t  decrease  ,in  the n ro b o r t io n , from 
38 to 35 per c en t.  '

2.22 At p resen t  most o f  the m u n ic ip a l i t i e s  seem to be
c o l l e c t in g  le s s  than 50 per cent o f  th e i 'r  demand, both a r r e a r  
and c u r re n t .  The a l l - I n d i a  average1 o f c o l l e c t i o n  o f PT uas 
about 60 per cent of the demand in  1978-79 (NCAER, 1980). 
Whereas the re  has been some improvement s in ce  1973-74 in  the 
re ccve ry  o f  a r r e a r  demand, the p o s it ro n  r e g a rd in g . c o l l e c t io n  
o f  c u r re n t  demand does not see-m to have improved. The 
p ro p o rt io n  o f  m u n ic ip a l i t i e s  c o l l e c t i n g  le s s  than 25 per cen t 
o f  the c u r re n t  demand has in c reased  in  both CMD and non-CMi 
m u n ic ip a l i t i e s  (T ab le  11 .19 ). A c la s s  m u n ic ip a l i t i e s  in  
both the CMD and non-CMD a rea s  e x h ib ite d  poor c o l l e c t i o n  
performance u i th  the maximum c o n ce n tra t io n  in  the le s s  than
50 per cent group (T ab le  I I . 20 ). The p ro p o r t io n s  o f  
c o l l e c t i o n s  out o f  a r r e a r  and c u r re n t  demand in  Hourah 
m u n ic ip a l i t y  fo r  the y e a rs  1975-76 to 1979-80 are shoun in  
Table 11.21. S ig n i f i c a n t l y , ,  the re  uas a marked improfement 
in  the c o l l e c t i o n  e f f i c i e n c y  o f the m u n ic ip a l i t i e s  in  the 
yea r  1975-76 ( v id e  T & CP , 1976,and a lso  »ur study on 
K r ishnag a r  m u n ic ip a l i t y  in  the apoendix &  e heifrfvv) ,

2.23 There can be l i t t l e  doubt th a t  poor c o l l e c t i o n s  
have been a s e r io u s  drag on the e l a s t i c i t y "  o f  the PT in  the 
m u n ic ip a l i t i e s  o f  West Benga l. I t  i s  a lso  to be noted th a t

though the c o l l e c t i o n  e f f i c i e n c y  i s  low, the co s t  o f  
c o l l e c t i o n  i s  markedly high as compared u i th  the cost  o f 
c o l l e c t i o n  o f o ther  tax es , as a l s o , t h e  cos t  o f  c o l l e c t io n  o f  
PT in  the o th e r  S t a te s .  In  the m a jo r i ty  o'f the m un ic i
p a l i t i e s  the co s t  o f c o l l e c t i o n  i s  betueen 10-25 per cent 
o f the y i e l d .  In  some, i t  i s  as high as 50 per cent or
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D i s t r ib u t i o n  o f  Muni c i p a l i t i e s  A cco re 'inq to P ro o o j t io n  o f  C o l l e c t i on to Ifemand

TABLE 11.19

Per c crn t group __.............................. ; ___ ____-Number o f m u n ic ip a l i t ie s ' ' ■
Co l l3 c t i o n  out o_f a r re r .r  demand ; Co l l e c t i o n  out o f  c u T re n t  demand

■ N q j ^ C M D ____ r  L I  ™ "  CW D ' W g n -rC M b
J 19 7*3-74 1978-79 1 91Z-1L T978-79 19 73-74 1978-79 1973-74 1973-77

(1 ) ' ( 2 ) ' ” ..... (3 ) .....( 4 ) " " " (5 ) (7 ) (8 )

Less  than 25 22 8 . 26 1 1 6 18 3 20
25 - 50 11 10 .23 25 13 5 26 19
50 - 75 t - 9 . 4 9 9 ; 3 22 'g
75 and above - 1 0 4 5 2 2 1

T o ta l 33 28 53 49 • 33 28 53 49

Source n f  b a s ic  d a ta  : ' 0 f  f ih a  ' ci f  UBMFC
\ ( v id e  T ab les  in  the
\ S t a t i s t i c a l  Apoendix)
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TABLE 11.20

C o l l e c t io n  Perfo rm ance  Accord ing  to C lass  o f  M u n ic io a l i t i e  s
' —  —  - n ; i9 W - 7 9 T

P ro p o r t io n  o f   ̂c o l l e c t i o n  to demand CF1D ______ __ Non-CMD _____  T o ta l  .
c e n t )  A B C T o ta l  A B C T o ta l  A B C T o ta l

A. C o lle c t ion^  out o f  a r r e a r  demand
Less  than 25 2 3 3 8 - 4 7 11 2 7 10 19
2 5 - 5 0 4 6 1 11 6 4 ■ 15 25 10 10 16 36
50 - .75 6 2 1 9' - 3 6 9 6 5 7 18
75 and above - - 1 1 - 2 2 4 - 2 3 5
T o ta l 12 11 6 29 6 1 3 30 49 18 24 36 78
C o l le c t io n  out o f  c u r r e n t  demand 
Less than 25 8 7 4 19 4 7 9 ’ 20 12 14 13 39
25 - 50 2 1 2 5 2 3 14 19 4 4\ 16 24
5 0 - 7 5 2 1 - 3 - 2 7 9 2 3 7 12
75 and above - 2 - 2 - 1 - 1 - 3 - 3
T o ta l 1 2 11 6 29 6 1 3 30 49 18 24 36 78
T o ta l  c o l l e c t i o n  »ut o f  t o t a l  
demand
Less  than 25 4 5 3 12 1 2 7 10 5 7 10 22
25 - 50 7 3 2 12 '5 9 18 32 12 12 20 44
50 - 75 1 3 _ . 4 - 2 4 6 1 5 4 10
75 and above - - 1 1 - - 1 1 — — 2 2
T o ta l 12 11 6 29 6 1 3 30 49 18 24 36 78

Source o f b a s ic d nta « 0 f f i c e  
( v i d e

o f  WBMFC 
Tab les  in

1
the
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TABLE 11.21

C o l l e c t io n  Pe rfo rm ance o f  the  Hpurah M u n ic i p a l i t y

(Amounts in  Rs la k h )

______ D e m a n d _______ _______  C o l l e c t ion  C o l l e c t i o n  as % o f  demand
Year A r re a r  C u rren t  T o ta l  A r re a r  C u rren t  T o ta l  A r r e a r  C u rre n t  T o ta l

(Tf (2) T s T  T-o (s) Te) (?') Vs) oo
1975-76 362.52 100.00 462.52 66.01 39. 55 10 5,56 18 .-21 39. 55 22.82

1976-77 . 356. 96- 100.03* 456.99 47.00 35.02 82.02 13.17 35.01 17.95

1977-78 374.97 110.51^ 485.48 86.08 42. 69 128.77 22.96 38. 63 26. 52

19 78-79 356. 96 110.51* 467.47 72. 12 45.91 118.03 20. 20 41. 54 25.25

1979-80 349.19 110.51* 459.70 58. 58 47. 60 106.18 16.78 43.07 23. 10

Source : 1. The C o l l e c t o r ' s  O f f i c e  o f  the Howrah
M un ic ipa lity i>  fo r  the y e a r s :
197 6-77 to 1979,-80 .

2. For the y e a r  1975-76: As pe r  
Table I I I . 3.
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TABLE 11 * 22

P i s t r i b u t i o n  o f  Uest Bengal M u n ic ip a l i t i e s  Accordiri'Q to 
Cost o f  C o l le c t io n  o f  P ro p e rty  Tax

(^978.79)

Cost o f  c o l l e c t i o n  C lass  A C lass  B C la s s  C __ T o t a l___
q s ’ per cent o f  PT CMD^i-OTD CMD N o n - "®  ^MD Non-iJIL) CMtfJIoRECrTD

( D ( 2) ( 3 ) (4 ) ( 5 ) ( 6) ( 7 ) ; (B!

0 - 5 0 0 0 0 0 0 o ' ; . ■ 0
5 - 1 0 0 0 2 0 1 2 3 ‘ 2

1 0 - 2 5 10 4 3 10 - 3 1 2 1 6 • ; 26
25 -  50 2 2 2 3 2 1 3 6 . 18
5 0 - 7 5 0 0 0 2 0 2 0 ' 4
75 and above 0 0 0 0 0 1 CV . 1

T o ta l 12 6- 7 15 6 30 25 51
i

Source o f  bas ic  da ta  : O f f ic e  o f  UBMFC
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even more (Table 1 1 . 2 2 ) . Tna weakness o f  the m u n ic ip a l i t i e s  
o f  Uest Bengal in  the m atter of r e a l iz in g  t h e i r  dues and the 
in o rd in a te ly  high cost  o f  c o l l e c t i o n  nave been commented 
upon and the need fo r  tak in g  measures t r  i,"prove c o l l e c t i o n s  
has been stressed, in  the s tu d ie s  r e fe r re d  to e a r l i e r  ( e . g . ,  
T&Cp? 1974). The Bengal M u n ic io a l  ^ct, 1932 ( BM Act) 
uh ich gove rns .the  levy  and c o l l e c t i o n  o f  the PT has s ince  
been Amended through the' Bengal M u n ic ip a l  (Amendment) A c t ,  
1980 ^ h e re a f te r ,  BM Amendment A ct) and the p ro v is io n s  
regard ing ta x a t io n  have been m od if ied  to f a c i l i t a t e  
a d m in is t ra t io n  o f  the tax and to en fo rce  b e t t e r  com pliance. 
I t  i ? * to  be hoped th a t  these measures w i l l  enab le  the 
m u n ic ip a l i t ie s  to improve t h e i r  c o l l e c t i o n .  Houever, i t  
n^eds to be ^recognised th a t  the f a c to r  p r i n c i p a l l y  re sp o n s i 
b le fo r the s lu g g ish  growth o f  the PT in  Uest Bengal i s , '  
as i r  most m u n ic ip a l i t i e s  o f  In d ia ,  the s ta g n a t io n  in  the 
base, namely, the RVs. M oreover, the i n a b i l i t y  to c o l l e c t  
tne demand o f  the p rope rty  tax promptly and the h ig h 0—  ... 
c is t  $f c o l l e c t i o n  are' d u e- p a r t ly  to the problems o f  
assessing the base, the p rocedures  fo llow ed  and the 
l i t i g a t i o n s  uh ich  ensue a f t e r  each g en e ra l r e v i s io n  o f  
assessments.. Reform of the base and the system o f  assess-  
mert, i s  c a l le d  fo r  not only to ach ieve  adequate growth 
o f tie base but a lso  to ensure th a t  the r e s u l t in g  in c re a s e  
in  thu tax demand ge t s ' re f le e t e d  in  the y i e l d .  Base 
reform ^s a lso  needed to s t re am lin e  assessments and to 
reduce ‘rhe cost  o f . c o l l e c t i o n .

c » -louses o f  slow growth_o f  r a t e abl e va lu e

2.24 - As in  C a lc u t ta ,  the base o f  the p ro p e r ty  tax le v ie d
by the m u n ic ip a l i t ie s  in  U est  Bengal i s  the annual va lue  
(AV) o f  the Weldings. S e c t io n  128(1) o f  the B.W. Act, 
u n t i l  i t s  amendment through the B.M. Amendment A c t ,
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s t ip u la t e d  th a t  ‘'Ths annual va lue  o f a h o ld in g  s h a l l  ’be 
deemed to be the gross annual r e n ta l  a t  uh ich  the ho ld ing  
may reasonab ly  be expected to l e t . ” The Act a lso  prov ided  
th a t  uhere such gross annual r e n t a l  cannot be e a s i l y  e s t i 
mated or a s c e r ta in e d ,  the AM s h a l l  be deemed to beTan 
amount not exceeding 7-̂  per ,cen t o f  the va lu e  o f  the ...

*
b u i ld in g  on the ho ld ing  a t  the time o f  assessment p lu s  a 
reasonab le  ground-rent fo r  the land , s u b je c t  to the p ro v iso

Y ■*th a t ,  where the va lue  o f  the b u i ld in g  i s  in  excess o f  
Rs 3* la k h ,  the tax on the AV/ s h a l l  not exceed h a l f ,  the 
normal ra tes ,. By an amendment in troduced  in  1975, the 
va lue  o f  p la n t  and machinery i n s t a l l e d  in  a n y p re m is e s

\
io u ld  a ls o  £e inc luded  in  working out the AV where i t  i s  ' 
assessed on the b a s is  o f  the va lue  o f  the b u i ld in g  and 
ground-rent fo r  tfte land . Taxes *which ciould be le v ie d  

by the m u n ic ip a l i t i e s  on the b a s is  o f  the AV under
the B.M. Act befo re  the re ce n t  amendment a re :

i .  A ra te  on h o ld in g s  - at r a te s  not exceeding 
10 per cen t o f  the Al/ (15 per cen t in  
Howrah, Kurseong and D a r j e e l in g ) ;

i i .  A w a te r- ra te  not exceeding l \  per cent 
o f  the AV/;

: i i i .  A l ig h t in g - r a t e  not exceed ing 3 per cen t 
o f  th e ’ A\l, and

i v .  A conservancy , l a t r i n e  and d ra inage  ra te  not 
exceeding 10 per cen t o f  the AV. (S e c t io n s  
124 to 126 o f  the B.M. A c t ) .

There were c e r t a in  r e s t r i c t i o n s  on the le v y  o f  the water- 
r a t e ,  conservancy  ra te  and the l ig h t in g - r a t e  so th a t  the 
taxes were r e la te d  o a r t l y  to the s e r v ic e s  provided by the 
m u n ic io a l i t y . U i t h in  the l im i t s  se t by the s ta tu te  the 
m u n ic ip a l i t i e s  le vy  the tax a t  a f l a t  r a te  va ry ing  from 
10 per cen t  to 29.5 per cen t (w ide  S t a t i s t i c a l  Appendix
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*Table S-A-21). Thu Commissioners o f  the m u n ic ip a l i t i e s  uere
exemption

empouc-ed to g n n t ^  •< from the ho ld ing  tax fo r
c h a r i t a b le  i n s t i t u t i o n s  and in  o ther  s u i t a b le  cases . The
Act a lso  ren u ired  th a t  the °  s so ssme nt s o f AVs s h a l l  be
re v is e d  once in  eve ry  5 yen rs  u n le ss  o the rw ise  ordered
by the -State government. The B.H . Amendment Act has made
s e v e ra l  lm oortan t changes r e l a t i n g  to the j^asse ssment o f
the AV such as th a t  in  the case o f a ho ld ing  com pris ing
only vacant lan d , the AV s h a l l  be deemed to be an amount
uh ich  may be equal to but may not exceed f i f e  per cent on
the estim ated  p resen t  va lue  o f  the land . The r a t e s
contemplated in  the p ro v is io n s  mentioned above have a lso
been amalgamated in to  a ^ con so lid a ted  r a t e '1 to be le v ie d

between
at graudated r a t e s  rang ing  J_ 10 and 40 per cen t  o f  the 
AV. The exemption l i m i t  fo r  the r a te  has been ra is e d  from • 
Rs 6 to Rs 100 in  terms o f  AV. The base o f  "the tax houever 
remains e s s e n t i a l l y  the same, v i z . . ‘‘the g ross  annual 
r e n t a l  at which, the ho ld ing  may reasonab ly  be expected to 
l e t . "  The p ro v is io n  regard ng qu in quenn ia l r e v is io n  a lso  
reamins unchanged.

2.25 I t  would appear th a t  some o f  the p ro v is io n s  
govern ing the assessments under the B.M. .Act , as
they were be fo re  the re cen t  amendments, in trod uced  an 
element o f r g i d i t y ,  as fo r  examole, the p ro v is io n  th a t  
w h i le  a ssess ing  vacan t lands on ly  a reasonab le  -ground-rent 
could be taken . S i m i l a r l y ,  the r e s t r i c t i o n  th a t  the tax 
could be le v ie d  only at h a l f  the normal r a te  on the AV 
exceeding Rs 3 lakh could a lso  a f f e c t  the e l a s t i c i t y  o f  
the revenue from the tax . However, s in c e ,  by and la rg e ,  
the base contem plated fo r  the le vy  o f  the tax was the AV 
d e r ived  from the g ross  annual r e n t a l ,  i t  cou ld  be presumed
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th a t  uhere th e re  uas a s te ad y ,  and a t  t im es sharp, r i s e  
in  r e n t s ,  the base should h a te ,  recorded a good grouth over 
time i f  the qu in quenn ia l r e v is io n s  were jca r r io d  out in  a 
manner uh ich  could r e f l e c t  the p r e v a i l in g  r a t e s - o f  re n t .  
Th is  o b v io u s ly  has not taken p la ce .  The. reasons are 
m an ifo ld . As in  the case o f C a lc u t t a ,  these reasons f a l l  
b a ld ly  under th ree  groups, namely, a) . d i f f i c u l t i e s  ■ f low ing  
from le g a l  c o n s t r a in t s ;  b) ueaknesses o f  assessment method 
and p rocedures  and c) socio-economic environm ent. The 
r e l a t i v e  r o le s  o f these  f a c to r s  in  undermining, the base( o f  
the PT in  the m u n ic ip a l i t i e s  are houever someuhat d i f f e r e n t  
from those in  the C a lc u t t a  Corpora t ion  because o f  s ig n i 
f i c a n t  d i f f e r e n c e s  in  the typ e , use and d i s t r i b u t io n  o f  
h o ld ings  betueen the m u n ic ip a l i t i e s  and C a lc u t ta  proper and 
a lso  because o f  d i f f e r e n c e s  in  a d m in is t r a t iv e  resou rces  
a v a i l a b le  w ith  the m u n ic ip a l i t i e s .

i * Lega l problems

2.26 The lau r e l a t i n g  to ren t  c o n t ro l  in  Uest Benga l, 
namely, the Uest Bengal P rem ises  Tenancy A c t ,  1956, i s  
a p p l ic a b le  not only to C a lc u t t a  but a ls o  to a l l  a reas  uh ich  
are c o n s t i t u t e d  as m u n ic ip a l i t i e s  under the p ro v is io n s  o f  
the B.M. Act ( s u b je c t  to c e r t a in  e x c e p t io n s ) .  Upuard 
r e v is io n  o f  the annual v a lu e s  o f h o ld in g s  in  the m un ic i
p a l i t i e s  in  the d i s t r i c t s  s u f f e r s  from the same le g a l  
c o n s t r a in t  uh ich o p e ra te s  in  C a lc u t ta .  The importance o f  
t h i s  f a c to r  in  the case o f  m u n ic ip a l i t i e s  houever cannot 
be the same as in  C a lc u t t a  fo r  the s im ple reason th a t  the
p ro p o rt io n  o f  tenanted prem ises in  the m u n ic ip a l i t i e s  i s  

AO.
not as h ig h ^ in  C a lc u t t a .  U h i le  the re  may be v a r i a t io n s  as 
betueen m u n ic ip a l i t i e s ,  the sample survey  c a r r ie d  out by us 
fo r thi-s study shous th a t  the p ro p o rt io n  o f  tenanted  and



p a r t ly  tenanted (o r  mixed) h o ld in g s  in  the d i s t r i c t  
m u n ic ip a l i t i e s  (o th e r  than ^Howrah) i s  l e s s  than 50 p-r c nt 
and th a t  of' owner occupied houses i s  more than 50 per cen t 
(Tab le  11.23) as compared to 35 per cen t in  C a lc u t ta  
(Tab le  1.33 o f  Chapter I ) .  However, the p ro p o rt io n  o f  
tenanted rooms to the t o t a l  number o f  rooms in  the prem ises 
surveyed v a r ie s  from 27 to 45 per cent in  f i v e  out o f  the 
s ix  m u n ic ip a l i t i e s  surveyed ( c o l .  4 o f  Table  11 .23 ). Only 
in  Midnapore, tenanted rooms c o n s t i t u t e  as low as 7 per cent- 
o f  the t o t a l .  Thus, though the in f lu e n c e  o f  ren t  c o n t ro l  
on p ro p e rty  tax assessm ents cannot be as e x te n s iv e  in  the 
m u n ic ip a l i t i e s  as in  C a lc u t t a  or Howrah, i t  i s  one o f  the 
f a c to r s  a d v e rs e ly  a f f e c t in g  the growth o f  RV/s o f  the 
m u n ic ip a l i t i e s  ou ts id e  C a lc u t t a  as w e l l .

2.27 A more se r io u s  problem which the m u n ic ip a l i t i e s  
seem to face  in  c a r r y in g  out t h e i r  p e r io d i c a l  r e v i s io n s  i s  
the l i t i g a t i o n  th a t  fo l lo w s  a f t e r  a major r e v is io n .  In  
a l l  the th ree  m u n ic ip a l i t i e s  which were taken up by us 
fo r  case s tudy , namely, K r ish n a g a r ,  Kam arhati and Howrah 
(v id e  Appendix ), i t  was found th a t  some o f the gene ra l 
r e v is io n s  (GR) o f  re ce n t  y e a rs  were com p le te ly  s t a l l e d ,  by 
cou rt  cases . In  the case o f  K r ish n a g a r ,  the r e v is io n  made 
in  1972-73 was se t a s id e .  S im i la r  was the fa te  o f  the 
GR in  Kamarhati which was to come in to  e f f e c t  from A p r i l  1, 
1973. In  Howrah, in  8 out o f  10 wards-, the enhancement 
o f  the tax demand fo l lo w in g  a qu in quenn ia l r e v is io n  was 
he ld  up from 1969 to 1979 under in ju n c t io n  from the 
High Court. From the 1981-82 Budget speech o f  the 
Chairman o f  the Howrah m u n ic ip a l i t y ,  i t  i s  seen th a t  the 
in ju n c t io n s  are being evacuated  one by one as a r e s u l t  o f  
some se t t le m e n t  a r r iv e d  a t w ith  the ta x p a y e rs .  The main



- 129 -

•TABLE 11.23

p roportio.rv of- OyjP e£ j?c .p u p ied and Tenanted.. Houses, 
in* S e le c te d  Muni c i p a l i t i e s  o f  U es t  Bengal

Ho ld ings f No) Ho ld ings (=£) Rooms (No) Rooms ( :
« . ..... .. i —• — ™ - «•—* -*• -
(1 ) (2 ) (3 ) ■ (4 )

Howrah
Owner occupied .1  60 45.71 1498' 55.71
Te nanted 75 21.43 1191 ' 44. 29
Mixed 115 32.86 0 0.00
T o t a l 350 100.00

Midnaoorc
2689 100.00

Owner occupied 129 90.21 814 92.71
Tenanted 2 1.40 64 7.29
Mixed 12 8. 39 0 0.00
T o ta l 143 100.00 

Dar ie e l in a
878 100.00

Owner occupied 60 60.00 445 54.80
Tenanted 11 11.00 367 45.20
nixed 29 29.00 0 9.00
T o ta l 100 100.00

P u n a l ia
812 100.00

Owner occupied 74 , 60.66 984 73.28
Tenanted 42 34.43 140 26.72
Mixed 6 4.92 0 0.00
T o ta l 122 100.00

s u i m i J .
524 100.00

Owner occupied 71 54.20 560 68.88
Tenanted 27 20.61 253 31.12
Mixed 33 25.19 0 0.00
T o ta l 13,1 100.00

DurrrDum
813 100.00

Owner occupied 58 59.79 287 68.01
Tenanted 10 10.31 135 31.99
Mixed • 29 29.90 0 0.00
T o ta l 97 • 100.00 422 100.00

Source I Sample Survey by I^IPFP.
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ground on uh ich  the assessm ents were ch a llen g ed  uas 
s ta ted  t o . be  the in fr in g e m e n t  o f  the can on o f  a c u i t y .  
Whatever be the m e r its  o f  the com p la in ts  o f  the tax p aye rs ,  
the d isp u te s  a f fe c te d  the growth o f the RVs and thus o f  
the revenue from the PT in  a l l  the m u n ic io a l i t i e s  in  
ques tion . In  Howrah, the attem pt to in c lu d e  the va luo  o f 
p lan t  arid machinery w h i le  a ssess in g  the A V was sa id  to 
have been a lso  thwarted  s u c c e s s fu l ly  by l i t i g a t i o n .

2*28 D ispu tes  over assessm ents o f  the PT or the 
d e te rm in a t io n  o f i t s  base are not unknown e lsew here . But 
in s ta n ce s  o f r e v is io n s  being se t  a s ide  w ho lesa le  are probably  
not so common in  the o th e r  S t a te s .  However, where the c o u r ts  
f e e l  co n s tra in e d  to se t a s id e  a qu in q u en n ia l r e v is io n  in  i t s  
e n t i r e t y  as in  Kam arhati - and the High C o u r t 's  o rder  shows 
th a t  the m u n ic ip a l a u t h o r i t i e s  too , conceded the case - 
there-  i s  reason to suppose th a t  something i s  r a d i c a l l y  
wrong w ith  the assessm ents. T^x assessments become 
v u ln e ra b le  on le g a l  grounds, i n te r  a l i a , when they are 
g ro s s ly  and demonstrably in iq u i to u s  or e x p r o o r ia to r y . The 
study o f  the assessment o f  a few h o ld in g s  in  the m u n ic i
p a l i t i e s  o f  K r ish n ag a r ,  Kam arhati and Howrah shows th a t  even 
though fa r  from e x p ro p r ia to ry  in  t h e i r  in c id e n c e ,  they 
were p a lp a b ly  in iq u i to u s .  Although the study p ro v id e s  
only rough e s t im a te s ,  i t  se rves  to b r in g  out how w id e ly  the 
standard o f  r e n t a l  on which the AV o f  Drooerties was based 
d i f f e r e d  from one ho ld ing  to another. In  K r ish n a g a r ,  the 
ren t  per room taken fo r  assessment o f  AV ranged from 
Rs 3 to 40 per month; in  Kamarhati from Rs 2 to 39 and in  
Howrah from Rs 7 to 60.
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2.29 The assessment r a t i o s  - th a t  i s ,  the r a t i o  o f  AV 
assessed by the m u n ic ip a l i t i e s  to AV estim ated  on the 
b a s is  o f c u r re n t  l e v e l s  o f  r e n t ,  a f t e r  tak in g  in to  account, 
the f a c to r s  uh ich  can in f lu e n c e  the r e n t a l  o o t e n t i a l  o f a 
ho ld ing  ( £ i z . , l o c a t io n ,  type o f  c o n s t ru c t io n ,  e t c .  
p a r t i c u l a r s  o f  uh ich  are a v a i l a b le  from the assessment 
re co rd s )  - a ls o  wary w id e ly  in  a l l  th ree  m u n ic ip a l i t i e s  
as between d i f f e r e n t ; ,  p ro p e r t ie s  or h o ld in g s .  In  
K r ish n a g a r ,  the assessment r a t i o  v a r ie s  from 7 per cent to 

^Cpe r cen t.  In  Kamarhati the range o f  v a r i a t i o n  i s  from 
2 per cen t to Lftj per cen t in  the case o f  n o n - in d u s t r ia l  
p r o p e r t ie s .  F o r  in d u s t r ia l^  p ro p e r t ie s  the assessment r a t io s  
seem to be f a i r l y  h ig h ^ th o U g h  they are a lso  marked by. wide 
v a r i a t i o n s  - from 58 to 97 per cen t.  In  Hourah, the 
v a r i a t i o n  in  the assessment r a t i o s  i s  l e s s ,  but not 
in c o n s id e ra b le ,  the range being from 1 1 per c e n t  to over 
80 per cen t. The d i s p a r t i e s  in  the norms o f  r e n t a l  or the 
assessment r a t i o s  are d i f f i c u l t  to e x p la in  by any o b je c t iv e  
c r i t e r i o n .  There are c le a r  in s ta n c e s  where p ro p e r t ie s  
s im i la r  in  a l l  e s s e n t i a l  re s p e c ts  have been assessed a t 
d i f f e r e n t  AV ( v id e  case study on Kamarhati ip  the Apoendix). 
I t  i s  not s u rp r is in g  th a t  the assessments are cha llenged  as 
-■quitous and they are held to be bad by the c o u r ts .

I t  i s ,  however, d i f f i c u l t  to make a proper e s t im a te  
o f  the annual va lu e  o f  i n d u s t r i a l  p ro p e r t ie s  on the 
b a s is  o f in fo rm a t io n  a v a i l a b le  in  the m un ic ip a l 
re co rd s . The assessment r a t i o s  could work out to a 
lower f ig u re  i f  the land a rea  comprised in  the 
i n d u s t r i a l  h o ld in g s  was va lued  a t  t h e i r  c u r re n t  market 
p r ic e  or the ground re n ts  were taken a t  more r e a l i s t i c  
r a te s .
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D e f i c i e n c i e s o f  a s s e ssm-'ftt meth o ds and procedures

2.30 One source o f the lou assessment r a t i u s  ariu a isn a r-
*

i t i e s  in  the assessments could  be the o p e ra t io n  o f  the re n t  
c o n t ro l  laws. The standard re n t  o f p ro p e r t ie s  1 e . o u t  
s ince  long*--uould ob v iou s ly  be lou and because o f j u d i c i a l  
r u l in g s  noted in  chap te r  I ,  these  re n ts  a re^ b ind ing  fo r  
purposes o f  assessment based on the concept o f  " re a so n a b le "  
l e t t i n g  va lu e .  The m u n ic ip a l i t i e s  cannot r a i s e  the AV o f  
h o ld in g s  under o ld  te n a n c ie s  a p p re c ia b ly  even i f  they wanted 
to and th a t  c r e a te s  a wedge betueen the AV o f  o ld  and new 
p ro p e r t ie s .  But i t  uould not be c o r r e c t  to blame ren t  con tro l,  
fo r  a l l  the i l l s  o f  p rope rty  t a x a t io n  in  the m u n ic ip a l i t i e s .
As noted e a r l i e r ,  a sm a lle r  p ro p o r t io n  o f  p r o p e r t ie s  i s  l e t  
out in  the d i s t r i c t s  than in  C a lc u t t a .  The p r a c t i c e  o f  
m u lt ip le  le a s in g  and cam ouflag ing  re n t  as s e r v ic e  charge a lso  
i s  u n l ik e ly  to be as w idespread in  the d i s t r i c t s ,  except 
p o s s ib ly  Hourah, as in  C a lc u t t a .  In  the case o f  ouner 
occupied p r o p e r t ie s ,  ren t  c o n t ro l  should not be a c o n s t r a in t .  
By an u n w r it ten  conven tion  the assessment q f ouner occupied 
p ro p e r t ie s  i s  made on a l e n ie n t  b a s is .  But th e re  are no 
c le a r  g u id e l in e s  as to the e x te n t  to uhich concess ion  i s  to 
be g iven  fo r  o ccupa tion  by the ouner. In  the case o f  
D ro p e r t ie s  uh ich  are assessed on the b a s is  o f  the va lue  o f  
the land and b u i ld in g ,  i t  i s  n o t iced  th a t  g e n e r a l ly  the 
p r a c t ic e  has be^n to tak e  the co s t  o f  the b u i ld in g  a f t e r  
a l lo u in g  fo r  d e p re c ia t io n  and the ground-rent -at r a te s  f ix ed  
more than 10 y e a rs  ago,. The r e le v a n t  D ro v is io n  in  the B M 
Act a u th o r is e s  the d e te rm in a t io n  o f  annual va lu e  o f  such 
h o ld in g s  a t the ra te  o f  7% per cen t o f  the va lu e  o f  the 
b u i ld in g  a t the t i me o f the assessment p lu s  a reasonab le  re n t  
fo r  the land which a lso  presumably should be assessed a t
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r a te s  p r e v a i l in g  at the timo o f assessment. The p a r t i c u l a r s  
of assessment o f  some o f the i n d u s t r i a l  h o ld in g s  in  
'r<am ;rh a t i  m u n ic ip a l i t y  shou tha t  the ground-rent fo r  land 
i s  taken a t  the ra te  o f  Rs 300 to 5p0 per bigha and t h i s  
uas the ra te  adopted fo r  e s t im a t in g  the ground-rent o f  land 
fo r  assessment more than 10 y e a rs  a§o. In  one case ,
i t  uas found th a t  the * ground-rent taken in  the GR o f  1978-79
uas le s s  than th a t  taken in  thc1973-74 GR ( v id e  item 13 o f  
the Table A . I L 4 o f  the Appendix t r  t h i s  c h a p te r ) .

2.31 I n  f a c t ,  lou v a lu a t io n  o f  p ro p e r t ie s  and t h e i r  s lou 
grouth as u e l l  as the d i s p a r i t i e s  are due more to the absence
o f  a uniform  b a s is  or code fo r  assessment than to any le g a l
c o n s t r a in t .  There i s  a t  p re sen t  no p re s c r ib e d  code or 
hi a n .ual o f  assessment. Only Sec t ion  138 o f  the B M Act 
a c ts  as the g u id e l in e .  C e r ta in  ru le s  framed under the Act 
a lso  serve to in d ic a t e  the l i n e s  on uhich assessments are to 
be made but d iscuss ion-  u i th  the concerned people has 
re vea led  th a t  these are seldom fo llowed in  p r a c t i c e .  Uhere 
the base i s  r e la te d  to a h y p o th e t ic a l  f ig u r e ,  v i z . ,  
reasonab le  l e t t i n g  v a lu e ,  in  the absence o f  any code or 
g u id e l in e  ,• the assessments are l e f t  e n t i r e l y  to the 

s u b je c t iv e  judgment o f the assesso rs  u i th  u ide  scope fo r  
abuss. Such d e f i c i e n c i e s  are compounded by the system 
o f  g e t t in g  the assessments r e v is e d  p e r io d i c a l l y  by ou ts id e  
agencies not d i r e c t l y  an sae rab le  to the m u n ic ip a l i t i e s .

2.2.J B a r r in g  C a lc u t ta  and Hourah, the p e r io d i c a l  genera l 
r e v is io n s  o f  v a lu a t io n s  are c a r r ie d  out in  the m u n ic ip a l i 
t i e s  of West Bengal through assesso rs  appointed  out o f  a 
panel approved by the S ta te  government. Only the in te r im  
v a lu a t io f s ,  th a t  i s ,  those uhich are req u ired  to be made
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when the re  i s  a s u b s t a n t ia l  a d d it io n  to or a nau c o n s t ru 
c t io n  on a h o ld in g , are done d ep a rtm en ta lly  by the 
m u n ic ip a l i t i e s  u i th  t h e i r  oun s t a f f .  U h i l s  the a s s e s s o r s  
are expected to  be q u a l i f i e d  peoole u i th  some experience  
in  v a lu a t io n ,  the terms on uh ich they are appointed do not 
seem to be conducive to a proper assessment o f the h o ld in g s .  
They are aopointed on the b a s is  o f  the low est tender. The 
rem uneration they uould get uorks out to le s s  than Rs 1 per
ho ld ing  in  most cases . In  Kam arhati, fo r  in s ta n c e ,  fo r  the

t*
l a s t  GR they were paid  Rs 6000 fo r  over  18,000 h o ld in g s .  
A t te n t io n  to  the r i d i c u lo u s l y  lou ra te  o f  rem uneration  paid  
to the a s se s so rs  in  the m u n ic ip a l i t i e s  in  the CMD uas drawn 
by e a r l i e r  s tu d ie s  (T&CF*, 1974). In  o rd e r  to reform t h i s  
system, a C e n tra l  V a lu a t io n  Board (CVB) has nou been se t  
up in  Uest Bengal and i t  i s  to be expected th a t  the CVB
u i l l  nou oversee  the assessments. I t  i s  s u rp r is in g  th a t  

so
a sy stem ^patently  harm fu l to the im plem entation  o f  the most 
im portant tax source o f m u n ic ip a l i t i e s  cou ld  con tinue  fo r  
such a long time d e sp ite  i t s  knoUn d e f i c i e n c i e s .

2.33 R e v is io n  o f assessm ents u i th  the he lp  o f a s se sso rs  
appointed from o u ts id e  uould not p o ss ib ly  have been so 
damaging to the tax base had the m u n ic ip a l i t i e s  e x e rc is e d  
proper check over them. Such checks could  not be e x e rc is e d ,  
f i r s t ,  because o f  la ck  o f  a u th o r i t y  o f the m un ic ipa l 
Commissioners o r  Chairmen over the a ssesso rs  and second ly ,  
because o f  the s u b je c t iv e  nature  o f  the base o f  the tax 
and the absence o f any norm or y a rd s t ic k  o f  ren ta l,  or 
c a p i t a l  v a lu e s .  Once the a ssesso rs  submit t h e i r  v a lu a t io n  
to the m u n ic ip a l a u t h o r i t i e s  ' t h e i r  r e s p o n s ib i l i t y  seems 
to end. The m u n ic ip a l i t i e s  can no doubt re p o r t  a g a in s t  a 
v a lu e r  i f  th^ r  i s  e v id ence  o f  w idespread u n d e rva lu a t io n
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(o r  o v e r v a lu a t io n )  or m a lp ra c t ic e .  But e s t a b l i s h in g  such 
charges u i th  ev idence  i s  fa r  from eas; e s p e c i a l l y  when 
the re  i s  no sys tem a t ic  method o f  m a in ta in in g  data  on ren t  
or land t a lu e s .  The B M. Act r e q u ire s  taxp aye rs  to 
fu rn is h  a re tu rn  g iv in g  p a r t i c u l a r s  o f  t h e i r  p rope rty  such 
as the a rea , na tu re  o f  use, r e n t  r e c e iv e d ,  i f  any, and so 
on. I t  i s  not d i f f i c u l t  to bu ild-up  a data  base fo r 
e v o lv in g  norms o f v a lu a t io n  o f  re n ts  or c a p i t a l  v a lu es .
But there  i s  no system o f c o l l a t i n g  the in fo rm a t io n  
a v a i l a b le  in  these  re tu rn s .  Nor has any measure been taken 
even to en fo rce  compliance u i th  the reeu irem ent to f i l e  a 
r e tu rn .  I t  i s  a lso  dou b tfu l i f  the p a r t i c u l a r s  fu rn ished  
are checked or used f u l l y  uhen the assessments are' made 
even uhere the re tu rn s  are a v a i l a b l e .  In s ta n c e s  were 
c i t e d  where a ho ld ing  was d esc r ib ed  as vacan t land in  the 
assessment in  su cce ss ive  GRs even a f t e r  a permanent 
c o n s t ru c t io n  had been ra is e d  on i t .  The B M Act a u th o r is e s  
the Commissioners to enhance the assessments where they 
have s u f f i c i e n t  reasons to do so but aga in  seldom are these 
powers usad in  p r a c t i c e .  One reason why such powers cannot 
be ex e rc ised  and thereby no check can be m ain ta ined  on the 
u n d e rva lu a t io n  by. assesso rs  i s  the la ck  o f  adequate data 
on p rope rty  v a lu e s  and up-to-date p a r t i c u l a r s  o f  each 
h o ld in g .

2.34 In  the absence o f  norms and proper re co rd s ,  these 
i s  nothing to guide the d e o is io n s  g iven  by the Assessment 
Review Committeds ( ARC) o f  the M u n ic ip a l i t i e s  be fo re  whom 
o b je c t io n s  can be f i l e d  by a taxpayer  agg r ieved  by an 
assessment. These Committees are cirvv^tA 
Commissioners o f  the M u n ic ip a l i t y . In  the m u n ic ip a l i t i e s  
from which the in fo rm a t io n  cou ld  be ga th e red , the
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p ro p o rt io n  o f  assessments uhich go up to the ARC seems to
be very high - n ea r ly  80 to 90 per ce .it .  The b a s is  on
uh ich  re d u c t io n s  are a l lo u ed  by the ARC i s  however not
c le a r .  There i s  a u idespread  fe e l in g  th a t  the re d u c t io n s
are granted a r b i t r a r i l y  depending on the p ressu res  a •
taxpayer can b r ing  to bear on th$ Committee or h^s c o n ta c ts .
AVs as determ ined by the ARC in  £0 cases in  the Kamarhati
m u n ic ip a l i t y  a f t e r  hea r ing  o b je c t io n s  a g a in s t  assessment
made in  the year  1980-81 are given ^n Table A-iXt'5- •: 
a K. , o f  t h i s  ch ap te r .Apoendix ^  I t  w i l l  be seen th a t  in qu ite  a few cases , tfye 
ARC reduced the A\J eve<s belou the f igu re  which ob ta ined
in  the e a r l i e r ,  assessm ents. The increase  in  the v a lu a t io n s  
proposed on the assessment made by yh.$ asse sso r  does not 
fo l lo u  any c o n s is te n t  p a t te rn .  In  seve ra l cases  i t  was 
found th a t  the same v a lu a t io n  uas maintained in  th ree  
qu inquenn ia l assessments u h i l e  enhancements uere made fo r  
o the rs . The ARC1 s re d u c t io n s  a lso  fo llow  no c o n s is te n t  
p a t te rn .  Thus the system ofassessme.it and the manner in  
which ob e c t io n ^ 6 g a in s t  jsse sments *re d e a l t  u i th  are

*
respons ib le  to no sm all e x ten t  fo r  the chaos p r e v a i l in g  in  
the assessment o f  AVs, the in c id en ce  o' the PT and la ck  
o f  e l a s t i c i t y  in  i t s  y i e l d .

\  .
i i i .  Sbcio-economic environm ert

2.35 Legal c o n s t r a in t s  and p rocedura l weaknesses by 
them se lves, hquever, cannot f u l l y  exp la in  the poor performance 
o f  p roperty  taxa t ion  in  U es t  Bengal. I t  i s  p e le van t  to not 
th a t  p roperty  taxa t ion  in  most S t a te s  o ’ the In d ian  Union has 
su ffe red  as a re s u l t  o f the o p e ra t io n .o *  J}he re n t  c o n t ro l  lau s  
and j u d i c i a l  in t e r p r e t a t io n  o f  uhat c o n s t i tu te s  reasonab le  
l e t t in g  v a lu e ,  given the con tex t  o f the rent c o n t ro l  s t a tu t e s .  
But i t s  growth has ceen much b e t te r  in  se ve r l  S t a t e s ,  as fo r  
example, Maharashtra and G u ja ra t  (Tab le  I ' .  2£)).. One 
cannot he lp  fe e l in g  “ ha t  even w i th in  the e x is t in g  
le g a l  and p rocedu ra l framework b e t t e r . _ e s u l t s  could 
be ach ieved i f  the p ro v is io n s  in  the law were implemented
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Qj-S t r i _ b _°/- Muni c i p a l  I t  ie s  o f  Ues t  3eng a l , ,JlaA a.rA sA^X§. 
and Gw i a r a t  .Accord ing to  Growth Rate of Prop art'/ X a.X.

TAOLE 11.24

Growth ra t _____________Number  o f municip a l i t i e s

CM D "
1970-71 

~ '^o’n-cnD"
- 1978-79

Uest
1971-72 to

Bengal _197_5-76___
Maharashtra

1966-67
to
1977-78 

G u j e r a t

Less than 0 1 3 4 16 -

LD1O 3 13 16 16 2

5 - 10 15 20 35 29
t

11

1 0 - 2 0 3 4 7 64 23

20 and above 0 1 1 88 2

T i t a l 22 41 63 213 38

Source of b .s ic  d a ta ;  O f f ic e  of 
the UBMFC' ( v id e  Tables 
in  the S t a t i s t i c a l  Appen
d ix ) ’*
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v ig o  r j u s l y , -Besides, s in ce  a t t e n t io n  to  soma o f the  
. • - * 

d e f i c i e n c ie s  mentioned hare  uas drawn in  tha g . i r ^ o r  
s tu d ia s  by o f f i c i a l  agenc ies  (e .g .  , ' T-iCP, 1974)-, tha 
p o l ic y  makers of Uest Bangal could not be unaware of tha  
shortcom ings of the system of p rop e rty  t a x a t io n  in  the 
S ta te  and tha need fo r  c o r r e c t i v e  measures-. I f  the p o s i t io n  
d id  not improve,^ i t  i s  because t h ^  cause of the poor im ple 
m entation o f the PT l i a s  deeper and does not admit of a
s im ple  e x p la n a t io n . Perhaps tha f a c t o r  which p la ys  an 
im portan t r o le  in  dQtprmamimg the e f f i c a c y  o f tw>
measure v i z . . the economic and s o c ia l  environm ent, i s  
re sp o n s ib le  fo r  the poor showing of the  PT in  Uest Bengal 
too .

2.36 A f t e r  a l l , a m u n ic ip a l i t y  draws i t s  sustenance
from i t s  c i t i z e n s .  Hence, the growth of i t s  revenues
dapands not only on i t s  own e f f o r t s  but a lso  on the
economic co n d it io n  of the  people l i v i n g  w i th in  i t s
j u r i s d i c t i o n .  Th is  i s  tha  r a t io n a le  fo r  comparing
tax e f f o r t s  of d i f f e r e n t  c o u n t r ie s  (o r  governments at
d i f f e r e n t  l e v e l s  w i th in  a co u n try )  w ith  re fe re n c e  to  the
ta x a b le  c a p a c i ty  of each . S e v e ra l  in d ic a t f j r s  are
employed to  measure the tax a b le  c a p a c i t y  o f a country
•t  p e ip le  l i v i n g  w i th in  a g iven  a rea  p f which an im portan t

• * t ^ "  one in  the  case  m f[tax  on income or p ro p e r ty  i s  the par
c a p it a  income. Data on c i t y  domestic product of t-he
m un ic ipa l towns are not a v a i l a b l e .  No proper comparison of
the tax e f f o r t  of the m u n ic ip a l i t i e s  i s  thus p o s s ib le .
I t  i s  however, well-known th a t  a lthough  i t  is  one of the
lead ing  i n d u s t r i a l i s e d  s t a t e s  of tha  co u n try ,  Uest Bangal
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has not been doing too w e l l  in i n d u s t r i a l  grouth in recen t 
y a a rs .  To tak-8 one in d ic a t o r ,  tha indax of i n d u s t r i a l  
p roduct ion  in  Uest Bengal in  1977 stood a t  -101.4 (1963 = 100) 
as compared to  the a l l - I n d i a  indax of 192,7-^. Tha d e c l in e  
in tha growth of c o l l a c t i o n s  from tho incoma tax in Uest 
Bengal over tha l a s t  20 yaa rs  as comparad to the in c re a s e  in 
tha c o l l a c t i o n s  in M aharashtra  a ls o  lands support to  t h i s  
b a l i a f .  In tha f i f t i e s  Uest Bengal and Maharashtra  both 
c o n tr ib u te d  almost equal amounts o f revenue to  the 
exchequer by ua,y « f  income tax . Evan during  the e a r ly  ' 
s e v e n t ie s ,  c o l l e c t io n s  from Uest Bengal uere about Rs 300 cro re  
a yea r  whereas M aharashtra  co n tr ib u ted  about Rs 400 to  Rs 450 
c ro re  a year* in  1976-77.Uest Bengal co n tr ib u te d  Rs 440 c ro ra

cl uQU
as a g a in s t/ R s  790 c ro re  from M aharash tra . Although tha 
p o p u la t io n  of Uest Bengal towns is  g row ing, th e re  i s  ve ry  
. l i t t l e  i n d u s t r i a l  growth ou ts id e  the CMD a rea . M u n ic ip a l i t i e s  
l i k e  K r ish n ag a r  p resen t a p ic tu re  of decay w ith  many houses 
over 50 yaars  o ld ; q u ite  a few a re  as old as 100 y e a rs .
There is  v i r t u a l l y  no in d u s try  worth mentioning in  the town 
uhich i s  s i tu a te d  w i th in  100 km. of C a lc u t ta .

2 .3 ?  Apart from economic s ta g n a t io n ,  f a c to r s  which 
could a f f e c t  the r e l a t i v e  taxab le  c a p a c i t i e s  of the 
Uest Bengal m u n ic ip a l i t i e s  are (a )  d i s t r i b u t i o n  of the 
h o ld in g s ,  (b ) poor q u a l i t y  of the c o n s t ru c t io n s  and 
(c )  slow progress o f housing programmes. A major c o n s t r a in t  
on the grouth of revenues from the PT in  Uest Bengal 
is  the preponderance of p ro p e r t ie s  in the  lo u e r-va lu e  
b ra c k e ts .  As noted e a r l i e r ,  in  12 out o f 18 m u n ic ip a l i t ie s

Government of Uest Bengal, Economic R£iV io y  1978-79*
S t a t i s t i c a l  Appendix Table 6«0»



- 140 -

fo r  uhich ths data  on tha d i s t r i b u t i o n  o f ho ld ings  in Al/ 
b racke ts  Rs 0 - 200 a ra  a v a i l a b l e ,  h o ld ings  ui'th AU o f 
la s s  than Rs 200 account fo r  70 - par' can t of tha t o t a l  
ho ld ings ' (T ab la  11 .12). In 6 of., t  ham thasa  ho ld ings  
account fo r  over 80 par cant and soma o f  these m un ic ipa 
l i t i e s  a ra  in the CMiD a ra a .  P r o p e r t ie s  u i th  AU of la s s  
than Rs 50 c o n s t i t u t e  about 24 per can t of tha t o t a l  
number o f ho ld ings  in  CMO and 26 par can t in non-CMD a ra a s .  
T h e ir  share  in the t o t a l  AU of the h o ld in g s  ’’as a ls o  in tha* 
t o t a l  tax  payable i s  l a s s  than 2 par c e n t ( T a b le s  11. 25 
and I I . 2 6 ) .  Evan a l lo w in g  fo r  the p o s s i b i l i t y  th a t  the  
preponderance of lo u - va lu e  p ro p e r t ie s  i s  the r e s u l t  o f 
g ross u n d e rv a lu a t io n ,  the fa c t  remains th a t  .a la rg e  
p ro p o r t io n  of the h o ld in g s  in tha m u n ic ip a l i t i e s  ara  
sm a ll and many of them comprise on ly  vacan t land .
In K r ish n a g a r ,  out o f gbout 13,800 h o ld in g s ,  2,100 
ra p rs sa n t  vacant land . Tha survey of tha 5 m un ic i
p a l i t i e s  (ap a r t  from C a lc u t t a )  done fo r  the  p resent 
study r e v e a ls  th a t  fau of the houses in these m un ic i
p a l i t i e s  have more than 2 f l o o r s ;  tha bulk of them 
have on ly  one f l o o r .  Uhereas in  C a lc u t t a ,  ho ld ings

\x>/
u i th  ona f lo o r  c o n s t i t u t e  about 48 per cent of tha total-'* 
in  Midnapo’y o  Dum Dum, S i l i g u r i  and P u r u l i a ,  they 
account fo r  around 80 par cent and in  Hourah and 
O a r ja a l in g  betueen about 60 to  70 per can t (Tab le  11 .27 ). 
Tha p ro p o rt io n  of f i r s t  c la s s  s t r u c tu r e s  i s  a lso  
r e l a t i v e l y  lou in the touns aw.ay from C a lc u t ta  (T ab le  
11 .29), though the patteam i s  someuhat v a r ie d .  In

T h is  p rop o rt ion  is  somauhat h ig h e r  than t h a t . o f  
one-storeyed s t ru c tu re s  as in d ic a te d  in  Table 1.39 in 
Chapter I .  . Houever, tha source and s p e c i f i c a t io n s  of 
Tab le  1.39 a re  d i f f e r e n t  though they  present a c o n s is 
te n t  p ic tu r e  of land use in t e n s i t y  in C a lc u t ta .
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D is t r ib u t io n  o f  H o ld in g s . V a lu a t io n  and Tax Payab le
(CMD M u n ic ip a l i t i e s ) '  *

(1979-80)

TABLE 11.25

J ' l u a t i o n  range 
(R s )

T o ta l  
Mo. o f
h o ld 
in g s

Per cent 
o f  t o t a l  
ho ld in g s

V a lu a t io n
(R s )

Per cen t  
o f  t o t a l  
v a lu a t 
ion

Tax pay
ab le  

(R s )

Per cent 
o f  t b t a l  
amount 
payable

50 and below 32341 24.37 1005571 1.17 227341 1*14

51 - 2000 98739 7 4 .4G 25514339' 29.81 5741134 28.84

2001 - 5000 1166 .*88 3565143 4.17 805977 4.04

5001 - 9000 162 .12
 ̂. ♦ 

1268423 1.48 285571 1.43

9001 - 15000 91 .07 1088407 A , 21 1?242S39 1-. 22

15001 and above 21 3 .16 53143097 62.09 12603052 63.32

T o ta l 132712 100.00 85584980 99.99 19904734 99.99

Source : O f f ic e  o f  the C e n tra l  V a lu a t io n
Board , U est  Bengal
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TABLE 11.26

Distjri_but_ion _o_P Ho_ldin^s^  U a lg a t in n  and _Ta*, 
( Mofj-CMDA M u n ic ip a l i t i e s )  

(1979-80)

a l i a t i o n  ranqa 
(R s )

T o ta l  
No. o f  
h o ld i 
ngs

Par cant 
■ o f t o t a l  

ho ld ings

V a lu a t io n
(R s )

Per cant. f Tax pa- 
o f t o t a l  yab le  
v a lu a t io n  (Rs)

Par  cqi 
of to t: 
amount 
pay abli

>0 and belou 56839 26.13 1458526 L. 74 ' 285896 1. 38

51 - 2000 153146 70.41 39287443 46.74 10718941 51.58

>001 - 5000 5848 2.69 19050435 22.66 ' 4270256 20.55

5001 - 9000 934 . 43 6304530 7.50 1435112 6.91

3001 - 15000 429 .20 4789877 5.70 1050587 5.06

L5001 and above 318 .15 13172584 15.67 3019758 14.53

f o t a l 217514 100.01 84063395 100.01 20780550 100.01

Source : As fo r  Tab l a 11.25.
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TABLE X I.  27

D is t r ib u t io n  o P H o ld i/iqs J\cc_qrd ing to  Number o f F lo o rs

No. o f f lo o r s D is t r ib u t io n (p e r  can t ) ______
C alcu 
t t a

""Howrah Midna-
ppre

Oum Dum S i l i g u r i Pu ru i is

1 47.71 68.17 82.05 78.45 80.67 83.33

2 30.28 25,56 16.67 18.10 12.67 15.28

3 12.74 4.01 0.00 2.59 5.33 1.39

4 4.69 1.25 0.00 0.86 0.00 0.00

5 2.01 0.50 . 0 .64 0.00 0 .67 0.00

More than 5 2.57 0.50 ' 0 .64 0.00 0.67. 0.00

T o ta l 1Q0.00 100*00 100.00 100.00 100.00 100.00

a a lin g

58.04

30.86

9.82

1.79

0.00

0.00

100.00

So u rca : Sampla su rvay  by N IPFP



j ^ s ^ributio^n o_f Ho ld in gs Acc o rd ing to  i ypa o f  By^ildino

Typ8 o f b u ild in g  _______
.’V Calcu^
’ 11 a

C lass  I .  Pucca w a l l  -
Pucca ro o f  79.68

C lass I I .  Pucca u a l l  -
T in  roo f 18.37

Class I I I . K u t c h a  i n 
c lu d in g  1.95
Hutmonts

T o ta l  100.00

________  _ _D_i_stjribu_tion ( per c e n t )___
Hourah Dum Oum S i l i g u r i  P u r u l ia

72.56 80.17 45.77 69.84

17.95 11.21 47.89 11.90

9.49 8.62 6.34 18.25

100.00 100.00 100.00 100.00

\ "m,B 1 ■" 1 11 *•’ —  i| - — »

Source : Sample su rvay  
by NIPFP

D a r je e 
l in g

30.84 

38.32

30.84 

1 00 . 00
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S i l i g u r i  and D a r j e e l in g  f i r s t  c l a s s  b u i ld in g s  c o n s t i t u t a  
la s s  than 50 par cant- o f  tha  t o t a l  whereas in  P u r u l ia  
i t  is  70 par c an t .  Tha scope fo r  improving tha y ia ld  
o f tha PT by r a i s in g  the v a lu a t io n  of h o ld in g s  of 
sm a ll s i z a  or poor q u a l i t y  cannot ba 7e ry  l a r g e .
I t  is  a ls o  of some s ig n i f i c a n c e  th a t  about 50 par cerrb 
of tha owners’ of tha  p ro p e r t ie s  -belong to  s a la r y  ea rn e rs  
and pens ioners  in  a l l  the  m n n ic ip a l i t i e s  (TaLile 11 .29 ).
The m a jo r i t y  of the h o ld in g s  in  D a r je e l in g ,  Howrah
and P u r t i l i a  are  in h e r i t e d  w h i le  in  Dam Dim and S i l i g u r i
the p ro p e r t ie s  are m ostly  s e l f- c o n s t ru c te d  (T ab le  I I . 3 0 ) «
The su rvey  a is o  s„hows th a t  o f  the ran ted  p ro p e r t ie s ,  
over 80 per cent f a l l s  w i th in  tha monthly ren t group 
o f  le s s  than Rs 100, except in  S i l i g u r i  where the 
p ro p o r t io n  i s  68 per cen t  (Tab le  I I . 3 l ) . Though data  

, on new c o n s t ru c t io n s  a re  not a v a i l a b le  yea r  b y 'y e a r  fo r  
the m u n ic ip a l i t i e s  i n d i v id u a l l y  from in fo rm a t io n  a v a i l a b le  
in  Housi ng S t a t i s t i c s  1980 (NBD. 1981), th e re  is  reason 
to  conc li  ie  th 3 t  in  urban hoi s ing , Uest Bengal is  
lagg in g  behind many S t a t e s .  P rog ress  o f  urban housing 
in  West Bengal has been s low er in  re ca n t  years  than 
in  the  o th e r  major S t a t e s .  In 1978 the  t o t a l  number o f  
com plet ion  c e r t i f i c a t e s  fo r  new c o n s t ru c t io n  issued 
in  tha major towns o f Uest Bengal was 3,411 as compared 
to  4,320 in  K e ra la ,  4,908 in  Andhra P radesh , 6156 in 
U t t a r  Pradesh and 5,161 in  Karnataka (NB0, 1981, Tab le  6 .9 ) .
The S ta te - w is e  d i s t r i b u t i o n  o f d w e l l in g s  and p lo ts  sanctioned  by 
the HUDC0 upto 31--3-1979 shows th a t  the  number of such 
d u e l l in g s  in  Uest Bengal was 7,154 as a g a in s t  30,061 in  
M aharash tra , 18,648 in  Andhra P radesh , 67,925 in  K a rna taka , 
53,541 in  K e ra la ,  63,734 in  G u ja r a t ,  13,806 in  Haryana,
26,399 in  R a jas th an , 41,775 in  U t t a r  Pradesh and
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TABLE 11*29

Dis t r ib u t io n  of Ownership of H o ld inqs Accord.inq to  P ro fe s s io n

• o f  _Qwnj3rs

(P a r ca n t j

Occupat ion Hourah Midna-
pwro

Dum Dum S i l i g u r i  P u ru lia  

*r’~— ~ ""

Dar jai 
l in g

S a la r ie d  employees 
and p en s io n e rs

* » 
49.00 71.00 56.4 46 .9  58.8 57.9

8usiness and p ro fe 
ss io n  in c lu d in g  
in d u s try 50.00

•
. 28.30 42.5 53.1 41.3 4 f , l

O thers 1.10 . 0.60 1.1 0 .0  0 .0 o . l
T o ta l 100,0 100.0 100.0 100.0 100.0 100.0

So u rca J Sampla su rvey  by N IPFP .



TABLE .■ 1.30

P ro p o rt  I an o f H o ld i r tQ S  Accord ing  tO j S^■ rco  o f Ow nersh ip

#  14? »

„  (Pg r  cant )

M u n ic ip a l i t y In h e r ite d Salf-con-
s tru c ta d

■ Pu rch a 
sed

F la t T o ta l

D a r ja a lin g 79.6 20.4 0.0 0.0 100. ob

Dum Dum 22.6 77.4 0.0 0.0 100.00

Hourah 65.5 26.3 8.2 0.0 100.00

P u r u lia
/

S i l i g u r i

60.3 36.2 3 .4 0.0 100.00

12.3 . 78.9 8.8  ' 0.0 100.00

Sou ree : Sampla su rvey  by N IPFP . 

T A B U  11.31

D is t r ib u t io n  o f Holdjtrms Aeeofd ino to  M onthly Rant g ro u ps

M u n ic ip a lit y  ___ ___ _____ . < onth lv  r a nt  g ro up (R s )
Up to  100 101-250 251-500 501-1000 1001 and

above

D a r je e lin g 35
(92)

3
(B)

8 0 0

Dum Dum 39
(83 )

8
(17 )

0 0 0

Hourah 1?7
(91)

11
(6 )

3
(1 ,6 )

Q 1
(0 *4 )

Midnapore 11
(92)

1
(8 )

0 0 0

P u ru lia 56
(90)

6
(10 )

0 0 0

S i l i g u r i 37 13 1 2 1
(68) (24 ) ( ? ) (4) (2 )

N ote: F ig u ra s  w ith in  p a ran th e-  So u r*a : Sampla su rvay  by N IPFP 
sas in d ic a ta  per can t o f 
t o t a l .



31,860 in  Tam il Nadu (N30, =(19.81, Tab le  6 .1 2 ) .  Ths number of 
d u e l l in g  u n i t s  cons tru c ted  by the S ta te  Housing Board under 
va r io u s  housing schemas in Uest Bengal s in c e  t h e i r . in n e p t io n  
(1972) upto March 1978 was 3,158 as compared to  52,494 in  
G u ja r a t ,  83,729 in M aharash tra , 42,059 in  Karnataka ,
48,217 in  Tam il Nadu (NBO, 1981, Table 6 .1 5 ) .  Although 
the C a lc u t ta  area has the h ig h es t  percen tage  o f slum 
d u e l le r s  in  the  urban p o p u la t io n  in the  c o u n t ry ,  tha 
progress o f housing under slum c learance/im provem ent schemes
in  Uast Bengal compares p o o r ly  u i th  M aha rash tra , G u ja»a t  andt
Tamil Nadu. Tha number o f houses/p lo ts  co n s tru c ted  in  
West Bangal undar the schema uas 5,316 as on March 1972 
( l a t e r  d a ta  not a v a i l a b le )  as compared to  25,661 in  Maha
ra s h t r a  as o f 1974, (NBO, 1981, Tab la  5 .1 4 ) .

2.38" Even a l l  t h i s  cannot fv j l ly  a^fecunt fo r  the 
m ala ise  th a t  seams to  have a f f l i c t e d  p ro p e r ty  t a x a t io n  
in  Uast Banga l.  D esp ite  th a  slowdown in  i n d u s t r i a l
growth, tha  va lu e  o f urban p ro p e r t ie s  Ivas kept a p p re c ia t in g
andy in  keep ing w ith  tha a l l  Ind ia , trendy the ra te  o f 
a p p re c ia t io n  sasm^to have a c c e le ra te d  in  la can t  yea rs
at l a a s t  in  tha  CMD. An in c id e n ce  o f PT as low as Rs 2
per ho ld ing  on th$ m a jo r i t y  o f h o ld ings  and n eg a t ive  

o» zero growth o f RU per ho ld in g  cannot be exp la ined 
by p o in t in g  to  economic s ta g n a t io n  or tha d is t r e s s  of 
house-owner's. W h ile  no doubt le g a l  t a n g le s  have 
undermined tha  base of tha  tax  and economic s tag n a t io n  
has exerted  a downward p u l l  on the  growth o f revenues 
of the m u n ic ip a l i t i e s ,  p robab ly  the environment in  which 
the l o c a l  governments fu n c t io n  a lso  has weake^Qd tha  PT 
g r ie v o u s ly  and sapped i t s  e l a s t i c lA v *  I t  i s  d i f f i c u l t  
o the rw ise  to  sea why the  r e n t a l  o f a p ro p a r ty  in  a CMD
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town can be taken at' Rs 2 per .month when every in h a b ita n t  
o f  the town knows th a t  even a room in  a. bustee cannot be had 
fo r  le s s  than Rs 30, or why the m un ic ipa l a u t h o r i t i e s  do not 
re p o r t  a g a in s t  any assesso r or take a c t io n  to c o r r e c t  gross 
u n d e rva lu a t io n  where they have the powers to do so. More 
o ften  than not the ARCs c o n s is t in g  o f  M u n ic ip a l Commissioners 
reduce the v a lu a t io n s ,  below what i s  proposed by the assesso r . 
Tho high cos t  o f  c o l l e c t i o n  in  the face o f  s tag n a t in g  revenues 
r e f l e c t s  the degree o f  i n e f f i c i e n c y  p r e v a i l i n g  in  m un ic ipa l 
a d m in is t ra t io n .  The f a c t  t h a t  t h i s  s ta te  o f  a f f a i r s  has 
p e rs is te d  fo r  y e a rs  shows a k ind  o f  d r i f t  in  the fu n c t io n in g  
o f the m u n ic ip a l i t i e s  in  the S t a t e .  No reform  however w e l l  
conceived can make much d i f f e r e n c e  u n le s s ' th e r e  i s  a 
C Q l le c t iv e  w i l l  to  en fo rce  the measures cons ide red  d e s i r a b le .

2.39 N e v e r th e le s s ,  e f f o r t s  to reform the system and 
imptove the a d m in is t ra t io n  o f  the PT must co n t in u e .
Th is  i s  needed fo r  the simple reason th a t  the PT c o n s t i t u t e s  
the toqst im portan t source o f  revenue 'for the m u n ic ip a l i t ie s  
and u i l l  con tinue  tp do so in  the fo rseeab le  fu tu re .  The need 
fo r  reform a c q u ire s  urgency in  the i n t e r e s t  o f  e q u ity  
among taxpayers and a lso  to ensure some e q u it y  as 
between taxp aye rs  o f  d i f f e r e n t  j u r i s d i c t i o n s .  At p re sen t ,  
the  ,butget d e f i c i t s  o f  the m u n ic ip a l i t i e s  are  met la r g e ly  
out o f  grants from the S ta te  government. The g ran ts  vary 
w id e ly  frjom one m u n ic ip a l i t y  to another. To quote the 
T&CP &tuo/ o f  the f in an ces  o f  Uest Bengal m u n ic ip a l i t i e s *  
’’W ith in  CM^ 5 m u n ic ip a l i t i e s  have a per c a p i t a  g ran t 
o f  Rs 5 to THa 1 0 J in  8 i t  v a r ie s  between Rs 10 and Rs 15 
and in  4 i t  i s  between Rs 15 and Rs 40" (T&CP, 1980, p . 26 ).
In  the non-Cht) m u n ic ip a l i t i e s ,  the per c a p i t a  g ran t  from
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tha S ta ta  government v a r ie s  from le ss  than, Rs' 5 in  the
8 m u n ic ip a l i t i e s  to  Rs 40 in  3. U h il. i  th e re  can be a case 
fo r  h ig h e r  per c a p it a  g ran t  to  some on grounds of backward
ness, e t c . ,  i f  tha system o f d e vo lu t io n  o f funds from the 
S ta te  government to  the  l o c a l  a u t h o r i t i e s  i s  to  be founded
on e q u ita b le  p r in c ip le s ,  th e re  must be some ev idence of tha

/

same l e v e l  o f tax  e f f o r t  by the r e c ip ie n t  m u n ic ip a l i t ie s  
a f t e r  a l lo w in g  fo r  d i f f e r e n c e s  in  t h e i r  ta x a b le  c a p a c i t y  
and l e v e l  o f developm ent, and th a t  c a l l s '  f o r  t a x a t io n  on 
some un ifo rm  bas is  and p r i n c ip l e .

2.40 I t  w i l l  not be c o r r e c t  to  th in k  th a t  tha economic 
co n d it io n s  o f lan d lo rd s  p rec lu d e  any s i g n i f i c a n t  reform 
of the system . The f a c t  t h a t  some of the  m u n ic ip a l i t ie s  
both in  CMD and non-CMD a rea s  are doing f a i r l y  u e l l  in  
p rope rty  t a x a t io n  both in  terms of demand as u e l l  as 
c o l l e c t i o n  shows th a t  i t  i s  not beyond tha  c a p a c i ty  o f 
the m u n ic ip a l i t i e s  to  a ch ie ve  improvement. Some of the 
m u n ic ip a l i t i e s  even in  the  non-CMD area  a re  c o l l e c t i n g  
h ig h e r  per c a p i t a  and per ho ld ing  PT than  those in  /the 
CMD a rea .  U i t h in  the CMD, some among the s m a l le r  muni
c i p a l i t i e s ,  a re  doing a p p re c ia b ly  b e t te r  than the b igger 
ones. The i n a b i l i t y  o f tha  A-c lass  m u n ic ip a l i t i e s  to  
oome up to  the l e v e l  o f th e  B and C c la s s  onas is  d i f f i 
c u l t  to  e x p la in .  The ground somatimes advanced t o  j u s t i f y  
s o f t  t rea tm en t o f p ro p e rty  h o ld e rs  in  the  lower va lue  
b ra ck e ts ,  v i z . . ha rdsh ip  to  the middle and lower middle 
c la s s ,  i s  not q u ite  c o n v in c in g ;  A f te r  a l l ,  the owner of 
a p ro p e r ty ,  however s m a l l ,  in  an urban area  belongs 
to  the r e l a t i v e l y  w e l l- o f f  s e c t io n  and th e re  i s  no reason 
why he shou ld  not c o n t r ib u te  a reasonab le  sum towards the 
maintenance of in u n ic ip a l  s e r v ic e s .  The f a c t  th a t  c o l l e c t i o n s
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TABLE 11.32

D is t r ib u t io n  j?_f.,Ho.Id  i_n_q_s by Ty pa' 0f  Us!3__in__Ua_s_t_ jto jr^a1, ilu jii^ ijs ^ iJb i,

Use
‘  CMD 

Jlu jiic.iJpa.
No. o f  
ho ld ings .

1 it_ia_s.,
V a lu a 
t i o n .
(R s )

Non-

No. of 
hold ings

-cm
__

Valua- . 
t  ion 
(Rs)

No, .of. 
h o ld ings

T o ta l  
l/alua*- 
t inn 
(Rs)

R e s id e n t ia l  
& commercial

203910
( 7 4 . 93 )

41412792
(47 .84 )

224919
(75.18)

47794072
(76.37)

428829
(75.07)

89206864
(59.81)

In d u s t r i a l 1852
(0 .68 )

37795845
(43 .66 )

889
(0 .30 )

1199285
(1 .92 )

2741
(0 .48)

38995130
(26.14)

P u b l ic
b u ild in g s  •

5955
(2 .19 )

5751133
(6 .64 )

42922
(14.35)

12630555.
(20.18)

48877
(3 .56 )

.18381688 
(12.32)

Vacant land ■ .60336 
(22.18),

1613412
(1 .8 6 )

. 30445 
(10 .3. 7)

964141
(1 .54)

90781
(15.89)

2577553
(1 .73 )

T o ta l 272053
(100.00)

86573182
(100.00)

299175
(100.00)

62588053
(100.00)

571228
(100.00)

149161235
(100.00)

Nots: F ig u res  w ith in  parenthesas  Sp u rca : O f f ic a  o f ths  USMFC.
in d ic a t e  ^ercantagss o f t o t a l .
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showed a marked r i s e  in  some .years a lso  goes to show th a t  
i t  i s  not the la ck  o f  c a p a c i t y  so much as the la ck  o f  w i l l  

-which stands in  the way o f improvement in  the ■ c o l l e c t i o n s  
fro.m the p roperty  ta.x. The unduly low, in c iden ce  o f  the 
tax per c a p i t a  and per ho ld ing  in  the CMD and A -c lass  
m u n ic ip a l i t i e s ,  the absence o f  any s p e c ia l  arrangement 
fo r  tax ing  the-com m ercia l use o f  p ro p e r t ie s  on a separa te  
fo o t in g ,  the low v a lu a t io n  o f  p r iv a t e  m arkets, and the 
a v a i l a b i l i t y  o f  vacan t lands which can be developed by the 
m u n ic ip a l i t i e s  p o in t  to the p o s s i b i l i t y  o f  r a i s in g  
resou rces  by,more in t e n s iv e  use o f  the PT. I n d u s t r i a l  
h o ld in g s  now account f o r '26 per cen t o f  the t o t a l  RV 
although they c o n s t i t u t e  l e s s  than 1 per cen t o f  the 
t o t a l  number o f  h o ld in g s  ‘(T a b le  I I .  32) . Even so our 
case s tu d ie s  show th a t  la rg e  a reas  o f  land  are he ld  
by i n d u s t r i a l  u n i t s  w h ic h 'a re  taxed l i g h t l y .  The p ropor
tion , o f ’ h o ld in g s  c o n ta in in g  on ly  vacan t land in  the t o t a l  
i s  n e a r ly  16 per cen t (22 'p e r  cen t in  the CMD) - as' may be - 
seen from Table 11.32. A l l  t h i s  shows th a t  the re  i s  
p o t e n t ia l  fo r  g re a te r  use o f  p rooe rty  t a x a t io n  than has 
been made by the .m u n ic ip a l i t i e s  so long. The l in e s  on 
which such p o t e n t ia l  can be e x p lo ite d  are cons idered  in  
Chapters I I I  and IV .



Appendix  jtjD, Chppt e r  I I  

Pro f i l e  P r o ps r t y  _T ax a t : _on i  Ues t  Bengal P^ini c i p a l i t i e s

_§_tud ies

1. Kr is  rmaqar

K rishnagar i s  the headquarters  totur; of a d i s t r i c t  
(N a d ia )  in  Uost Benga l s i tu a te d  about 109 km* to the north 
of C a lc u t t a  but ou ts id e  the Cf-1D« I t  i s  one of the o ld e s t  
towns of the S t a te  and has a m u n ic ip a l i t y  e s ta b l is h e d  in  1864* 
At p resen t ,  i t  has a popu la t ion  of a l i t t l e  over 98,000. In  
1951, i t s  p opu la t ion  uas on ly  about 50,000. Between 1951 and 
1961 the popu la t ion  of the town went up from 50,000 to about 
70,000, re co rd in g  a growth r a te  of 3*5 per cent per annum 
p r im a r i l y  because o f a la rge  in f lu x  of d isp la ced  persons from 
across  the bo rder. The growth r a te  slowed down to 2*1 per 
cent du ring  the s i x t i e s  and to 1*4 per cent in  the se v e n t ie s  
(1971-8 i ) .  The m u n ic ip a l i t y  was superseded in  1 976 and was 
in  the charge of an A d m in is tra to r  u n t i l  Play 1931.

U ith  a per c a p i t a  rever.je  expend itu re  \RE) of Rs 40, 
K r ishnagar ranks above the S ta te  average in  the l e v e l  j f  
m u n ic ip a l s e r v ic e s  and a lso  the average fo r  B c la s s  rr.jn ic i~ 
p a l i t i e s  ou ts id e  the CT1D but/way below the average of B c la s s  
m u n ic ip a l i t i e s  of G u ja ra t  (Rs 74) and M aharashtra  (Rs 68) .  
Although the per c a p i t a  RE of the m u n ic ip a l i t y  happens to be 
high as compared to the average of o ther  m u n ic ip a l i t ie s  c f  
the S t a t e ,  from a v i s i t  to the town i t  would appear th a t  the 
s t a te  of i t s  c i v i c  s e r v ic e s  is  no b e t te r  than th a t  of the 
sm a ll  towns w ith  t h e i r  open d ra in s  and s e r v ic e  p r i v i e s *
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3» The m u n ic ip a l i t y  is  ,ot in  a p o s i t io n  to improve i t s
s e r v ic e s  fu r th e r  m ain ly  fo r  la ck  of re s o u rc e s .  Between
1970-71 and 1979-80 the t o t a l  tax revenue of the m u n ic ip a l i t y
grew a t  the r a te  of o n ly  2*3 per cent per annum whereas
between 1975-76 and 1 979-80, i t s  revenue expend itu re  went up
a t  the r a te  of n e a r ly  26 per cent per annum ( f ig u r e s  of RE -
fo r  e a r l i e r  years  are not a v a i l a b l e ) .  During t h i s  period
per c a p i t a  tax revenue did not r e g i s t e r  any in c re a se  w h ile

about
revenue expend itu re  per head grew a t  the r a te  of/24 per c e n t .  
The in c re a se  in  RE i s  su s ta in ed  m ain ly  by g ra n ts .  The r e le v a n t  
s t a t i s t i c s  are g iven  in  Table A . I I .1 - .

4» C u r re n t ly ,  the t o t a l  revenue expend itu re  (T R E ) of
the m u n ic ip a l i t y  i s  of the order of Rs 38 - 39 lakh  whereas 
the t o t a l  revenue from i t s  own sources does not go beyond 
Rs 20 - 21 lakh* There is  thus a d e f i c i t  of Rs 18 - 19 lakh  
in  a y e a r .  The m u n ic ip a l i t y  r e c e iv e s  about Rs 2 lakh  from 
the S ta te  government by way of sub ven tion  and another Rs 3 - 4 
lakh  as share of r e c e ip t s  from o c t r o i .  Even then a d e f i c i t  of 
about Rs 14 - 1 5 lakh  re  :ains uncovered* At times the 
m u n ic ip a l i t y  manages tu carr^  on somehow by not paying i t s  
c r e d i t o r s  and so on* E l e c t r i c i t y  b iU ~  t o t a l l i n g
Rs 1 5 lakh  were not paid fo r  q u ite  some time*. T '~ .. f r nci a l  
c r i s i s  of the m u n ic ip a l i t y  came to a head in  1 974-75 when i t  
could not pay the s a l a r i e s  of i t s  s t a f f  on t im e .

5* The p r in c ip a l  source of revenue of the m u n ic ip a l i t y
i s  the PT. In  1979-80 n e a r ly  95 per cen t of the t o t a l  
tax revenue of the m u n ic ip a l i t y  was d e r iv e d  from the PT ; 
in  1970-71 , the p ro p o rt io n  was 91 per c e n t .  The revenue
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TAELE A . I I . 1

F i n ances o f K r ishnagar Muni c i p a l i t y  - _ j l o o t ed In d ie  at;o r s_

1970- 1975- 1977- 1979
71 76 7 3 30

G r o u t h  r a t e s  
% per annum 
(1 970-71 to 
1979-30)

-K-
1. T o ta l  revenue expend i

tu re  or TRE (Rs 000)'
1 555 21 84 3396 25*8

2. T o ta l  revenue (Rs 000) 1146 
of uhichz

1607 11 87 4224 15*6

( i )  Non-tax revenue - 64 - 6 5 -
( i i )  G rants - 776 - 3392 -

3. T o ta l  tax revenue 
(Rs 000) or TTR

622 767 417 767 2*3

4. Revenue from p roperty  
tax or PT (Rs 000)

639 726 303 726 1 *41

5. PT as % of TTR 90.51 94.6 5 72.66 94*65 -
6. TRE per c a p i t a  (R s ) - 16.9 23.14 40.24 24*3
7. TTR per c a p i t a  (R s ) 7-20 , 3.33 4.42 7.92 1 *1
8. PT per c o i t a  (R s ) 7 * 43 7.89 3.21 7*50 0.1 0
9. T o ta l  r a te a b le  va lu e  

or RV (Rs 000)
— 2496 2698 3375 7.8

10. Mumber of ho ld ings 1 211 5 121 96 12271 1 3793 1 »4b
11 • RV per . ho ld ing  (R s )  . - 205 220 24 5

*
4.6

12. PT per ho ld ing  (R s ) 52.74 59.52 - 52*64 Ne g £>t iv  e

Betueen 1975-76 and 1979-80.

Source : K rish n ag a r M u n ic ip a lit y



- 1 56 -

from the PT has grown from Ra 6«39 lakh  i n 1970-71 to 
Rs 7*26 lakh in  1979-80» The growth r a t e  works out to
1.4 par can t par annum* Rauenua from the PT par can it . .  
has grown a t  the ra te  of o n ly  0»1 per cent per annum.
3d tween 1 975-76 and 1979-80 there  has been v i r t u a l l y  no 
orowth in  the revenue from ths PT, and, as the p opu la t ion  
h s been in c r e a s in g ,  per c a p i t a  revenue  from the PT has 
r e g is te r e d  a d e c l in e .  In  r e a l ,  terms the revenue from tha 
PT has s u f fe re d  an a p p re c iab le  f a l l .  U ith  s ta g n a t io n  in  
the revenue from the PT, and in  the absence of any o ther  
major source of income, the m u n ic ip a l i t y  has depended 
in c r e a s in g ly  on g ran ts  and subven tions  from the 
S ta te  gov-ornment.

6« Tho amount of p rope rty  tax per ho ld ing  was Rs 53
in  1 978-79^ in  1 970-71 a lso  i t  was Rs 53* Tax per ho ld ing  
works out to le s s  than Rs 5 per month. In>1975-76 the annual

*
revenue per ho ld ing  had gone up to about Rs 60. The tax 
is  le v ie d  in  the m u n ic ip a l i t y  a t  the r a te  of 29.5 per cent 
of the annual va lu e  ( AV) of the ho ld ings  com pris ing  a 
ho ld ing  tax and s e r v ic e  taxes a t  the fo l lo w in g  r a t e s i

Hold ing  tax 
U a te r- ra te  
L ig h t  in g - ra te  
Conservancy charges

9 per cent 
7» 5 per. cent
3 per cent 
10 per cent

U a te r- ra te ,  l ig h t in g  and conservancy  (s c a v e n g in g )  r a te s  
are charged a t  the maximum ra te s  p ro sc r ib ed  under the 
B.M. Act, 1932. The t o t a l  r a t e  of tax was r a is e d  from
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24 per cent to  i t s  p resen t le v e l  u ith  e f f e c t  from 
A p r i l ,  1967. The ra te  a t which the p ro p e r t ie s  are 
taxed in  K r ish n ag a r are no't too low as compared to 
the  ra te s  p r e v a i l in g  in  the S ta te  as a whole. As in  
the case o f the o th e r m u n ic ip a l i t ie s ,  the la ck  o f e la s 
t i c i t y  o f the revenue from the PT in  the m u n ic ip a lity  
seems to be due to  ( i )  slow growth o f ra te a b le  va lue
o f h o ld in g s  and ( i i )  poor c o l le c t in n .

i

7. The main fa c to r .u n d e r ly in g  the slow growth o f
revenge from the PT is  the low v a lu a t io n  and la c k  o f 
growth in  r a te a b le  va lu e s  « f  p ro p e r t ie s . Between 
1975-76 a id  1979-80 R\l per h o ld in g  in c reased  from 
Rs 20^  t f  245, th a t  i s ,  a t  the ra te  * f  4 .6  per 
cen t per annum. In  the  l a s t  10 y e a rs  the l e v e l  o f  
.rents in  the town has in c reased  from Rs 20 per month 
fo r  a roam » f  average s ize  to Rs 60-70 a t p re sen t 
uh ich  im p lie s  a growth ra te  o f  about 12 per cen t per .
a i i u n , ' The p r e v a i l in g  p r ic e  o f land in  the town i s
Rs ..500 fjer | f t a h  o» an average whereas 10 y e a rs  ago 
the same land cou ld  be had fo r  Rs 50 per ©'otah.
There fias ijt^u# been a r is e  in  land  va lu e s  o f the 
o rd er e f  n e a r ly  26 per cent per annum.

S . Although the revenue from the PT has been
H a g n a tih g  around Rs 6 to 7 la k h , th e re  was a sp u rt 
i *  the c o l le c t io n s  in  the y e a r  1976-77 and the revenue 
fr§ *, the tax  went up to  n e a r ly  Rs 11.9 la k h . In  
1177-,I8 , the revenue aga in  slumped to  Rs 3.0 3 la k h . 
B e t te r  .twrrrrpliance on the p a r t  o f tax p aye rs  was s ta ted  
to  be the main reason fo r the sharp in c re a se  in  
revenue in  197%—̂ 7. A good f r a c t io n  o f a r r e a r s  was
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c o l l s c t e d  during  t h i s  y e a r .  In  1977-78 the re  uas a 
d e c l in e  as a consequence o f  a High Court r u l i n g ' s e t t i n g _ 
as ide  the upward r e v is io n  o f  the assessments made in  
1972-73. F o l lo w in g ' t h is  r u l in g ,  the; m u n ic ip a l i t y  had 
to go back to the v a lu a t io n s  made in  1967-68 and 
refunds o f about Rs 8 lakh becamendue as a r e s u l t .
Even o th e rw ise ,  c o l le c t io n s ,  o f  the PT do not exceef)
40 per cent o f 'the t*otal demand every  yea r  as the 
fo l lo w in g  f ig u r e s  show:

Demand (R s  000) ..Co llection  X*R^ 000)

A rrea r  Cu rren t T o ta l  Ar*rfear C u rren t T o ta l

1980- 840 1073 1913 125 * *19 - 744
01 :  u i t h in  (14.-9) (3 8 .9 )

(F ig u re s  pa ren theses  in d ic a t e  p ro p o rt io n  o f
c o l l e c t io n s  to demand in  percentage

Aga inst a revenue o f  Rs 7.44 la k h , the c^st o f  
c o l l e c t i o n  during  the yea r  1980—81 came tb f e ;'*2,!i9 lakh 
or 36 per cen t. There are in  a l l  35 efaploy^es in  the 
c o l l e c t i o n  department a lone.

9. U h i le  poor r e a l i z a t i o n  a c ts  as a drag on th e * ' '
revenues, the main reason, fo r  the low e l a s t i c i t y  cff the 
PT in  the m u n ic ip a l i t y  i s  ch ro n ic  u n d e rva lu a t io n  6f 
p ro p e r t ie s .  D i s t r ib u t io n  o f  the ho ld ings^ ir i  the 
m u n ic ip a l i t y  accord ing  to annual va lue  r^pt^e p resen ts  
the fo l lo w in g  “p i c t g r e :
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V a lu a t io n  n. * f Aialut
(Rs) . i i i i ld in g s  . (Rs)

Q - 5 0  2114 33j 420
51 - 300 '5231 9, >,8,100

301 - 500 1088 4 ,0 7 , 65*1
501 - 700 542 3 ,1 7 ,BOD
701. - 1000 443 3,76,550

1001. - ' 2000 ' 198 2,97,000
2001 - 5000 132 4,62,000
5 0 0 1 - 1 0 0 0 0  30 2,25,000

10001 - 25000 12 1,80,000
25001 - 50000 3 , 1,27,800

T o ta l 13793 33,75,120

I t  u i l l  be seen th a t  out o f 13,793 h o ld in g s  as many as
11,345 have an annual va lue  o f  l e s s  than Rs 300. Over 
2,000 h o ld in g s  come w ith in  the v a lu a t io n  range o f 
Rs 0 to 50. . Ho ld ings w ith A\1 o f  le s s  than Rs 50 a l l  
comprise vacan t land. The area  o f land in  these 
ho ld ings  v a r ie s  but they are u s u a l ly  assessed a t a 
un ifo rm ly  lou f ig u re  and t h e i r  AV has no r e la t io n s h ip  
u i th  the c u r re n t  market va lue  o f  land in  the town.

As fo r  ho ld ings hav ing  a s t ru c tu re  on 
^hem, the assessment i s  made mostly on the b a s is  o f 
r e n ta l.  The l a t e s t  genera l r e v is io n  ( GR) uh ich i s  
required to be made every f i v e  y e a rs  uas c a r r ie d  out 
rectsr.^ly and came in to  e f f e c t  in  1981-82. The e a r l i e r  
re v is io n  of 1972-73 uas, as noted a l re a d y ,  quashed by 
the coCrt. Hence, the assessments made in  t h e . GR 
p reced ir^  the GR o f  1 9 7 W 3  ( i . e . ,  the GR o f 1965-66),
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/ l a t e s t  
GR va ry  
w id e ly  
from a 
minimum 
of about 
Rs 3 to

remained in  fo rce  u n t i l  1981-82. In o th-r words the 
..AUs underwent no change fo r  a period o f 16 y e a rs .

10. For an idea^ o f the r a te s  r f  ren t  assumed for 
the l a t e s t  r e v is io n  and the increase  made in  the recen t 
GR, the assessments of a feu p ro p e r t ie s  in  some o f the 
c e n t r a l l y  s i tu a te d  l o c a l i t i e s  uere s tud ied . The 
f in d in g s  are se t out in  Table A. I I . 2. I t  was found 
th a t  the r e n t a ls  im p l i c i t  in t'ns assessments made in  the 
Rs 40 per room. I t  was s ta ted  ty the o f f i c e r s  o f  the 
Assessment Department o f  the M u n ic ip a l i t y  th a t  a
room o f an average s ize  and qua’ i t y  fe tch es  a t  l e a s t  
Rs 70 to 80 per month in  good l o c a l i t i e s  o f  the town 
a t p resen t .  The m u n ic ip a l i t y  i t s e l f  has l e t  out 
some o f i t s  rooins a t  the ra te  ; f  about Rs 80 per room 
in  some o f  the b'jsy bus iness  $reas. I t  was gathered  
from o f f i c i a l  sources th a t  th i  ren t  pai.d norm ally  for 
accommodation h ite d  by government i s  Rs 30 per room 
on an average, The assessment r a t i o s  o f the h o ld in g s  -
i . e . ,  the r a t io  o f the e x is t in g .A V  to AV es t im ated  
on the b a s is  of a uniform y a r d s t i c k  based on p r e v a i l in g

»
re n ts  - r e v e a l  the lou le v e l  o f the assessments and 
a lso  the d i s p a r i t i e s  i “ v a lu a t io n  ( c o l .  6 o f Table 
A»IX»2 )*T h e  r a t i c s  vary from 7.3j’ per cent to 96 per 
c e n t .  In  1^ cases out -f 16 s tud ied  the assessment 
r a t i o  f a l l s  belou 50 pe? c en t .  -As may be seen from 
c o l .  8 o f the t a b le ,  in some cases  the AV determ ined 
in  1981-82 GR i s  lower 'ihan uhat was proposed in  
1967-68 (v id e  item s 3, 1<i & 16).

11. As in  the o the r  m u n ic ip a l i t ie s  o f  the S t a t e ,  
qu inquenn ia l r e v is io n  o f  ihe v a lu a t io n  o f  the town i s
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TABLE A . I I . 2 (C o n td . )

(1 )  (2 )  (3 )  (4 )  ' (5 )  (6 )  (7 )  (8 )  (9 )

14. 20/9 Two s to ra y e d  b u i ld in g  u i t h 600 6.00 3888

15. 20/19

1 6. 1 0 /21

rooms

One s to re y rd  b u i ld in g  u i t h  
4 rooms, each hav ing  a 
verandah and one pucca 
cowshed

Tuo s to re ye d  b u i ld in g  u i t h  
3 rooms, each u i t h  a 
verandah

12.3 500
(1962-63)

130 3 1296

210 6.4 972

A. V/. prooosed in  
1967-68, Rs 900 
but reduced to 
Rs 600 by ARC

9 .2  130
(v a lu e  pro- 
ppsed in  
I f 87-68 
assessm ent 
300)

21.6 200 Value proposed in  
1967-68 assessm ent, 
Rs 250, but reduced 
to Rs 210 by ARC

The e s t im a te s  in  c o l . .  6 have been made by ta k in g  the re n t  fo r  a good room © Rs 30 to  Rs 40 __
per month depending on the l o c a t io n  and, fo r  a sm a ll or not so good one, a t  h a l f  the n o rm a l^ ra te .
Rent fo r  shop rooms u i t l- a good fron tage  taken  a t  Rs 50 per month.

So u rc e :  K r ish n a g a r  M u n ic ip a l i t y .
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done by .a ssesso rs  appointed. out o f  the -panel approved 
by the S ta te  government on the b a s is  o f low est tender.
Thn amount pa id  fo r  v a lu in g  n e a r ly  14,000 ho-ldings In  the 
l a s t  GR uas Rs 7500. The assessments are re v is e d  by 
a ssesso rs  who are supposed to have some t e c h n ic a l  
e x p e r t is e  and e x p e r ie n ce , but no uniform p r in c ip le  or 
y a r d s t i c k  seems to .be app lied  in- the  assessm ents. In 
over 90 per cent o f the c a se s ,  o b je c t io n s  are f i l e d  
a g a in s t  the r e v i s io n s ,  and these  gre decided by the 
ARC. The d e c is io n s  by the ARC a lso  do not seem to  fo llow  
any r a t io n a l  p a t te rn  and, on the face of i t ,  appear to 
be h ig h ly  a r b i t r a r y .  I t  i s  g e n e ra l ly  b e l ie v e d  th a t  
r e l i e f  g iven  by the ARC o f te n  depends on " i n f lu e n c e ” .

12. Be fo re  a GR, taxpayers  are  requ ired  to f i l e  a 
r e tu rn  showing p a r t i c u l a r s  o f t h e i r  o ro p e r t ie s  under 
s e c t io n  134 o f  the BM Act. ‘B u t ' no a c t io n  i s  u s u a l ly  
taken  fo r  non-compliance. Assessments are made mostly 
on the b a s is  o f  the returns.- V e r i f i c a t i o n  o f  the 
p a r t i c u l a r s  i s  r a r e l y  attem pted.

13. A p e ru sa l  o f  some p f  the re tu rn s  f i l e d  fo r  
1961-82 showed th a t  many o f the b u i ld in g s  in  the town 
are p re t ty  o ld  - some, over 75-80 y e a rs .  ■ C o n s tru c t io n  
a c t i v i t y  in  the m u n ic ip a l i t y  i s  going on at the ra te  
o f  about 200 b u i ld in g s  a y e a r .  The number o f  p lans  
sanctioned  s in ce  1977 as f o l lo w s ;

1577 4
1978 109
1979 221
1960
1901 115 (up to  nay)
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In. th wake o f the refuge in f lu x  in-the 1-950s the 
b u i ld in g  bye-laws re q u ir in g  p r io r  anorova l o f  p lans  
fo r  neu c o n s t ru c t io n  uere ri'spendsd to f a c i l i t a t e  r"-* -?’< 
c o n s t ru c t io n .  The laws uere re v ived  in  1y77.

14. There are no in d u s t r i a l  u n i t s  in  the town 
worth m ention ing. The number c f  f a c t o r i e s  were s ta ted  
to be only 2. The tewn was once well-known fo r  i t s  
c la y  models. The a r ;  seems to be dying out. Many 
p a r t s  o f the town wear a decaying  look w ith  d i l a p i t a t e d  
b u i ld in g s .  .Specu lation  in  lan d , however, i s  going on 
fo r  p lo ts  on the o u ts k ir t s  o f  the town and p r i c e s  o f  
land have shot up. '

I I .  Kamarhati

15. Kam arhati i s  ore o f the ’ A’ c la s s  m u n ic ip a l i t i e s  
o f the C a lc u t ta  M e trop o litan  D i s t r i c t .  A d jo in in g  the 
northe rn  o u t s k i r t s  o f C a lcu tta ,  i t  i s  about h a l f  an 
h o u r 's  d r iv e  from the a n t i  3 o f  the c i t y  and fo r  a l l  
p r a c t i c a l  purposes form? a p a r t  o f C a lc u t t a .  Formerly 
known as the North Suburban M u n ic ip a l i t y ,  the Kamarhati 
m u n ic ip a l i t y  was es tab l.shed  in  the year  1899.
Comprising an a rea  o f  '%%96 sq .km s., the j u r i s d i c t i o n
of the m u n ic ip a l i t y  exoefds over  four well-known 
l o c a l i t i e s ,  v i z . ,  Kamarhati, A r iad aha , Dakshineswar 
and B e lg h a r ia .

5. The p o p u la t io n  cf the m u n ic ip a l i t y  a t  p re sen t
;'981 census) i s  about 240,000. In  1971, i t  was
69,000. During the las* ten y e a rs  (1971—81) the 

e m u la t io n  o f Kam arhati n .u n ic io a l i ty  has grown f a s t e r
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C3.5 ? r  cent -per annum) ' han th a t  o f  C a lc u t ta  and a lso  
than the CMD as a whole . Tho d e n s ity  n f ip o p u la t io n  
in  the m u n ic ip a l i t y  now is  about 2S',000 p p t  square 
k i lo m e trs  as a g a in s t  31,000 o f  C a lc u t ta  and 15,345 of 
the A c la s s  m u n ic ip a l i t i e s  o f  CRD. The h ig h e r  ra te  of 
growth o f Kamarhati s i g n i f i e s  a s t j i f t  of p o p u la t io n  
from the c i t y  o f  C a lc u t ta  because o f  congest ion  and 
shortage o f  accommodation in  t|y& c i t y  cen tre  and a lso  
the growth o f in d u s t r ie s .  Thera are a number * f  la rg e  
and sm all in d u s t r ie s  and r e p a i r  shops w ith in  the 
j u r i s d i c t i o n  o f  thfc Kamarhati m u n ic ip a l i t y .

17,. As n f  1978-.79, the t o t a l  revenue; expend itu re/
(TRE) o f  the m u n ic ip a l i t y  was o f  the order o f  - Rs 44 lakh . 
TRE per c a p i t a  cjfmes to r Rs 20 which i s
below the averagfe f op the Uest Bengal m u n ic ip a l i t i e s  
and a lso  le s s  than ttie average per c a p ita  expend itu re  
pf 'A* c la s s  m u n ic ip a l i t i e s  o f  the S t a te .  Taking an 
average o f 1978-79 and 1979-80,. the per c a p i t a  TRE o f 
ths m u n ic ip a l i t y  comes to f ’ 19. In  1971-/2, the TRE 
o f  the m u n ic ip a l i t y  was o f the o rder o f  Rs 37.4 lakh 
of Re 22 per c a p i t a .  There has thus been a d e c l in e  in  
the le v e l  o f  revenue expend itu re  per head in  the 
m u n ic ip a l i t y  in  the s e v e n t ie s .

18. i s  a g a in s t  a TRE o f  Rs 42 la k h , the t o t a l  tax 
revenue 'TTR) o f- th e  m u n ic ip a l i t y  in  1979-80 stood a t  
Rs 22 lakh o f  which Rs 20 lakh came from the p rop e rty  
tax .  Th§ m u n ic ip a l id y  does not d e r iv e  any s u b s ta n t ia l  
revenue *j>om non-tax sources. Between 1971-72 and 1979-80 
i t s  TTR increased  from Rs 18 lakh to Rs 22 la k h . I t  was
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Rs 2 Cjl-Ss. I I in  1978-79..' C o l le c t io n s  from the PT* uhich\
account over 90 per  cent o f the TTR o f the m u n ic ip a l i t y  
i n c r e a s e d  from Rs 16 lakh in  1971-72 to Rs 2U.23 lakh 
in 197<?-80 thus reco rd in g  a growth o f  n e a r ly  3 per cent 
per annum. But as the p o p u la t io n  o f the m u n ic ip a l i t y  
greu a t a f a s t e r  r a te  the re  has been d e c l in e  in  the 
revenue from the PT per c a p i t a  idu ring  the p e r io d ,  from 
Rs 10.50 to Rs 9 .50 . Taking the average o f 1978-79 
and 1979-80, per c a p i t a  revenue o f  the m u n ic ip a l i t y  
from the PT c u r r e n t l y  i s  about Rs 11 per annum. The 
r e le v a n t  s t a t i s t i c s  are g iven  in  A . I I . 3.

19. The aggregate  RV o f  h o ld in g s  in the m u n ic ip a l i t y
a t  present (1980-81) i s  about Rs 122.0 la k h . T h is  i s . t h e  
t o t a l  annual va lu e  o f the p r o p e r t ie s  as -assess»d on 
the genera l r e v a lu a t io n  made in  1978-79 a f t e r  a l lo w in g  
fo r  the red uc t ion s  granted by the Assessment Review 
Committee. The t o t a l  r a te a b le  va lue  proposed on the 
GR o f  1978 uas Rs 140 lakh . The rev iew  by the ARC i s  
not ye complete. In  1971-72, the t o t a l  RV o f the 
h o ld in g s  was Rs 84 lakh . The growth ra te  c f  RVs 
between 197l-f2 and 1979-80 (from  Rs 84 lakh  to Rs 120 
la k h )  works out to 3.7 per cen t per annum. The in c rease  
in  the RV i s  due la r g e ly  to the in c rease  in  the number 
o f ho ld in g s . The t o t a l  number of h o ld in g s  in  the 
m u n ic ip a l i t i e s  went up from about 13,500 in  1970-71 to
17,947 in  197^—8^• Rateab le  va lu e  per ho ld ing  works 
out t *  Rs 667 in  1979-80 as a g a in s t  Rs 625 in  1971-72 
which means a growth of only 0 .9  per cent per annum.
P r i c e  o f land in  the m u n ic ip a l i t y  a t  p resen t  i s  Rs 4000 
to 5000 per Cptah. Ten yea rs  ago the p r ic e  was around
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TABLE .11.3

Finances o_f Kamarha t i  M u n ic ip a l i t y  - Se l e c t ed In d ic a to r ?

1971-72 1975-76 1978-79 1979-80 1980-81 Grouth
ra te  % 
per annum 
(1971-72 

to
1979-80)

1. T o ta l  revenue expend i
tu re  or TRE (Rs 000)

■ 3742 27.85 4440 4202 - 1 .4

2. T o ta l  revenue (Rs 000) 
of u h ich :
( i )  Non-tax revenue 

( i i )  G rants

3917 5389

3. T o ta l  tax revenue or 
TTR (Rs OQO)

1 780 2320 2928 2207 -■■■ 2.7

4. Revenue from p roperty  
tax or PT (Rs 000)

1602 2133 2679 2023 2 536 5.2

5. PT as % o f TTR 90 , 91.9 91 .5 91 .7 -
6. TRE per c a p i t a  (R s ) •Cs!CM 1 3.86 1 9.82 1 8.11 - Negative
7. TTR per c a p i t a  (R s ) 1 0. 50 11 .72 13.07 9. 50 - Negative
8. PT per c a p i t a  (R s ) 9.47 10.77 . 11 .92 8.72 1 0.56 1 .9
9.

i
T o ta l  r a te a b le  va lu e  
or RV (Rs 000)

841 9 9066 1 3455 11985 * 12200 3.7

1 0 J Number of ho ld ings 1 3473 1 5922 - 1 7985 - 3.6
11 . RV per ho ld ing  (R s ) 625 • 569 - 667 - 0.8
1 2. PT per ho ld ing  (R s ) 119 1 34 - 113 -

Source Kam arhati M u n ic ip a l i t y



- 16 9 -

Rs 100U. Land n r i c e s  havt thus ap p re c ia tsd  at a ra te  o f
15 to 16 per cent per annum.

20. Upward r e v is io n  o f assessments o f p ro p e r t ie s  
in  the m u n ic ip a l i t i e s  su f fe red  a s e r i o u s  set back as 
a r e s u l t  o f l i t i g a t i o n .  The qu incuenn ia l r e v a lu a t io n  
which uas to come to e f f e c t  cn £ p r i l  1, 1973 uas cha llenged  
on grounds of in e o u i t y .  The r e v is io n  uas quashed by
the C a lc u t ta  High C.ourt-i/, as "he case was conceded by 
the m u n ic ip a l i t y .  As a r e s u l t ,  v a lu a t io n s  made in  
the e a r l i e r  GR, which was done :n 1968-69 remained
in  fo rce  u n t i l  the GR o f 1978. As in  the p a s t ,  the
GR o f 1978-79 was done by assessors  appointed on the 
b a s is  o f low est q u o ta t ion  out of a panel m ain ta ined  by 
the S ta te  government. For about 18,000 h o ld in g s ,  the 
rem uneration pa id  to the assessor was about Rs 6000.

21. The assessm ents are supposed to be made by 
the assesso r a f t e r  tak ing  i n t f  c o n s id e ra t io n  the 
p a r t i c u l a r s  fu rn ish ed  by the taxpayers in  the re tu rn  
p re sc r ib e d  in  the s ta tu te  in  fprrfi' **B • . The norms 
adopted by the assesso r  however do not seem to bear

1j  C i v i l  ru le  No: 15953 1) o f  1975 issued by the C a lc u t ta  
High Court made abso lu te  by order dated 3uly 16, 1979.
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a n y  r e la t io n s h ip  u i th  the e x is t in g  market rat.es of ren t or 
p ro p e r ty  v a lu e s .  The p a r t i c u la r s  of a feu h o ld in g s  and t h e i r  
annual va lue  as assessed  in 1978-79 GR are g iven  in  i ab le  
A. I I . 4. The bas is  o f assessment, th a t  i s ,  the ren t per 
rrjom im p l i c i t  in  the  assessed A\l i s  in d ic a te d  in  column 5 
of  the t a b le .  I t  appears th a t  the ren t  par room per 
month taken fo r  purposes of m un ic ipa l assessment i s  in  
most cases le s s  than Rs 10. For s e v e r a l .h o ld in g s  i t  i s
Rs 2 per month. In the  case of 2 ho ld ings  out of 25, the
ren t per room works out to Rs 25 to  30 per month. These
are  shop rooms. I t  uas understood th a t  the ren t fo r  a
shop room in the m u n ic ip a l i t y  at p resen t is  not le s s  than 
Rs 100 per month over and above a sa lam i of Rs 10,000 
to  Rs ’20,000. The minimum ren t  of even a room u ith  t i l e d  
ro o f  and no am en it ies  uas s ta ted  to  be Rs 40 per month by 
permanent r e s id e n ts / o f  the l o c a l i t y .  The assessment r a t io s  
va ry  from 2 per cent to 97 per c e n t .  In 16 out of 25 
case s tu d ie s  the r a t i o  uorks out to  le s s  than 20 per cent 
( c o l .  7 of Table  A . I I . 4 ) .

22. An in te r im  assessm ent, th a t  i s a s s e s s m e n t s  betueen
two G Rs, is  made when th e re  i s  a new c o n s t ru c t io n  or 
s u b s t a n t ia l  a d d it io n  or a l t e r a t io n  to  a h o ld in g . Such 
assessm ents are c a r r i e d  out by the s t a f f  of the m u n ic ip a l i t y .  
The m u n ic ip a l i t y  does not have any s p e c ia l l y  t r a in e d  s t a f f  
f o r  the  purpose. I t  appears th a t  the  r e n t a l  fo r  an in te r im  
assessment is  taken a t  Rs 10 per room, i r r e s p e c t i v e  of 
tha s i z e ,  lo c a t io n  or the q u a l i t y  o f  the m a te r ia l  used in 
c o n s t ru c t io n .  The personne l en t ru s te d  u i th  the task  of 
v a lu a t io n  not on ly  do not have any s p e c ia l  t r a in in g  but a lso  
do not have tha necessa ry  equipment. They have been provided 
u i th  measuring tapes  only r e c e n t l y .
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23. The d i s t r i b u t io n  of the h o ld in g s  of m u n ic ip a l i t ie s
amcnq tha d i f f e r e n t  v a lu a t io n  ranges .s as f o i r . o u s ' ; '

K a ma-rhat i  Mu n i c_ip  a 1 i_t_y 
(1979-30)

Annua l '-va lua t ion  H o ld ings
(Rs)

1 to  100 8,283
101 to  200 3,825
201 to  500 2,939
501 to  1,000 1,620
1001 to  2,000 868
2001 to  5,000 . .....  302
5001 to  10,0Q0 48
10.001 to 25,000 20
25.001 'to 50,000 12
50.001 to 1,00,000 9
Abov 3 1,00,000 ., 21

17,947

N ear ly  50 par cent of the ho ld ings  f a l l " b e l o u  Rs 100 and
over 3/4ths have AV la s s  than Rs 200. Many of the  ho ld ings
in  the lowest va lu e  ranga are s a id  to  be vacant land .
Although'’r'Ti‘if(r^prTce^ IW^€fte”miLinici.paviity have sh o t  up
and in  busy market a re a s ,  the p r ic e  i s  Rs 10 ,000 .par
cotah and nowhere i t  i s  la ss  than Rs -^,000 to  Rs iT~, 000
par co ta h , vacan t lands are va lued a t  a nominal f ig u r e
i r r e s p e c t i v e  of t h a i r  s iz e .  For in s ta n c e ,  2 h o ld in g s ,  one

• are
of 13 cqtahs and an o th e r  of 1 bigha and 2 co tahsyassassed  at
AV of Rs IQ in  the 1978-79 GR (v id e  items 1 a n d ,2 o f
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Table  A. ' I . 4 ) ,  Fo llo w in g  tho p ro v is io n s  of tho BH Act, 
vacan t lands ‘arcs assessed  on the b a s is  of t h e i r  estim ated  
g ro u n d - r~ :~'4v  'H round-rant o f land in  the ■ rrrr . i :■ i ti a l  i t  y 
i s  about Rs 400 per bigha s in ce  long . At t h i s  r a t e ,  the 
AU of the 2 h o ld in g s  should have been at la a s t  Rs 270 
and Rs 440 r a s p e c t i v e l y . Some of the  ho ld ings  were 
reported  to be assessed  as vacant land even though permanent 
s t r u c tu r e s  have been b u i l t  on them. T h is ,  i t  uas s a id ,  
ac counts fo r  the ve ry  high p ro p o r t io n  o f ho ld ings  in the 
Al/ range of le s s  than Rs 100 even though i t  i s  not a 
backward or under-developed m u n ic ip a l i t y ,  being so c lo se  
to the c i t y  of C a lc u t t a .

24. Review by Assessment. Review Committee compounds 
the i n e q u a l i t i e s  by g iv in g  re l i e f  in  an a r b i t r a r y  fa sh io n .
A la rg e  p ropo rt ion  (o v e r  80 per c e n t )  of ths  assessments 
go uc before  the ARC. Reductions a l lo w ed  by the ARC in  
50 cases in a re cen t  yea r  a re  shown’ in  Table  A. I I .  5. In 
some riasas, the f\\l f ix e d  by the ARC went below the  
e x is t in g  v a lu a t io n ,  that, i s ,  ofo re  the 1978 79, e . g . ,  
item s, 1 ,2 ,5 ,1 4 ,1 7 ,2 3 ,3 7  ana 39 o f the  t a b le .  U ith  
r e v is io n s  and rev iew s  done in  t h i s  way the d i s p a r i t i e s  
in the assessments o f te n  get ag g rava ted . In e q u ity  was 
the main co n ten t io n  on which the GR of 1972-73 was ch a llen g ed . 
Tha grounds put forwarded in the case  which was conceded 
by the m u n ic ip a l i t y  p rov ide  a t e l l i n g  commentary on the 
s t a t e  of assessments in  the m u n ic ip a l i t y .  Some o f the  
grounds u e r e ^ :

That the Assessment l i s t  xxxxxx uas an i l l e g a l  assessment
l i s t  inasmuch as i t  did not in c lu d e  a l l  the  h o ld in g s .........

2/ E x t r a c t s  from P l a i n t  F i led  in  Assessment Case (C .R . l\lo:
15953 U of 1975) befobe the High Court a t  C a lc u t ta  , 
a g a in s t  Kam arhati M u n ic ip a l i t y .
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Ravi_s_ed _Ann_u_V/_al_Li_a_ o f _5_Q_l_3_ct_ad__H_o1 _dj  -̂ qs * a_nd. _Re_djjc_t ijjn_ 
' J Z Z J l l L M ^ S k L i n Kam arhati J^ ;in ic j'j J wlt,-,

TA1LE a. I I . 5

S I .
No.

Uard Holding No.
E x is t in g

Annual va lue  
Revised D e te r 

mined 
by ARC

( I ) (2) (3 ) (5 )

1. 1 96 450 960 350
2. 6 40 5 450 480 180
3. 8 19 960 2500 1600
4. 8 18 1080 2400 1500
5. 8 124 400 960 260
6.. 8 6 1300 2400 2000
7. 8 893 90 840 180
a. 9 603 400 1200 500
9. 9 544 500 1800 800
10. 9 502 4Q0 1440 700
11. 9 500 210 720 210
12. 10 143 250 900 300
13. 10 151 720 1080 550
14*. 10 474 540 600 250
15. 11 188 500 1200 550
15. 11 649 160 600 200
17. 11 681 450 780 300
18. 11 375 - 1650 900
19. 11 50 4 400 1200 550
20. 12 182 480 1920 600
21. 72 54 720 2400 730
22. 12 2 740 2100 850

* As re v is e d  in G ene ra l r e v a lu a 
t io n  of 1978-79.

(Contd ........... /- )
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TABLfc. A. I I . 5 (C o n td .)

(2 ) (3) (4) (5)

23. 12 1 620 1500 500
24. 12 553 390 1200 500
25. 13 89 1000 1920 600
26. 13 97 200 840 320
27. 13 591 300 1500 400
28. 13 1 1100 4200 1700
29. 14 180 400 1500 500
30. 14 88 20 360 85
31. 14 99 240 720 250
32; 14 208 20 960 150
33. 15 65 110 840 215
34. 15 333 750 1500 900
35. 15 51 450 1200 475
36. 15 235 700 1320 700
37. 15 267 2 500 2500 10 50
38. 16 709 600 3600 1050
39. 16 544 3000 3000 700
40. 16 790 600 1440 BOO V̂"-
41. 16 476 30 360
42. 17 529 100 480 ' 1 $
43. 17 378 30 1200
44. 17 592 240 960 350
45. 17 37 240 1800 450
46. 17 558 360 840 375
47. 18 17 170 900' 250
48. 18 796 1100 3000 1150
49. 18 36 ,150 1080 300
50. 18 319 140 480 170

Source J Kam arhati M u n ic ip a l i t y .
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3 /7 h ' ' RosponH.'nt No d id  not p3r n a i l y  in s p e c t
a l l  tha  h-’-'d'’ . .. iuh i t  uas mandato iy  upon him to
hava:. nspecte~i a l l .  trig hold ings  i r s c i a l l / .  xxxxxx.

That  t h e : flun i c  ip a  1 i t y  c o n t a in s  mo: j  tl i .n 14000 ho ld ings 
and -‘J i a  Respondent No. 2 . issued not. i ca c  in  Perm ;tA ,T nndar 
S e c t i o n  134 of  th a  Act on ly  to  a b e j t  .’ 50 h o ld in g s  
re q u ir in g  tham t o  submit tho p a r t i c u l a r s .  in  Perm B*f 
annexed, to  t h a t  n o t i c e .

That' the  f a i l u r e  o f the Respondent  No.2 p e r s o n a l ly  
to  inspect the h o ld in g s  coupled u i th  the f a i l u r e  to  
is su e  n o t ic e s  in  form ’A:i and form has caused
se r io u s  i n f i r m i t y  and f a i l u r e  of ju s t i c e  in  assessment 
p roceed ings .

XXXXXXXXXXXXX

That the  p e t i t i o n e r s  annex h e re w ith  an e x t r a c t  from 
the  sa id  assessment l i s t  subm itted  by the Respondent 
No .2, I t  u i l l  appear from the  sa id  e x t ra c t  t h a t ,  on 
an a ve ra g e , th e  v a lu a t io n  of the  p e t i t io n e r s  has been 
inc reased  s e v e r a l  t im es.

That as a g a in s t  the p e t i t i o n e r s  th e re  are many ho ld ings 
e q u a l ly  c ircum stanced  w ith  th e  ho ld ings  o f tha 
p e t i t io n e r s  in  age, am e n it ie s ,  the  nature  o f  the 
m a te r ia ls  used, v a lu a t io n  of which has: been inc reased  
e i t h e r  not a t  a l l  or by n e g l ig ib l e  amounts. Thus the 
h o i '  i.rg in  the  name o f i.n. Chhabi Rani Je v  Mazumdar, 
ho ld ing  No. 39 (new) 38 (o ld )  o f  Ward No. 15 has been 
ra is e d  from Rs 300 to  Rs 3600- uh reas tha v a lu a t io n  
of the ho ld ing  in  the name o f s tuden ts  W e lfa re  
No. 37 o f Ward No. 15 has not been in c reased  a t a l l .  
S im i l a r l y  the v a lu a t io n  o f the ho ld ing  in  the name of 
D i l i p  Roy Choudhury ho ld ing  No. 395 (neu) 373 (o ld )  of 
Ward No. 17 has been inc reased  from Rs 360/- to  Rs 420/- 
uhareas the v a lu a t io n  of the ho ld in g  in  the name of l a t e r  
Dr. Phani Day ho ld ing  No. 394 (new) 373 (o ld )  and 
Smt. Amita Choudhury ho ld ing  No. 393 (new) 371 (o ld )  
both o f Uard No. 17 have been increased  from Rs 550/-

3/ The Assessor uho did the q u in q u en n ia l  r e v is io n  o f the 
assessments in Kam arhati m u n ic ip a l i t y  fo r  1972-73.
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Rs 1200/- and Rs 1 50/— to  Rs 600/-- r e s p e c t i v e l y .
A l l  thasa  th re e  ho ld ings  a re  at Uoomasii Mukherjee 
Road and c o n t ig io u s  to  aach o th e r .

That the p e t i t i o n e r s  annex h e re to  a l i s t  o f tho 
Assessee uhosa rev iew  p e t i t i o n s  have bean a llowed 
u i th  n e g l ig ib l e  v a r ia t io n  and the l i s t s  of o ther 
assesses  whose rev iew  p e t i t i o n s  have been r e j e c 
ted xxxxxxx

That as a g a in s t  tha p e t i t i o n e r s  uhosa v a lu a t io n  
have been in c reased  abnorm ally  th e re  are  c e r ta in '  
ho ld ings  v a lu a t io n  of which have not been in c re a -  
ssd at a l l  o r inc reased  n e g l ig ib l y  h e re to  
xxxxxxx

25. There ara th re e  cinema h a l l s  and 5 la rg e  markets in  the  
m u n ic ip a l i t y .  Of the 5 m arkets, 2 are owned by the m u n ic ip a l i t y .  
O f ' th e  p r iv a t e  m arkets , 2 are  lo ca ted  in  Kamarhati i t s e l f .  In the 
GR of 1978-79, the AV of one of them was proposed to  be assessed 
at Rs 8,400 but was reduced to Rs 7,100 by the ARC. In 1973-74, 
tha AV/ of the market uas Rs 7,000 ( o r i g i n a l l y  proposed at
Rs 7 ,8 0 0 ) ,  in  1968-69, Rs 6,800. Tha tax r e a l iz e d  at p resent 
from the  market i s  Rs 1,7^0 per annum. The o ther  p r i v a t e  market 
in  Kam arhati has been assessor a t  an AV of Rs 4,800 in  each 
share ( i t  is  now owned by two b ro th e rs )  In the 1968^-69 GR 
the AV of the e n t i r e  market was assessed  at Re 11 T h e
AV of tha market in  1978-79 has thus been assessed a t a f ig u re  
lower than th a t  assessed  in 1958-69.

26. From the two m un ic ipa l m arke ts , the m u n ic ip a l i t y  r e c e iv e s  
a monthly ren t of Rs 20 to 25 each from  the permanent s t a l l  
h o ld e rs  and a lso  c o l l e c t s  t o o ls  from vendors at v a ry in g  ra te s  
( th a  r a te s  v a ry in g  from 20 to  45 p a is e  per day depending on the
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nature  n f  the commodity co le1. * The t o t a l  c o l l e c t i o n  o f  the 
m u n ic ip a l i t y  from the t o l l s  and re n ts  from these two markets 
comes to o h ■ t. Rs 30,000 to Ro 35,000 per ann j r .  > 
t o t a l  area o f the tun markets taken toge ther  i ? between 
25 to 30 co tahs , the area one p.f them i s  1 h igha , 8 cotahs 
and n f  the o ther 3 b ighas , 1 ?. c o t a h s .  The tax re a l iz e d  
from those .tuo markets comes to Rs 4246 per annum although 
t h e i r  s^Jea i s  much b igger than  th a t  o f  the m u n ic ip a l 

markets - the area  o f one being 1 b igha, 28 co tahs and of 
the o th e r ,  3 b igha , 12 co tahs . The tax i s  le v ie d  by the 
m u n ic ip a l i t y  a t  p resen t at the ra te  of"26  per cen t o f the 
AV. The r a te s  were ra ised  in  1973 and the components as o f  
now and in  1973 are as fo l lo w s !

1973 1976
(b e fo re  r e v is io n )

Holding ra te  9% 10%
Conservancy ra te  8% 10'%
Ulster ra te  4% 4%
Lxgnting  ra te  2% 2%

Exeinpcxcn i s  a llow ed  to p la c e s  o f  p u b l ic  worsh ip  under 
S e c t io n  '24. The number o f  h o ld in g s  granted exemption on 
t h i s  acccunt i s  not la rg e  - in  f a c t  only 5. However, the 
m u n ic ip a l ity  a lso  g ran ts  rem iss io n s  o f  ho ld ing  ra te  under 
S e c t io n  1*1 o f the B J .  Act on grounds o f extreme hardsh ip  
on the recommendation o f the Ward Commissioner. Remission 
seem "-.p be granted  on a f a i r l y  la rg e  s c a le .  At one ?" 
m eetingv held in  May 1981, rem iss io n  from ho ld in g  ra te  was 
granted i~) about 60 cases a t one s t ro k e .
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27. ih-e m u n ic ip a l i t y  c o l l e c t s  le s s  than 50 per cent o f
i t s  t o t a l  c u r re n t  - demand o f  the PT in  y ea r  a t  p resen t .  In
1980-8'I, out o f a total-demand o f  Rs 53. 29 iakh only Rs 25 
lakh were c o l le c te d .-  One d i f f i c u l t y  sa id  to be experienced 
by th e - m u n ic ip a l i ty  in  im proving the c o l l e c t i o n s  uas th a t  
only movable p ro p e r t ie s  can be se ized on d i s t r e s s  w a rran ts .
A p roperty  can- be sold only when the owner i s  not found or 
under o ther s p e c i f ie d  c ircu m stan ces . Sa le  o f p roperty  i s  
re so r ted  to very  s p a r in g ly .  Demands are w r i t t e n  o f f  from 
time to time almost on a mass s c a le  on the re p o r t  o f  the
W arran t O f f i c e r s  in  e x e rc is e  o f  the powers co n fe rred  under
S e c t io n  163 o f  the 8 M Act.

28. Cost o f  c o l l e c t i o n  o f  p rop e rty  tax in  the m u n ic ip a l i t y
i s  about Rs 5 lakh by wages and s a l a r i e s  a lo n e . In c lu d in g  the 
cost  o f p r in t in g  e t c . ,  the co s t  comes to about Rs 6 lakh a 
y e a r ,  th a t  i s ,  about 25 per cen t o f the c o l l e c t i o n s .

29. A^art from low v a lu a t io n  and poor c o l l e c t i o n s ,
another f a c to r  a f f e c t in g  the growth o f  the PT i s  the absence
o f  a proper system to ensure assessment o f  new c o n s t ru c t io n s
w ith o u t  d e la y .  Under the law , prem iss ion  o f  tne m u n ic ip a l i t y  
has to be ob ta ined  fo r any p lan  fo r  new c o n s t ru c t io n .  Fees 
have to be paid  on the p lan acco rd ing  to the c u b ic  metre of 
the proposed c o n s t ru c t io n s .  One copy o f  the p lan  goes to 
tho Assessment Department. When the b u i ld in g  i s  completed, 
n o t ic c  i s  req u ired  to .b e  g iven  w i th in  one month. F a i lu r e
to g ive  in t im a t io n  regard ing  com pletion  e n t a i l s  a f in e .  The 
f in e  p re sc r ib ed  in  law i s  being ra is e d  from Rs 50 to Rs 100. 
Completion c e r t i f i c a t e s  are however r a r e l y  f i l e d .  The 
m u n ic ip a l i t y  seldom imposeAany f in e  fo r  t h i s  d e fa u l t .
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*
30. Hourah proved very d i f f i c u l t  to study D e c a u s e  or
ss vere data problems. The accounts  o f the m u n ic ip a l i t y  are 
in  a r r e a r  fo r  s e v e ra l  y ea rs  and i t  uas not o o s s ib le  to 
o b ta in  a r e l i a b l e  p ic tu re  o f the bas ic  data  on the f in an ces  
o f  t h i s  m u n ic ip a l i t y  such as t o t a l  idvsnua expend itu re , 
exac t  number o f  ho ld in g s , t h a i r  t o t a l  r a te a b le  va lue  a-nd so 
on. Houever, the p ic tu re  one ge ts  by p u t t in g  to ge th e r  the 
in fo rm a t io n  a v a i l a b le  from d i f f e r e n t  souypes i s  the same as 
in  the o the r  m u n ic ip a l i t i e s  o f  the S ta te s .  In  some re sp e c ts  
the p o s i t io n  seems to be worse.

31. S i tu a te d  on the U est  Bank o f the r i v e r  Hooghly^Howrah 
i s  an im portant i n d u s t r i a l  town and i s  v i r t u a l l y  a p a r t  o f  
C a lc u t t a .  The m u n ic ip a l i t y  o f  the town was e s ta b l is h e d  in  
1884. I t  has now a p o p u la t io n  o f  7.42 ''.akh. L ik e  C a lc u t t a ,  
i t  has not grown much in  the l a s t  ten y e a rs  - the p opu la t ion  
growth ra t^  bstween 1971 and 1981 was on ly  0 . '_4 per cent per 
annum. In  te rn s  o f  p u b l ic  f a c i l i t i e s  Howrah p resen ts  a 
depress ing  p ic tu re  because o f  i t s  slums, co n g es t io n ,th e ,  
s ta te  o f  i t s  roads and poor s a n i t a r y  c o n d i t io n s .

32. That the m u n ic ip a l i t y  has been in  a A ta te  o f  ch ron ic  
f i n a n c i a l  c r i s i s  i s  e v id e n t  from the f a c t  th a t  the S ta te  
Government has tc make a s u b s ta n t ia l  ways and means advance 
to the m u n ic ip a l i t y  almost eve ry  yea r .  The amount o f  the 
advance exceeded Rs 1 c ro re  in  each o f  the yea r  1977-78 tc 
1979-80. In  1980-8' the amount sanctioned  t i l l  October 1980 
was Rs 60 la k h .

I I I .  Hourah



33. rtL, 'J ich  hh - a cr ini. ; c -a' ‘ i s s  Hourah q e t °  about
86 per cent o f i t s  tot<ri tax revenue ..„r i hi e PT (R^ 118
iaKii out o f  Ks 133 lakh in  /|978-79''» Thh hi per c a p i t a
works out to Rs 14 and par h o ld in g  R& ;215 as ag a in s t
Rs 32 and Rs 770 in  C a lc u t ta .  Comnarison ^ ith  C a lc u t ta  
mav not be f a i r  s in ce  l e v e l s  o f rer.c ar.d p rop e rty  va lu es  
are co n s id e rab ly  lower in  HowraK though i t  i s  so
c lo se  co the c i t y .  •

34. Uhat m ain ly  a i l s  the f in a n ce s  o f  Howrah m u n ic ip a l i t y
i s ,  as e lsewhere in  the S t a t e ,  the low l e v e l  and la ck  o f  
e l a s t i c i t y  o f the PT. R a teab le  va lue  per h o ld in g  in  Howrah 
i s  Rs 722 c u r r e n t l y  (1978-79); 1970-71, i t  was Rs 756. The 
reason again i s  the f a i l u r e  to the- assessments in
l in e  w ith  p r e v a i l i n g  r a te s  o f  p r i c e s  o f  r e a l  o rp p e rty  and 
r e n ts .

35. D iv ided  in to  10 wards, the m u n ic ip a l i t y  c a r r i e s  out
the g e n e r?1. r e v i s io n  o f  at bessments every  f i v  y e a rs  by tu rn
Two wards are taken up fo r v a lu a t io n  and completed in  a yea r

t
Assessments are done d ep a r tm e n ta l ly  by ,ie m u n ic ip a l i t y ' s  
own s t a f f  . Assessments .even however, he ld  up s ince  1968-69 
in  8 out o f 10 wards because o f co u r t  in ju n c t io n s .  The 
in ju n c t io n s  are now being vocated  as some se t t le m e n t  i s  
being reached w ith  the tax p aye rs .  The l i t i g a t i o n  was sa id  
to have o r ig in a te d  from r a th e r  sharp in c rease ' in  the AVs
o n G R.

36. Even, in  the. wards when the re  uas one in ju n c t io n ,  
assessments are made a t r a te s  o f  g ross r e n t a l  much lower the 
market r a te s .  Land p r ic e s  in  Hourah c u r r e n t ly  even reported  
to be in  some cases  as high as Rs 50000 per co tah . In  1976, 
the Hourah Improvement T rus t  sold' land on a u c t io n  a t r a te s
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TABLE A . I I . 6

Land. Va lues in  Hour ah

S I .  Scheme P lo t  Se c to r  Year o f  Auction p r ic a  Value o f
No. No. No. sa le  ( r a t e  per co tah ) unimproved

(improved v a lu e )  land as per
award ra te  
per cotah 
( y .4 .1359 )

C O ( 2 ) ( 3 ) U ) (5 ) ( 6 )

1 . I 35 C 1976 10,600 1200
2. I 36 c 1976 10,035 1200
3. I 8 B 1976 17,000 1200
4. I 56 B 1976 19,201 1100
5. I 7 D 1976 14,100 1950
6. I 18 D 1976 12,000 1400
7. I 23 A 1976 10,900 -

8 . I 43 C 1976 10,970 -

9. I 2 D 1976 13,200 1750
10. I 4 4 B 1976 22,100 2000
11 . I 3 D 1976 •1’SOOO 1750
12. I 4 D 1976 21,500 r  -

I > J

13. 1 44 C 1976 10,100 1400
14. I 9 B 1976 29,000 19 50
1 5. I 20 B 1976 22,500 1940
1 6. I 55 B 1976 11,000 1100
17. I 53 B 1976 15,100 1175

Source s Howrah Improvement T rus t .
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. TABLE A . H . 7 (C ont  . )

(1) (2) (3 )

-72/9, 
R. B.
Ghoshal
Lanr
1/4/21, 
S r i

One room w ith  R. T. 
on 2 c 11 ch. o f  
land  •

Three s to reyed  
house u i t h  11

Aurobindo roo.ns, and 2
Road bath rooms

V/13/255, 
Panchan- 
a n ta la  
Road

Four s to reyed  
house c o n ta in in g  
3 rooms w ith  
a sb es to s  ro o f  on 
b r i c k  w a l l ;  and 
48 rooms, 3 h a l l s  
an J 6 baths  w ith  
t i l e d  ro o f  on 
b r i c k  w a l l  on 
8 c - 7 c h . o f  
land  (40 y e a r s  , 
o ld )  /

256

1425

U ) (5 ) (6) (7 ) (8) (9 )

4097

1 6.00

89.00

/ 24.00 540

256.00

Assessed. 4752 
on the 
b a s is  o f  
con struc-r . 
t  i  . c o s t  
and land  
Va lue  d.
Rs 5000 per 
cotah

7.00 . 17500

47.4 256
(1970-71)

30.0 ' 2322
(1970-71)

23.4 4097
(1971-72)

: T il ls  uas the AU 
assessed  in  I / 
1970-71 £ f t a r  
h e a r in g  n f  o b jac-  
t io n  on the b a s is  
o f  r e n t a l .  Tha 
p ro p e r ty  i s  now 
owner j c c u n ie d .

C o n td . ; .  /-
4 '
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S I . No

1 .

2 .

3.

TABLE A . I  I . 7

i Ja rd No/ 
H o ld ing
N ■■j J

I/4 ./50/ I3 ,
S r i

obind o
. ' d

1/4/2,
S r i
Aurobindo
^oad

1/4/35,
Sambhu
H a id e r
Lane
1/2/1E , 
R .B .
Ghosh a 1 
Lane

Annual Value and Assessment R a t io

B r i e f  d i s c r i p t i o n C u rre n t  Tax pay- B 
A .V . ab le  per as 
(R s )  q u a r te r  rej 

( Rs)

(-2) (3 ) (4 )

Two s tc re y e d  house 7290 455.62
u i t h  11 rooms

Three s to re ye d  pu- 4212 263.25
cca  b u i ld in g  u i t h  , s
about 14 rooms
(two w ith  C . I .
r g o f ) ,  b a th , e t c .
on £ co tah s  o f
land
One d u e l l in g  house 1069 66.81
u i th  k rooms and 2 
shop rooms

One s to reyed  house 816 51.00
u i t h  5 rooms, one
h a l l ,  and cove red
shed on 3 c - 14 ch
o f  land ( b u i l d in g
60 y e a rs  o ld )

o f  Se le c t jed  H o ld in g s  in  Hourah

s i s  o f  c u r r e n t  A. V. s s t i -  Assess- A. V. in  pre- Remarks
sessment I- mated a t  ment
nt per room c u r r e n t  r a t i o

as| p e r  month/ r a t e s  o f
c a p i t a l  v a lu e  r e n t *

(R s )

(1
oc

(5 )

v lo u s  a ss 
essment ( Rs) / 
y e a r  o f  
assessment.

( 6 ) (7 ) (8) (9 )

60ess  fo r  oluner 
cup ied

p o r t io n )  
30

8900

9072

81.9

46.4

v
35' fo r  shc5tp$ 
& ,20 fo r  v 
r e s i d e n t i a l  
rooms 

* 12. 50 ’

2800 
( a t  50 
pe r  rd^m 
p .m .)  \

2592
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as high as Rs 2900G per cotah (T ab le  A . I I . 6 ) .  For purposes 
o f  assessment, however, the maintenan j  p r ic e  o f land i s  
taken a t  Rs 6000 or so per co tah . Cost o f co n s tru u t io r i  in  
Hourah now, i t  was a s c e r ta in e d  from knowledgeable persons in  
the m u n ic ip a l i t y ,  i s  about Rs 80 per square f e a t ,  but for 
purnose o f  assessment the cos t  i s  taken a t  Rs 18 per square 
foo t fo r  f i r s t  c la s s  b u i ld in g s  Rs 15 fo r second c la s s  and 
Rs 12 fo r t h i r d  c la s s  b u i ld in g s .

37. A n a ly s is  o f  the AV/ o f  a few ho ld ings  taken a t  random
showed th a t  the g ross  r e n t a l  taken fo r  assessment va r ied  from 
Rs 7 to : Rs 60 (T ab le  A . I I . 7 ) .  The assessment r a t i o s  turn  
out to be g e n e ra l ly  h ighe r  than in  K r ishnagar and Kamarhati 
but are most^ly below 50 per c e n t .  In  s e v e ra l  cases  assess 
ments made in  1971-72 or even e a r l i e r  1966-67 remain unchanged 
( i te m s  8, 9,10,11 and 12 o f  T ab le  A. H .  7').

TABLE A . I I . 8

N: o f  H o ld in g s . R a teab le  V a lue and Tax Pavablo  •'

C a teg o r ie s  o f  
use

No. o f  
h o ld in g s

% Rateab le  
va lu e  
(Rs in  
la k h )

% lax pay
ab le  (fe 
in  ’ 000)

%

R e s id e n t ia l 233 74.58 5. 36 68.81 67.27 68.81
Commercial 13 4. 35 1.16 14.89 14.55 14.88
Mixed 63 21.07 1.27 16. 30 15.94 16. 31
T o ta l 299 100.00 7.79 100.00 97.76 100.00

Source : Sample survey of ho ld ings
by N IPFP .
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38. howrah however, o f f e r s  c o n s id e ra b le  scope fo r
ta x a t io n  o f r e a l  e s ta te  because o f fa t a p p re c ia t io n  and 
tnfc ir d o t e n t ia l  v a lu e .  P ro p o r t io n  o f  h o ld in g s  in  
commercial and mixed use i s  about 25 per cen t o f  the t o t a l .  
Although they account fo r  31 per cent o f the t o t a l  RVi and 
a lso  c o n t r ib u te s  about 31 per cent o f the t o t a l  revenue 
from the PT (T ab le  A.H.8^ Cons idering  the commereial 
importance o f  the twon, and the fa c t  th a t  the R\1 o f the 
ho ld ings  in  the town has not undergone much change in  the 
l a s t  10 y e a r s ,  p ro p e r t ie s  in  commercial use should 
presumably be ab le  to bear a h ig h e r  burden o f  the tax .
The a p p re c ia t io n  in  land p r i c e s  as ev idenced  by the p r i c e s  
a t  which lands  developed by the Howrah Improvement T rust  
were sold (T ab le  A.n«{?)shous th a t  the development o f land 
through p u b l ic  agenc ies  can be a potent means o f f in a n c in g  
the develooment o f the town and im oroving the f in an ces  o f  
i t s  c i v i c  body.
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Our ro v ie u  of  the t io n  c f  the r ; - t y
tax in  Uest • Bengal shows th a t  the f a c t o r s  u n d er ly in g  the 
poor e l a s t i c i t y  of the tax p r im a r i l y  are ( i )  la ck  of 
e l a s t i c i t y  in  the base, v i z », r a te a b le  v a lu e s ,  in  
response to r i s e  in  p r ic e s  of  r e a l  p roperty  and l e v e l s  
of r e n t  end ( i i )  d e c l in e  in  c o l l e c t i o n  e f f i c i e n c y •
D esp ite  p e r io d ic a l  r e v i s i o n  in  res  pact of eve ry  
p ro p e r ty ,  v a lu a t io n s  have tended to f a l l  behind p r ic e s  
and r e n t a l s .  U h i le  d e c l in e  in  c o l l e c t i o n  e f f i c i e n c y  
has impacted' the g rou th r of revanOoa th a t  could be 
ach ieved  even u i t h  e x is t in g  v a lu a t io n s ,  i t  is  e v id e n t  
th a t  the-.main reason 'w hy  the p ro p e rty  tax c o l l e c t io n s  in  
tha S t a t e  have not grown to the e x te n t  ua rran ted  by 

the in c re a s e  in  the v a lu e  of p rope rty  and in  f a c t  have 
a lmost been s ta g n a t in g  in  r e a l  terms over the years  is  
th a t  the base o f the tax  has f a i l e d  to grou ad eq u a te ly .  
During 1970-71 to 1977-78, the grouth of revenue from the 
PT in  C a lc u t t a  uas n eg a t ive  or a lmost n i l  i f  taken at 
cons tan t p r ic e s .  Any attem pt to improve the system of 
p ro p e r ty  t a x a t io n  in  C a lc u t ta  as a lso  in  the m u n ic ip a l i 
t i e s  o f Uest Benga l,  t h e r e fo r e ,  must begin u i t h  a c o n s id e r 
a t io n  of hoy to re fo rm  the base. The f a c t  th a t  the d e c l in e  
in  the e f f i c i e n c y  in  c o l l e c t i o n  is  a t t r ib u t a b le  p a r t l y  to 
the f a i l u r e  to en fo rce  the r e v is io n s  in  v a lu a t io n  uh ich  are 
made from time to time because of in te rm in a b le  o b je c t io n s  
and so on a lso  underscores the urgency of re fo rm ing  the 
base*
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Rent a l  ,Va2jjj3^_BaSj3

a • Sources of  JJe_ak_n_es_s_

3.2 As income is  the u l t im a te  in d e x - o f 'th e  advantage 
or economic ga in  d e r iv a b le  from p ro p e r ty ,  i t s  v a lu e  
based on r e n t a l  p rov id es  an obviour.ly  e q u ita b le  base fo r  
t a x a t io n .  P ro p e r ty  t a x a t io n  based on r e n t a l  v a lu e  
d i s t r i b u t e s  the tax  burdsn acco rd ing  to  a b i l i t y  to  pay 
as u e l l- a s  b e n e f i t  en joyed . T h is  ho lds t ru e  even uhere 
the  l i a b i l i t y  f o r  the tax is  c a s t  p a r t l y  or u h o i ly  on the 
c c c u p ie r .  As re n ts  are g e n e r a l l y  s e n s i t i v e  to  market 
c o n d i t io n s ,  supply-demand c f  housing and the g e n e ra l  
p r i c e  l e v e l ,  a p ro p e rty  tax  system based on r e n t a l  
v a lu e s  should be e l a s t i c  in  i t s  y i e ld  and a ls o  be ab le
to  s a t i s f y  the  canon of eq u ity  i f  r e v is io n s  ai-e c a r r ie d  
out at not- very  long i n t e r v a l s .  T h is  t r a d i t i o n a l l y  has 
been the r a t io n a le  fo r  adopting  the  r e n t a l  v a lu e  as the 
base fo r  p roperty  t a x a t io n .  Such a system, 'tou3Ver, 
can operate  smoothly and f a i r l y  on ly  uhen th e re  i s  a 
f r e e  and oper. r e n t a l  market.

3 .3  Where re n ts  a re  ad m in is te red  or a re  s u b je c t  to  
r e g u la to r y  l e g i s l a t i o n s ,  the p r e v a i l i n g  l e v e l s  o f ren t 
cease  to  be ar. index of the r e a l  market p r i c e  o f housing 
s e r v ic e s  and thus the earn ing  c a p a c i t y  o f p r o p e r t ie s .
The problem gets accentuated  uhere re n ts  a c t u a l l y  paid 
a re  not d is c lo s e d  or the l e v e l  o f rent, is  kept doun 
a r t i f i c i a l l y  through va r io u s  d e v ic e s  l i k e  payment of
premium —  ''pugrae" and “ s a la m i ” -- m u lt ip le  le a s in g ,
cam ouflag ing a goad p a rt  of the ren t  as s e r v ic e  charge and 
so on. The p ro p e r ty  tax based on r e n t a l  v a lu e  has
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s u f fe re d  an a c l ip d o  in  ...ndia la rg  -ily because of the 
m a lfu n c t io n in g  or absence o f an open -nd f r a  a r e n t a l  
m a rk e t. .  Even in  U . K . ,  the  c o u n t r y  uner^ the  t r a d i t i o n  
o f rent-based p ro p e rty  t a x a t io n  i s  be lievod  t o  have 
o r ig in a t e d ,  the s u i t a b i l i t y  o f  r e n t a l  v a lu e  as the base 
f o r  t a x a t io n  i s  now questioned l a r g e ly  because of the pre-. 
dominance of p u b l ic  s e c to r  housing and adm in is te red  ren ts  
( L a y f i e l d  Committee, 1976). In In d ia  both the f a c t o r s ,  
v_jz_. . c o n t ro l  q ve r  ren t and m a lp ra c t ic e ,  have operated.- 
to  undermine the e f f i c a c y  and e q u ity  of the p ro p e r ty  
tax  system.

,3.4 An a d d i t io n a l  co m p lic a t in g  f a c to r  here has
ibeen the j u d i c i a l  in t e r p r e t a t io n  o f " f a i r  r e n t 11 to  
mean uhat i s  contem plated in  the  ren t  c o n t ro l  lau s  
R eg a rd le ss  o f  the  ren t a c t u a l l y  paid even uhen such 
'rent i s  agreed upon between the  la n d l  rd and the tenant 
or the p roperty  i s  sub-leased by the tenan t at a much 
h ig h e r  r n t than the  rent: paid to  the la n d lo rd .  In 
such a s i t u a t i o n ,  any attempt to  approximate to  " f a i r  
r e n t ” proves f u t i l e  as the b a s is  fo r  jch approx im ation ' 
cannot be e a s i l y  e s ta b l is h e d  and r e s u l t s  in
s u b j e c t i v i t y  and a r b i t r a r i n e s s  in  assessment u i th  
consequent i l t e f f e c t  on e q u i t y .  T h is  b a s i c a l l y  i s  "the 
m a la ise  that' has beset p ro p e r ty  t a x a t io n  in  most 
m u n ic ip a l i t i e s  in  In d ia  and in  a p a r t i c u l a r l y  acu te  
form in  C a lc u t ta  and o the r  m u n ic ip a l i t i e s  o f Uest 
Benga l.
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b. Rais_in_g_ r a t  ^  .rjr.rjdx j fo ,r J a f i c i ajrt. _bass.

3.5 I t  is  p o s s ib le  to  r a i s e  more revenues a van out 
of tha e x is t in g  system  sim ply by r a is in g  the ra te s  of 
taxc M u n ic ip a l  a u t h o r i t i e s  in - s e v e r a l  s i t i a s  in In d ia  
ha7s fo llowed  t h i s  course and th e reb y  seem to  ha^e 
succeeded in  impro7ing the y ie ld  of tha tax  ( e . g . ,  Bombay). 
I t  can be argued th a t  uhere the base nannot'be moved up
to  r e f l e c t  market p r ic e s  th e re  i s  nothing wrong in  
r a i s in g  the ra te s  e7en to  100 per cent o f the base so 
long as the in c id e n ce  of th e  tax as a p ro p o rt io n  of 
a c tu a l  rent or r e a l  v a lu e  of the p rope rty  i s  not too 
h ig h . One way o f g e t t in g  round the  i n e l a s t i c i t y  of the 
base i s  o b v io u s ly  to  r a i s e  the r a t e s  and one can argue 
th a t  so long as tha  owners do not f in d  them selves compelled, 
to  s e l l  t h e i r  p r o p e r t ie s ,  the t a x  cannot be .regarded 
as too h igh.

3.6 I t  should be ra c c a n is e d ,  -how^var, th <c in c re a s in g  
th a  - ratuo  uti a a e f i c i o  .t i ■ a s i_ .*orrpounds the in e q u i t ie s
o f tha system. Tax-pa/ers who hon estly  d e c la re  t h e i r  • 
r e n t a l  gu. pena lic^d  and the premium ..a -.1.
ment and underground t r a n s a c t io n s  goes up,. The burden 
o f t a x  on new c o n s t ru c t io n s  ge ts  in c r e a s in g ly  in iq u i t o u s ,  
ad ve rse ly  a f f e c t in g  the supp ly  o f housing and f lo w  of 
investm ent in  housing a c t i v i t y .  B es id es , where the base 
s u f f e r s  from grave  i n f i r m i t i e s ,  r a te s  cannot be ra is a d  
beyond a po in t w ith ou t  c r e a t in g  in t o le r a b le  in e q u i t i e s .
S in ce  the aim of t a x a t io n  is  not to  r a i s e  revenue 
somehow but to d i s t r i b u t e  the burden e q u ita b ly  w h i le  
m in im is ing  u n d e s ira b le  economic e f f e c t s ,  r a i s in g  revenue 
by enhancing the r a te s  of ta x  on a d e fe c t i v e  base should
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not be regarded as a s u b s t i t u t e  fo r  reform. The Muni
c ip a l  F inance Commission of Maharasht j. x a lso  -expressed 
the v iau  th a t  ’’the  question  of augmenting the funds o f  the 
m un ic ipa l c o u n c i ls  does not depend so much on t h e  incr- 'ase 
in  the  r a t e  of the  p roperty  tax  but on the proper asse ts-  
merit of  the p ro p e rt ie s ,  and the p e r io d ic a l  r:: v i s io n  of 
the sa id  assessm ent”  (M u n ic ip a l  F inance Commission, 
M aharash tra , 1974, p . 16).

P ro p e r ty  Tax Re fo rm JVLtja rnat_ive- Approaches

3.7 D i s s a t i s f a c t io n  u i th  th a  annual r e n t a l  va lu e
(AR\/) base as i t  operates a t  p resen t  in  Ind ian  
m u n ic ip a l i t i e s  has lad to  su g g es t io n s  fo r  reform broad ly  
in  tuo  d i r e c t i o n s ;  ( i )  t o t a l  rep lacem ent of annual 
r e n t a l  va lue  by some o ther base l i k e  c a p i t a l  v a lu e  (CV) 
and ( i i )  in t r o d u c t io n  of a q u a n t i t y  or area-based tax 
in  p lace  of the tax  on ARV, the  r a te  of ta x  depending 
on a feu ’' d e n t i f i a b l e  f a c to r s  l i k e  lo c a t io n ,  use , 
typ e  o f ouxld ing and so on. W h ile  reform p ro p o sa ls  of 
both the v a r i e t i e s  seek to  r e p la c e  the Af?l/ base, 
ouyyat>uiufifa- coming under c a teg o ry  ( i )  imply a more 
r a d i c a l  change in  th a t  they  env isage  the s u b s t i t u t io n  
c?  the ARU base by some a l t e r n a t i v e  whereas p roposa ls  
o f the second v a r i e t y  a s s e n t i a l l y  are  an attem pt to  
remedy some o f the  d e fe c ts  of the  e x is t in g  base by 
e l im in a t in g  the  scope fo r  s u b j e c t i v i t y  in  assessment 
through some form of s t a n d a rd is a t io n ,  th a t  i s ,  by 
la y in g  doun c e r t a i n  norms or o b je c t i v e  c r i t e r i a  f o r  
de te rm in ing  the tax  payable in  re sp ec t  of each 
prop-erty.
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f l i t  a rrieto i v; j s  ;t q ..Ra.nta^l \ I t ’ -

3.8 Fui reasons exp la ined  l a t e r ,  t h 3 qu js t  ion o f 
s ta n d a rd is a t io n  or s a t t in g  up norms to  guide assessment 
needs c o n s id a ra t io n  i r r a s p a c t i v e  of tho base on which 
tha  t a x  is  le v ie d  and, g ivan  tha p a c u l ' i r i t i a s -  of tha 
environment in which tha p rop e rty  tax  has to  opara ta
in  t h i s  co u n try ,  in  choosing tho basa, a m a n a b i l i t y  to  
s ta n d a rd is a t io n  must ba regarded as an im portan t f a c to r  
in  tha Ind ian c o n te x t .  Whether tha  p roperty  tax  should 
con tinu e  to  ba le v ie d  on the AR l/o r uhathar the  present 
basa i t s a l f  should be rep la ced  by soma o th e r  base has to  
ba examined in  tha  l ig h t  o f a number of o th e r  c o n s id e ra 
t io n s  as u e l l .  I t  would, t h e r e f o r e ,  ba co nven ien t  to 
co n s id e r  the reform  p roposa ls  ky comparing the m e r its  
and shortcomings of tha a v a i l a b l e  a l t e r n a t i v e s  from 
v a r io u s  ang les  in c lu d in g  the s t a n d a rd is a t io n
in s taad  o f ta k in g  s ta n d a rd is a t io n  as tha on ly  aim of 
raform .

3.9 As s tu d ie s  on i n t e r n a t io n a l  exparience  o f 
p rop e rty  ta x a t io n  show, though i t  i s  d i f f i c u l t  to  
c l a s s i f y  any e x is t in g  system under e x c lu s iv e  c a te g o r ie s  
in  terms of- the base because of t h a i r  mixed c h a r a c to r ,  
and a lso  because o f v a r ia t io n s  in  o thar c h a r a c t e r i s t i c s  
( r a t a  s t r u c t u r e ,  coverage and assessment p rocedures ) 
th ra e  b ro a d 'c a te g o r ie s  o f p ro p e rty  tax  systems can ba 
d is t in g u is h e d  w ith  re fe re n ce  to  t h e i r  p r in c ip a l  base, 
v i z . .  r e n t a l  va lu e  system s, c a p i t a l  va lue  systems and 
s i t e  va lue  systems (B a h l ,  R. 1977). In many c o u n t r ie s  
in  tha Uest as w e l l  as among the  deve lop ing  c o u n t r ie s ,  
p a r t i c u l a r l y  th osa fo l lo w in g  the B r i t i s h  t r a d i t i o n ,  the
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proparty  tax is  based an d e r iv e d  from ths no tion
of 3 f a i r  r a n t ,  Tb- tax based on r e n ta l  va lu a  of 
p rope rty  had i t s  o r ig in  in  tha g en e ra l p ro p e r ty  tax on 
r e a l  and p e rsona l p roparty  which uas in wide-use in 
m edieval Europe. As lapd uas not r a g u la r ly  bought or 
so ld  during tha feu d a l p a r io d , tha annual ran t  or y ia ld  
provided a maasura of i t s  v a lu e .  This system uas 
fo l lo u ed  in Franca too s in ce  tha  e igh teen th  cen tu ry  and 
came to  sa t t h e ■p a t te rn  fo r  p rop e rty  t a x a t io n  in  tha  
c o lo n ia s  of many European c o u n t r ie s  (L e n t ,  G. 1973). 
F o l lo u in g  tha B r i t i s h  p r a c t ic e  t h i s  system came to  ba 
adopted in  In d ia  to o .

3.10 Of l a t a  s e v e ra l  c o u n t r ie s  uhere the p ro p e rty  
tax  uas based on r e n ta l  va lu e  have changed over to  
taxes  based on 0U or s i t e  v a lu e .  In Canada and U .S .A . ,  
tha  p roperty  tax is  le v ie d  on CM. So i s  the p r a c t i c e  
g e n e r a l l y  in  L a t in  American and Caribbean c o u n t r ie s .
Among th  j c o u n t r ie s  u h ic i  s u :tched  over t o . t h e  CM base 
in  recen t yea rs  are Korea and Turkey . U h i le  c o u n t r ie s  
in  B r i t i s h 'U a s t  A f r ic a  fo l lo u e d  the B r i t i s h  t r a d i t i o n ,  
in  countries- in  East A f r i c a ,  C e n tra l  A f r ic a  and South 
A f r i c a ,  tha tax  i s  le v ied  on Cl/. Some c o u n t r ie s ,  u h i le  
f o l lo u in g  the  ARM basa, p re sc r ib ed  a minimum annual va lue  
o f both improved and unimproved p roperty  in  term s of a 
percentage  of i t s  CM ( a ,g . ,  S in g a p o ra ) . As noted a l r e a d y ,  
even in  UK uhere tha property  tax  has been le v ie d  on ARV 
s in c e  i t s  in c e p t io n ,  an o f f i c i a l  committee has r e c e n t ly  
recommended the replacement o f r e n t a l  va lue  by CM as 
the  base ( L a y f i e l d  Committae, 1976).
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3.11 Tha second ■ a l t  a rnat i i / , namely, s i t e  va lu a  (31/) 
t a x a t io n  though not fo liow ad  so uida." , has been in  rogue 
in  a f a u  c o u n t r io s  fo r  a f a i r l y  long time not..a*. xy so..ia
of tha c i t i e s  in  Neu Zealand and has gained acceptance 
in  a .fau mora in  re can t  y a a r s ,  e . g . ,  Jam a ica .

a* Ca p i t a l  v a lu e
' •=»■■■» I --g=r im n »  mm -■

i» Arqumant s in  fa vo u r

3.12 An im portan t c o n s id e ra t io n  u n d e r ly in g  the trend
towards tha CV base from ARU f o r  p roperty  t a x a t io n ,  i t  
appears , i s  the d i f f i c u l t y  experienced  in  e s t im a t in g  
r e n t a l  v a lu e  and the g en e ra l  b e l i e f  th a t  i t  i s  r e l a t i v e l y  
easy to  determ ine C\J fo r  many typ es  of p ro p e r ty .  I t  i s  • 
a ls o  b e l ie ved  th a t  the CV base o f f e r s  g re a te r  f l e x i b i l i t y  
in  a d ju s t in g  the r a ts  and tha  base to a ch ieve  d e s ire d  
a l l o c a t i v e  e f f e c t s  ( B a h l , R. 1977). Another argument 
advanced in support of i ha CV base is  th a t  hy p e rm it t in g  
d i f f  ta x a t io n  of Jar, and improvement, th e  CV
base a l l e v i a t e s  tha  d i s in c e n t i v e  e f f e c t s  of p rope rty  
t a x a t io n  on c o n s t ru c t io n  a c t i v i t y  and thus on U v j v jp p ly  
o f housing. A lso ,  u n l ik e  ARV, the  CV basa, i t  i s  though^, 
h e lp s  to  b r ing  unimproved land under ta x a t io n  e f f e c t i v e l y  
and promote optimum land usa. I t  can a lso  se rv a  to  
moderate sharp r i s e s  in land va lu e s  and p e n a l is e  
s p e c u la t io n  in  r e a l  e s ta te .  S in c e  l e v e ls  o f ren ts  
u s u a l ly  tend to  lag  behind the market va lu e  o f  p ro p e r t ie s ,  
i t  i s  argued, a tax  based on ARV cannot a ch ie ve  these  
o b je c t iv e s  (L e n t ,  G. 1973).



19 7 -

3.13 The niai ff--.c which ^oGiiis tu tisv'8 weighed u i th  
th© Lay f i e i d  Coinmictee iri  rbcorr,f')etidin_. t i is  r ep lacem en t
o f  ARM by CU i s ,  as noted b r i e f l y  e a r l i e r ,  i liac  tne bas is  
o f  rental. v a lu a t io n  ae s t ip u la t e d  in  UK, ■ vj , the ren t 
a t  uh ich- the  ptop'erty might reseor aB ly  bt l e t  in  a free  
market under s p e c i f ie d  cono i t io n s . .  oanno u ’jq e s ta b l ish e d  
u i th  ev idence  u n le ss  there  i s  a;., ad e r js ce  vo.lu.ne o f  open 
market re n ts  ,'or a l l  types o f  p ro p e r t ie s  and wolX . d i s t r i 
buted over a l l  l o c a l i t i e s  o f  the  coun try . Because o f  
the housing p o l i c i e s  o f  the government ove r  many y e a rs ,  
a free  market in  r e n t a l  housing has v i r t u a l l y  seased to 
e x is t  in  UK, and the bulk o f  the re n ts  nou paid in  th a t  
country  are those paid to l o c a l  a u th o r i t y  and pub lic  
s e c to r  houses, or are f a i r  r e n ts  r e g is te re d  under the 
Rent Act (Lay  f i e l d  Committee, 1976 , paras 65 to 68).
The arguments advanced by the Committee’ fo r  recommending 
the CU base a re :

!,Ttie  use o f  c a p i t a l  v- lu e s ,  th a t  i s  t Ke 
uh ich a p ro p e r t y  uould r e a l i s e  i f  

so ld  on the open m arket, as a b a s is  for 
a sse ss in g  a d u e l l in g  has the advantage 
■"'.a' c.n assured and in c re a s in g  'vo lu i: ' 
o f  market in c id en ce  i s  p rov ided  from the 
buying and s e l l in g  o f  c u n e r- cc cu p ie J  
houses? The v ieu  o f  the V a lu a t io n  O f f ic e  
and the Department o f  Environment i s  tha t  
B a p i t a l  va lu e  p ro v id es  the most s a t i s f a 
c to ry  b a s is  for m a in ta in in g  r a t in g  in  
England and L'ales* T h is  v ieu  i s  supported 
by a l l  the p ro fe s s io n a l  bodies concerned 
u i th  va lua t ion '*  (p a ra  71, p .1 7 0 ).

i i • I ndian op in ion  on CU

3.14 The ques tion  o f changing the base o f  p roperty  
from ARV to CV/ has been cons ide red  in  I n d i a  on se ve ra l
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occas ions  in  the ppsr 6 "t  the consensus o f  op in ion
i hn\/p '-TRn -ipv such change - A'* " ~ ’ 'r' 1 '

known, both the L o c a l  F inance  Enqu iry  Committee n f  1951 
and' the Tax a t io n  Enqu iry  Commission o f  1953- t.' turned 
di.un the suggest ion  fo r  adopting th- CV baea. The CV 
base does not seem to have found favour w ith  thu v a r io u s  
CGniifiittess o r  the commissions appointed by s e v e ra l  S t a te  
Governments e i t h e r .  The High Power Cpmmittee on M u n ic ip a l  
F inances and F in a n c ia l  A d m in is t ra t io n  o f  Andhra Pradesh 
d is fa vo u red  any change in  favou r  o f  CV base as such a 
change, the Committee f e l t ,  had no popa la r  scipport and 
i t s  im plem entation  was bound to evoke s t i f f  r e s is t a n c e .  
A cc o rd in g ly ,  the Committee recommended th a t  the change 
in  the base towards CV sought to be attempted in  Andhra 
Pradesh in  1965 be g iven  up and the s t a t u s p'jcr befo re  
the Act o f  1955 re s to re d  (H igh Power Committee, Andhra 
Pradesh , 1971,.,para 3 ,7 ) .  The .Municipal F inance  En q u iry  
Committee o f  Karna taka , af+.RT examining the r a l a t i v e  
m e r its  o' th:e CV base an' AR’ base observed i !,lJe do not 
propose to  recomr^iv1 c a p i t a l  va lue uhich was t r i e d  in  
some o the r  s t a t e s  and proved not h e lp f u l5’ (M u n ic ip a l  
F inance En q u iry  Committee, K a rna taka , 1975, pp. 142-143).
The Ksra.-.a M u n ic ip a l  F inance C expressed t h e i r
v iews c l e a r l y  a g a in s t  any move towards CV ta x a t io n  and 
upheld the m e r i t s  o f  reasonab le  l e t t i n g  va lu e  as the base 
fo r  m un ic ipa l ta x a t io n  (M u n ic ip a l  F inance En q u iry  Committee, 
K e ra la ,  1975, pa ras  8-11). N e v e r th e le s s ,  in  v ieu  o f  the 
d i f f i c u l t i e s  o f  a d m in is te r in g  the tax base on ARV as re ve a le d  
by the exper ience  o f  the l a s t  t h i r t y  y e a rs  and the in c r e a s in g  
r i g i d i t i e s  a r i s in g  from the o p e ra t io n  o f  the re n t  c o n t ro l  
r e g u la t io n s  as in t e rp re te d  by the co u r ts  in  the con tex t
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o f  r e n t a l  va lue  assessment, as u e l l  as the uo r ld-u ide  
trend towards CU, a c a r e fu l  re-exam ina; ' on o f  tha CU 
a l t e r n a t i v e  i s  c a l l e d  fo r .

3.15 At f i r s t  g lance , many o f  the reasons fo r  uhich 
the Lay f i e l d  Committee f e l t  im pe lled  to  recommend the 
CU base fo r  England appear to be v a l id  in  the In d ia n  
con tex t a ls o .  Here too, fo r  va r io u s  reasons , o f  uhich 
c o n t ro l  on r e n ts  i s  an im portan t one, the r e n t a l  market 
does not op era te  f r e e l y .  The inadequacy o f  ta x a t io n  o f  
vacan t land and the g ro ss ly  sub-optimal use o f  land in  
many a reas  o f  C a lc u t ta  in  the face o f  p re ss in g  demand 
suggests the need fo r  the g r e a te r  use o f  the p roperty  
tax as a p o l i c y  in s trum en t. A lso , CU uould have the 
advantage t h a t ,  once determ ined , r e v is io n s  can be 
c a r r ie d  out by app ly ing  a p r ic e  index c f  p ro p e r ty  va lu es  
based on the index o f land v a lu e s  and c o n s t ru c t io n  cost 
o f  b u i ld in g s .  Though from these  ang les  t a x a t io n  based 
on CU seems to be the id e a l  to s t r i v e  fo r ,  fo r  reasons 
se t  nut bt-ou, a u h o le sa le  changeover from the p resen t  
system to the CU base does not seem to ba- p r a c t i c a b le  or 
even d e s i r a b le .

I
i i i . CU base —  the drauback*s

3 .16 The main fa c to r  uh ich  goes a g a in s t  the adoption 
o f  CU as the base fo r  p ro p e rty  ta x a t io n  in  In d ia ,  
e s p e c ia l l y  in  a c i t y  l i k e  C a lc u t t a ,  i s  th a t  the basis* 
problem in  the im plem entation o f  the ARU base fo r  uhich 
i t  i s  thought necessary  to look fo r  an a l t e r n a t i v e  l i k e  
the CU, v i z . ,  absence o f  a f r e e  r e n t a l  m arket, i s  not 
.avoided u i th  CU as the base. On the c o n t r a r y ,  u i th  CU
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as ihe base i t  might get mor& acu te . For, in  In d ia ,  as 
everyone knows, the market fo r  r e a l  e s ta te  i s  f a r  from 
open. Values o f  p ro p e r t ie s  t ran sac ted  in  the market are 
g ro ss ly  u n d e rs ta ted  and the ex ten t  o f understatem ent i s  
anybody 's  guess. The M aharash tra  M u n ic ip a l  F inance 
Commission (1974) noted in  t h e i r  rep o rt  t h a t  the propor
t io n  o f  b lack  money to w h ite  req u ired  to be pa id  fo r  
a c a u ir in g  a ’’ ten an t  ow nersh ip ” f l a t  in  Bombay was 1:2 
(p a ra  7 .9 .1 ) .  Accord ing to re c e n t  su rveys , p r i c e s  o f  
r e a l  e s ta te s  have gone up in  a l l  the big c i t i e s  o f  In d ia  
a t  f a n t a s t i c  r a t e s .  I.t i s  w id e ly  b e l ie ve d  th a t  an 
in c re a s in g  p ro p o r t io n  o f  the money passing in  these 
t r a n s a c t io n s  i s  going unrecorded . Accord ing to the 
F in a n c ia l  E x p re s s ;

"The sh a rp es t  in c re a s e  recorded in  the r e a l  
e s t a te  bus iness  in  Bombay over the past 
y ea r  i s  in  the b la ck  money component in  the 
s e l l i n g  p r ic e  o f  f l a t s .  Th is  component has 
in c re a se d  in  South Bombay from '40 to 45 per 
cent to 50 or 60 per cent —  and i s  now fa s t  
tend ing  towards 70 per cen t .

In  the suburbs too , t h i s  component has 
n e a r ly  doubled: from 20-25 per cen t to 40 
per c en t  in  the extended suburbs and from 
30 to 55 per cent o r more in  the n ea re r  
suburbs” (D u ly  27, 1981).

3.17 The s i t u a t io n  in  C a lc u t t a  i s  no d i f f e r e n t .
The same survey r e p o r t s :

"B la c k  money d ea ls  are rampant in  r e a l  
e s t a te  bus iness  in  C a lc u t t a  as in  o th e r  
c e n t re s .  G e n e ra l ly  anyth ing  l i k e  50 
per cen t o f the payments i s  made in  
b la c k .  But the re  are a reas  where the
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percentage-r-go.qs upto even 6 0 per cent*
The o f f i c i a l  p r ic e  of apartments so ld  in  
commercial a reas may be about one- th ird  
of the  a c t u a l * n '

3*18 The p reva lence  of unaccounted money in  r e a l  
e s ta te  dea ls  and the w idespread p ra c t ic e  of under
r e p o r t in g  the money a c t u a l l y  paid in  r e a l  e s ta te  
t ra n s a c t io n s  are f a c t s  of l i f e  - recogn ised  by o f f i c i a l  
bod ies , e*g» , the D i r e c t  Taxes E n q u iry  Committee, 1971 
(Uanchoo Committee)* Va r ious  measures are suggested 
fo r  cou n te r in g  the e v i l *  An im portant one - - uh ich  
uas implemented by the C e n t ra l  Government in  1972 - - 
i s  to empouer the Government to acq u ire  a p roperty  i f  
i t s  market va lu e  is  fcund to exceed the s ta te d  r 
c o n s id e ra t io n  paid fo r  i t s  acqu is  i t i o n  by more thari 
a s t ip u la t e d  margin* Although the p ro v is io n  ite in'" 
o p e ra t io n  fo r  n e a r ly  a decade nou, i f  the re p o r ts  
quoted above are c o r r e c t  - - and the g e n e ra l  im press ion  
seems £0 co rrob o ra te  them - —. i t  does not -seem to have 
a r re s te d  the tendency to un de rs ta te  r e a l  e s ta te  p r ic e s *  
T h e re fo re ,  i t  has to be recogn ised  th a t  the re  is  no 
dependable c a p i t a l  market fo r  r e a l  e s ta te s  in  In d ia *
Thus, the assumption th a t  CV could he lp  to get over the 
problem a r i s in g  from the absence of ' a f r e e  and open 
r e n t a l  market is  not v a l i d .

3*19 The b e l i e f  th a t  CV uould he lp  to get round the 
problems stemming from the im p o s it io n  of s tandards  of f a i r  
re n t  contemplated fo r  r e n t  c o n t r o l  on m un ic ip a l assessments 
a lso  does not seem to be w e ll- founded* For v a lu in g  
p ro p e r t ie s  on a n o t io n a l  b a s is ,  the tuo methods g e n e r a l ly
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fo llow ed  are ( i )  comparison w ith  sa le  p r ic e  o f  s im i la r  
p r o p e r t ie s ,  and ( i i )  the in c o m e - c a p i ta l is ^ t io n  method- 
Courts have he ld  on more than one occas ion  th a t  whsre a 
property  i s  tenan ted , v a lu a t io n  has tc  be mac!e'only by tho 
in c o m e - c a p i ta l is a t io n  method ( C c n t i j i l e r  or E s t a t e  Duty 
v. Radha Devi D a la n ) .  A p p l ic a t io n  o f  t h i s  method has in  
s e v e ra l  in s ta n c e s  r e s u l te d  in  d e te rm in a t io n  o f  p roperty  
va lu e s  a t a f r a c t io n  o f  what the v a lu a t io n  o f  land and 
b u i ld in g  on the Comparison method would y i e l d .  Uhere CU 
i s  to be determ ined on ly  by c a p i t a l i s i n g  the  ’’ standard 
r e n t " ,  to go in  fo? the CU base as a way o f  g e t t in g  round 
the problem posed by ren t c o n t ro l  i s  on ly  to beg the 
qu es tion .

3.20 In  view o f  the d i f f i c u l t i e s  l i k e l y  to a r is e  in  
v a lu a t io n ,  the L a y f i e ld  Committee (1976) noted th a t ,  i f  
c a p i t a l  v a lu e s  are adopted, ’’the b a s is  o f  v a lu a t io n ,  
in c lu d in g  the common assumptions to be made as to tenure 
and state- o f  r e p a id ,  uould n-ed to be s p e c i f ie d  by s t a tu t e "  
(p a ra  T3, p . 171). Althouch the Committee r e f r a in e d  from 
making any s p e c i f i c  proposal in  t h i s  regard as thpy f e l t  
i t  would he premature fo r  them to do so, the Crmmittee 
r e fe r r e d  to , by way o f  i l l u a t r a t i o n ,  a p o s s ib le  d e f i n i t i o n  
prov ided  by the Department o '  Environm ent (DOE) o f  UK, 
which reads as fo l lo w s !

"The va lue o f  the hered itam ent s h a l l  be the 
amount uhich the hered itam ent might be expected 
to r e a l i s e  i f  so ld  by a w i l l i n g  vendor in  the 
open market freeh o ld  w ith  Vacant possess ion  a t 
the r e le v a n t  date w ith  the o e n e f i t  o f  any 
easement c r  o the r  r i g h t  inu r ing  fo r  the b e n e f i t  
o f  the hered itam ent and sub ject to any easement 
or o th e r  r ig h t  s u b s is t in g  for the b e n e f i t  o f
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. o th e r  land and to any o the r  r e s t r i c t i o n  s ta tu 
t o r i l y  imposed upon the hered itam ent and on the 
assmmptions th a t  the use o f the hered itam bnt 
uould be permanently r e s t r i c t e d  to th a t  e x is t in g  
a t  the time o f  the v a lu a t io n ,  in c lu d in g  any. 
change o f  i s e  fo r  uhich no p lann ing  perm iss ion  
would b e . r e q u i r e d 5 th a t  no a l t e r a t io n  to the 
he red itam ent Would be made o ther than any 
a l t e r a t i o n  -for uhich no a p p l ic a t io n  fo r  
p lann ing  perm iss ion  would be re q u ire d ,  and 
th a t  the hered itam ent was in  the s ta te  o f  r e p a i r  
a t  the time o f  T g l ia t io n  which might reasonab ly  
be expected by an o c cu p ie r  o f  the p a r t i c u l a r  
p ro p e rty  having regard  to i t s  c h a r a c t e r ,  i t s  
en f ironm ent and to the neighbourhood in  which 
the hered itam ent i s  s i t u a t e d . 11 ( L a y f i e l d  Committee, 
1976, p.. 441)

3.21 In  t h e i r  monumental w.ork' on lo c a l  government 
f in a n c e ,  F o s te r ,  3ackman and Perlman (F 3 P ,  1980) have 
doubted the- s u i t a b i l i t y  o f  a d e f i n i t i o n  o f  CV such as the 
one suggested by U K 's  DOE. W h i le  ag ree ing , fo r  reasons 
noted by the Lay f i e l d  Committee, th a t  the ARV base has 
become unworkable in  UK, they argue th a t  CV de f ined  on the 
l i n e s  suggested by the DOE d a f i n i t i o n  i s . n o t  going to be 
an improvement. Fo r , in  a r r i v i n g  a t  such a CV i t  would 
be necessary  to make s e v e r a l  ad justm ents to the p r ic e s  
r e f l e c t e d  in  the market. As they p o in t  ou t, such 
ad justm ents would be. needed, i n t e r  a l i a .

( i )  to e l im in a te  e x c e s s iv e ly  low or p re 
f e r e n t i a l  v a lu e s ;

( i i )  to a r r i v e  a t  f re e h o ld  va lu es  wherever 
needed;

( i i i )  to d iscoun t any re d u c t io n  in  s a le  va lu e s  
because o f  a s i t t i n g  ten an t ;
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( i v )  to exclude any p a r t  o f  p r ic e s  r e f l e c t i n g  
"hope or development v a lu e " ,  and

( v )  to a l lo w  for an un u su a lly  good or bad 
s ta te  o f  r e p a i r .

" I n  a d d it io n ,  some adjustm ent would a lso  have to be made 
to n e u t r a l i s e  the e f f e c t  o f  any subsidy fir tax advantage 
on house p r i c e s .  U i th  these  ad justm ents , F3P (lSBCp^argue, 
CUs would be on ly  n o t io n a l  and suflh n o t io n a l  CUs would be

even fu r th e r  removed from a c tu a l  sa le  p r i c e s  than r e n t a l  
v a lu e s  have been from a c tu a l  r e n t s .  " A l l  t h i s  must make 
i t  debatab le  as to whether the rep lacem ent o f  n o t io n a l  
r e n t a l  by n o t io n a l  c a p ita l*  v a lu e s  w i l l  a ch ieve  the g rea t  
improvement in  assessment c la im ed or r e q u i r e d . "  CU, they 
go on to argue, can p rov ide  a b e t t e r  base, i f  i t  i s  
d e r ived  from a c tu a l  sa le  p r i c e s ,  in s t e id  o f  n o t io n a l ly  
a f t e r  making so many ad justm ents . They concede th a t  some 
adjustm ents uould s t i l l  be needed.'" For i f  t se r a te s  are 
to operate  ag an ad_ valorem tax on p rope rty  —  and tax on 
CV uould he lp  ach ieve  th a t  b e t t e r  -- t; 3 r a te a b le  va lu e  
must be the va lue f r e e h o ld . O therw ise  i t  w i l l  f a i l  to 
cap tu re  some p a r t  o f  the va lue  o f  the p ro p e r ty ,  and ren t-  
c o n t ro l le d  ten an ts  w ith  s e c u r i t y  o f  tenure  w i l l  get under
ra ted  d e r iv in g  thereby a double b e n e f i t .  Uacant possess ion  
va lu e  w i l l ,  be requ ired  i f  the whole va lue  o f  the p ro p e rty  
i s  to be taxed.

3.22 To anyone f a m i l ia r  u i t h  problems o f  v a lu a t io n  
o f  p rop e rty  f a r  tax purposes in  In d ia ,  e s t im a t in g  CU 
on the b a s is  suggested by F3P would appear to be 
im p ra c t ic a b le .  F o r ,  as mentioned a l r e a d y ,  i t  has been
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l a id  down in  s e v e ra l  j u d i c i a l  d e c is io n s  t h a t ,  where a 
p roperty  i s  tenan ted , v a lu a t io n  has to be made only by 
the in c o m e - c a p i ta l is a t io n  method. Uhere the s t a r t in g  
p o in t  i s  the e x is t in g  re n t  re ce iv e d  by a la n d lo rd  from 
h is  te n an t ,  Cl/ e v id e n t ly  o f f e r s  no advantage over ARV.
In  a case in v o lv in g  compensation for a c q u is i t io n  o f  
a g r i c u l t u r a l  lan d , the Supreme Court observed th a t  the

r» .
v a lu a t io n  o f  tenanted  and non-tenanted land cannot be 
the same (A IR ,  1973, S .C .  .701).. T h is  d i s t i n c t io n  i s  
e q u a l ly  im portan t in  the con tex t  o f  p ro p e r ty  ta x a t io n ,  
s ince  the tax  i s  l e v ie d  in  In d ia  on the owner and as the 
c o u r ts  have in t e rp r e te d  t h i s  p o s i t io n  t r a d i t i o n a l l y  to

9
mean th a t  the base fo r  m u n ic ip a l assessment i s  the v a lu e  
o f  the p ro p e r ty  to  the la n d lo rd  (M u n ic ip a l  F inance 
Commission, M aharash tra , 1974, para  7 .2 ) .  T h e re fo re , 
when a p ro p e r ty  i s  tenan ted , CV w i l l  be d i f f e r e n t  
depending on the nature o f  the i n t e r e s t  sought to be 
va lu ed . Value o f  the la n d lo r d 1s i n t e r e s t  w i l l  not be 
the  same as th a t  o f  the tan ant.

3^23 Even i f  the pro.blem posed by p ro te c ted  tenancy i s  
assumed away, v a lu a t io n  by the in c o m e - c a p ita l i ’s a t io n  method 
i s  not a t  a l l  s im p le . S in ce  c a p i t a l i s a t i o n  i s  the expre
ss ion  o f  fu tu re  b e n e f i t s  in  term s o f  t h e i r  p r e s e n ^ J o r t h , 
v a lu a t io n  by c a p i t a l i s i n g  income c a l l s  fo r ,  in  th e ^ in s ta n c e , 
an assessment o f  the income l i k e l y  to be d e r iv e d  in  the 
fu tu re .  A l l  t h i s  presupposes a free  r e n t a l  market and 
c o l l e c t i o n  and maintenance o f  in fo rm a t io n  on re n t  in  a 
s ys tem a t ic  rtianner. Next, s u i t a b le  a llow ance  has to be 
made fo r  expenses. D e te rm ina tion  o f  expenses may not p resen t  
much problem even though some p a r t  o f  i t  ( p a r t i c u l a r l y  
r e p a i r s )  should be on a n o t io n a l  b a s is .  Then, the re  i s
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the  problem o f  determ in ing  tha c u r re n t  c a p i t a l i s a t i o n  
r a t e .  .T h is  acknouledgedly  i s  tha most d i f f i c u l t  aspect o f  
the income c a p i t a l i s a t i o n  method. As every  p roperty  has 
i t s  own p e c u l i a r i t i e s ,  i f  the a v a i l a b le  s a le s  data  are not 
comparable, then i t  may not be proper to use a uniform 
r a t e .  S ince  v a lu a t io n  by the income method depends on 
the net r e n t a l  and the c a p i t a l i s a t i o n  r a t e ,  even a 
s l i g h t  v a r i a t io n  in  e i t h e r  can g ive  r i s e  to a wide 
v a r ia t io n  in  the v a lu e s .  Use o f  s t a t i s t i c a l  techn iques  
such as the ” expected v a lu e ” o f  r e n t a l  income and the 
most probable  r a te  o f  y i e l d  o f  in vestm en ts  d r i v e d  from 
samples may he lp  to reduce the range o f  d ive rg en ce  betueen 
v a lu a t io n s  based on a l t e r n a t i v e  assumptions o f  ren t  and 
y i e l d .  M u l t i v a r i a t e  a n a l y s i s  may be used to e s t im a te  
m a in ta in ab le  re n t  by co n s id e r in g  re n t  as the dependent 
v a r ia b le  a g a in s t  a number o f  independent v a r i a b le s  uhich 
could  in d ic a t e  s iz e ,  lo c a t io n ,  d is ta n ce  from f a c i l i t i e s  
l i k e  m arkets , schoo ls ,  h o s p i t a l s ,  t r a n s p o r t  t e rm in a ls  and so 
on (Baum, A. and Mackmin, D. 1979). S t a t i s t i c a l  techn iq ues  
are being used in c r e a s in g ly  fo r  v a lu a t io n .  But i t t   ̂ in  
In d ia  i s  in  the realm o f  the fu tu re .  I t  u i l l  c a l l  t 
com piling  d a ta  on p rope rty  p r i c e s ,  r e n t a ls  and a l l  re. .vant 
fe a tu re s  b ea r ing  on them and a dem onstra tion  o f  depend*. ole 
r e la t io n s h ip  among them befo re  they can be used fo r  d e r iv in g  
a j u d i c i a l l y  a ccep tab le  base fo r  t a x a t io n .  C o n s tru c t io n  
o f  such a d a ta  base u i th  th'e e x is t in g  im p e r fe c t io n s  o f  the 
r e a l  e s ta te  market u i l l  be a fo rm idab le  ta sk .

3.24 Hou d i f f i c u l t  i t  i s  to assess  the CM o f  r e a l  
p rope rty  can be_ seen by lo o k in g  at the fa te  o f  v a lu a t io n  
made by ex p e rts  a t  the a p p e l la te  stages in  a feu cases 
uh ich uent up to the c o u r ts  fo r  d e te rm in a t io n  o f  va lue  fo r
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purposes o f  income tax and e s ta te  du ty . In  one case 
in v o lv in g  a p rope rty  in  the Connaught J i r c u s  are?, o f  H e lh i ,  
the v a lu a t io n  made by the V a lu a t io n  C e l l  o f  the Income 
Tax Department uh ich i s  manned by q u a l i f i e d  ex p e rts  uas 
redtjced by the T r ib u n a l  from Rs 11,41,900 to Rs 2,20,000 
w h i le  the p ro p e r ty  uas so ld  a l i t t l e  l a t e r  fo r  
Rs 9,16,980 and the va lue determ ined by the T r ib u n a l  uas 
Upheld by the High Court (C IT  v. Neu . In d ia  C on s tru c t ion  C o . ) .  
In  another re c e n t  case the va lue  o f  a p ro p e r ty  in  C a lc o t ta ,  
uh ich  uas f a i l e d  by the V a lu a t io n  O f f i c e r  a t  Rs 2,73,000, 
uas ordered by the T r ib a n a l  and a lso  by the High C o «rt ,  %o 
be taken a t  Rs 1 ,80 ,000, uhit,h uas the l a lo e  shoun in  the ’ 
deed o f  t r a n s f e r  o f  the p ro p e r t y ,  but was thought by 
the income tax a u t h o r i t i e s  to have been un ders ta ted  
( CIT v. Anop Knmar Kapoor and o th e r s ) .  In  C o n t r o l le r  o f  
E s ta t e  Duty v. Radha Devi D a lan , the case uhere -the p ro p e rty  
uas ordered to be valued on ly  by c a p i t a l i s i n g  the ren t 
m a in ta inab le ’ under the Rent C o n tro l Act by c e r t a in  number o f  
y e a r s ’ pt chase , the va lue  o f  the p rop e rty  i  Question uas 
shoun a t  Rs 1,35,000 an d 'th e  a ssess ing  a u th o r i t y  had 
va lued i t  a t  Rs 5,50,000 ( th e  land  area: o f  the p roperty  
uas 32 o tahs  on Louer C i r c u l a r  Road o f  C a lc u t t a  and the 
b u i ld in g ,  a f i r s t  c la s s  one, had a covered area o f  over 
7000 sq. f t . ) .  The A p p e l la te  C o n t r o l le r  had reduced the 
Value to Rs 4 la k h .  The a p p e l la te  T r ib u n a l  reduced i t  
fu r th e r  to Rs 2,20,000 and th a t  v a lu a t io n  uas upheld by 
the C a lc u t t a  High Court. The v i c i s s i t u d e s  o f  a tax base 
r e la t e d  to CV can be seen a lso  from the v a r ia t io n s  in  the 
v a lu a t io n  o f  p ro p e r t ie s  o c c u r r in g  in  u e a lth  t a x .  Taking 
note o f  j u d i c i a l  r u l in g s ,  neu r u le s  uere framed fo r  
p rop e rty  v a lu a t io n  fo r  u e a lth  tax  purposes in  1979
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(R u le  IBB  o f  U e a lth - tax  R u le s ) .  A p p l ic a t io n  o f  t h is  ru le  
has r e s u l te d  in  the v a lu a t io n  o f a p roperty  o f  uhich the 
a c tu a l  co s t  uas Rs 6.18 lakh a t  Rs 2.75 lakh and va lue 
o f  another p ro p e r ty  uhich uas determ ined by the V a lu a t io n  
O f f i c e r  o f  the Government a t  Rs 106.64 lakh came doun 
to Rs' 12.70 l^kh , u h i le  i t  uas a c t u a l l y  so ld , not too 
long a f t e r  the date to uh ich th,.e v a lu a t io n ,  r e la t e d ,  fo r ' 
Rs*98 lffkh>. I f  t h i s  ru le  i s  appliecj^, the va lue  o f  a 
pDoperty u i th  over 7000 sq. ya^ds o f  1-and in  a l o c a l i t y  
o f  D e lh i  uhere the p r ic e  o f ?land  i s  on a modest es t im a te1 
Rs 2000 per sq. ya rd , uould be no more than Rs 10 lakh or 
so ( Taxman. 3u ly  1981).

i v .  Se lf-assessm en t —  as a s o lu t io n  to“ - " * 
v a lu a t io n  problem

3.25 I t  i s  sometimes suggested th a t  a sim ple but 
e f f e c t i v e  method o f  o b ta in in g  c o r r e c t  v a lu a t io n  o f 
p ro p e r t ie s  uould be to  in trod u ce  . a method o f  S's e l f -  
assessment” uhereby taxp aye rs  u i l l  be asked to  va lue t h e i r  
p rope rty  them se lves  su b je c t  to the th r e a t  o f  take-over 
by the s ta te  a t  the value put upon i t  by the taxpayer*
The case fo r  se lf-assessm en t uas put fo ruard  most cogen tly  
and f o r c e f u l l y  by 3. Strasma (1965). Strasm a suggested 
tuo remedies fo r  improving the p roperty  tax system in  
L a t in  America uhere these ta x e s ,  though based on CV, 
had been reduced to i n s ig n i f i c a n c e  by i n f l a t i o n  and popu
l a t i o n  growth and fo r  th a t  m a tte r  in  a l l  deve lop ing  
c o u n t r ie s .  One o f  these uas index number ad justm ent, 
and the o th e r ,  ow ner 's  se lf-assessm en t en fo rced  by 
p r i v a t e  o f f e r s  to buy under-va lued  p ro p e r t ie s .  The system
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o f  se lf-assessm en t was in  vogue in  s e v e ra l  L a t in  American 
c o u n t r ie s  e s p e c ia l l y  fo r r u r a l  p roperi_ .es but the system 
d id  not uork even though some governments th rea tened  ex
p r o p r ia t io n  fo r  p u b l ic  purposes or fo r  land reform 
l im i t in g  the compensation to the va lue d e c la re d  by the 
ouner. Va lues  assessed fo r  tax fo r  s im i la r  p ro p e r t ie s  
v a r ie d  u id e l y .  The success o f  the sysbem, Strasm a argued, 
depends on making the t h r e a t  o f  take over a t  the dec la red  
va lue  c r e d ib le  to a l l  ouners.

3.26 For making the t h r e a t  o f  take-over a t  the value 
d ec la red  fo r  tax purposes r e a l ,  th e re  are tuo a l t e r n a t i v e s *  
( a )  to c re a te  a government agency to buy or r e s e l l  p ro p e r ty ,  
i f  u n d e r-va lu fd , and (b )  to e n l i s t  he lp  from the p r iv a te  
s e c to r .  A d m in is te r in g  tha system through a government 
agency can not uork because o f  the very  f a c t  tha t " i t  
uould be p a r t  o f  the government'1. A p p re c ia t io n  o f  market 
va lue  being e s s e n t i a l l y  s u b je c t i v e ,  and a lso  p a r t ly  
i n t u i t i v e ,  i t  uould be v i r t u a l l y  im poss ib le  t :  prove any 
mala f id e  uhere a p rope rty  i s  taken over out o f s p i te  even 
though i t . i s  va lued  p ro p e r ly  o r  to take a c t io n  ag a in s t  an 
e m p lo y e e . i f  he i s  b ribed  or p re s su r is e d  to take over or 
ignore  a s p e c i f i c  p ro p e r ty .  • Recogn is ing  t h i %  Strasma 
argued th a t  the on ly  e f f e c t i v e  uay o f  e n fo rc in g  the sa le
i s  to i n v i t e  p r i v a t e  p a r t i e s  to bid fo r  the p ro p e r ty .

3.27 At a con fe rence  on f i s c a l  p o l ic y  he ld  a t  San tiago  
in  1962, H a rberger a lso  had suggested th a t  the th r e a t  o f  
purchase a t  tax va lu e  uould become c r e d ib le  i f  p r i v a t e  
c i t i z e n s  as u e l l  as. the s t a te  uere  a l loued  to buy up 
r e a l  e s ta te  a t  the p r ic e  d e c la re d  by the owners p lu s
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some margin ( o f  say 20 par cen t)  o f  p r o f i t  to  the owner to 
m it ig a te  the h a rd sh ip ,  i f  any, to p ro p e rty  owners.
Ka ldo r proposed a m o d if ic a t io n  o f  the scheme by p e rm it t in g  
owners to r e t a in  t h e i r  p ro p e r t ie s  a f t e r  an o f f e r ,  p rov ided  
they accepted the h ig h e r  v r lu e  fo r  ta x a t io n  than the o f f e r  
they r e je c t e d .  Harberger accepted  t h i s  v a r i a t i o n  on the 
c o n d it io n  th a t  the owners would a lso  be f ined  to 
d iscou rage  them from under-va lu ing  t h e i r  p ro p e rty  u n t i l  
the o f f e r  was made. Also* he thought, t h i s  m ight weaken 
the system by p ro v id in g  the owner an escape route  
(H a rb e rg e r ,  A .C . ,  1965).

3.28 The th ree  v a r ia n t s  o f  se lf-assessm en t , under a 
p ro p e r ty  -tax, t h e i r  l i k e l y  r e s u l t s  and f e a s i b i l i t y  were 
d is c u s s e d .a t  co n s id e ra b le  length  in  an i l l u m in a t in g  paper 
by H o lland  and Vaughn (1969) in  the l i g h t  o f  d is c u s s io n s  
which took p lace  a t a symposium sponsoiad by the Committee 
on T ax a t io n , Resources =md E ro n o n ic  Development (TRED) in  
1967. A] in iinh , a t  the e id, ie au tho rs  ag re j  th a t  a l l  
th in g s  taken in to  account se lf-assessm en t does deserve  
c o n s id e ra t io n  in  v ie u  o f  the d e s u lto r y  accomplishment in  
p rope rty  t a x a t io n  a f t e r  many y e a r s ,  the im p l ic a t io n s  o f  
the schema brought out in  the paper r a i s e  doubts about "the 
e q u it y  o f the scheme and i t s  l e g a l  a c c e p t a b i l i t y  or even 
d e s i r a b i l i t y  in  the In d ian  s i t u a t i o n .  The main drawback 
o f  the scheme i s  t h a t ,  i f  the t h r e a t  o f  take-ove r  o f  under
va lued  p ro p e r t ie s  i s  to be c r e d ib le  —  and t h i s  i s  c r u c i a l  
to the success o f  such a scheme -- p r i v a t e  p a r t i e s  must 
be a l lo u e d  to b id . For, i t  uould be beyond the re so u rces  
o f  any government to undertake such take-o ve r  b id s  on 
a r e a l l y  s i g n i f i c a n t  s c a le  and u i th o u t  f a i r l y  la rg e  s ca le  
o p e ra t io n s  the t h r e a t  w i l l  not be e f f e c t i v e .  But whether
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a l lo w in g  p r iv a t e  p a r t i e s  to take over  undervalued p roper
t i e s  uould be t o le r a t e d  by the community i s  a moot question . 
Uh'-’t  i s  more, i t  may be l e g a l l y  q u es t ion ab le  whether 
anyone can be fo rced  to s e l l  h is  p rope rty  to another p r iv a te  
p a r t v ,  even when the p r ic e  i s  reasonab le  or there  i s  an 
i n d i r e c t  b e n e f i t  to  the community. W h ile  t h i s  i s  a question  
on which le g a l  ex p e r ts  a lone can g ive  an a u t h o r i t a t i v e  
judgment, i f  forced sa le  to a p r i v a t e  p a rty  i s  cons idered  
u n c o n s t i t u t io n a l ,  se lf-assessm en t uould not work w e l l .
For then the burden o f  enforcement would be e n t i r e l y  on 
the government or on b id d e rs  who w i l l  on ly  bid but s h a l l  
not be a llowed to purchase the p ro p e r ty  i f  the owner opts 
to pay tax on the h ig h e r  v a lu e . A good p a r t  o f  the 
in c re a se d  c o l l e c t i o n s  o f  taxes f a c i l i t a t e d  by t h e i r  b ids 
Would go to compensate the b id d e rs . But i f ,  on the o th e r  
hand, on ly  government i s  to en fo rce  the t h r e a t ,  -for reasons 
a l r e a d y  s ta te d ,  the system i s  l i k e l y  to be l e s s  e f f e c t i v e  
than fo rced  sa le  to p r i v a t e  p a r t i e s  (H o llan d  and Vaughn,
1969).

3.29 Apart from the question  o f  leg? . i t y ,  the scheme 
might r e s u l t  in  hardsh ip  to many honest p rope rty  owners 
and he lp  the more r e s o u rc e fu l  in  the community to b e n e f i t  
from underassessment. The le s s  r e s o u r c e fu l  might get 
pushed out as a r e s u l t  o f b idd ing  by the more ’’know ledgeable” . 
" T h i s ” ,- as the authorg  quoted above remark, ” i s  h a rd ly  a 
r e s u l t  th a t  i s  l i k e l y  to endear se lf-assessm en t to  the 
m a jo r i t y  o f  t a x p a y e rs " .  The h a rdsh ip  to  honest taxp aye rs  
Would a r i s e  from the fa c t  th a t  ’’t r u e 11 va lue  o f  r e a l  
e s t a t e s  i s  not a t  a l l  easy to determ ine . G iven the fa c t  
t h a t  a d ive rgence  between the va lue  assessed by g. b idder 
and th a t  made on se lf-assessm ent may occur s im ply out o f
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a genuine e r r o r  o f  judgment on the p a r t  o f  the p ro p e rty  
owner, some margin fo r  genuine e r r o r  h s to be a llow ed  
but the s t a t i s t i c a l  c u t- o f f  p o in t  beyond uhion tne 
v a r i a t i o n  would be regarded as d e l ib e r a t e  i s  bound to be 
a r b i t r a r y .  S tu d ie s  made on assessm ent-sa les  r a t i o  even 
in  USA r e v e a l  th a t  fo r  any g iven  c la s s  o f  p ro p e r ty ,  the 
assessm ent-sa les  r a t i o s  are marked by f a i r l y  la rge ' 
standard  d e v ia t io n  and th e re  'are V a r ia t io n s  in  the standard 
d e v ia t io n  among d i f f e r e n t  c la s s e s  o f  p rop e rty  (flldman, 0 
and Aaron, H . ,  1965). B e s id e s ,  to opera te  the scheme, fo r 
most p r o p e r t ie s ,  s e r v ic e s  o f  p r o fe s s io n a ls  u i l l  be req u ired  
u i t h  consequent co s t  to the taxp aye r  and th e re  may not be 
any net ga in  to the community.

3.30 In  the In d ia n  co n tex t ,  th e re  m ight be s e r io u s  
c o n s t i t u t io n a l  d i f f i c u l t i e s  in  in t ro d u c in g  a scheme o f  
se lf-assessm en t based on p r i v a t e  b id d in g . In  a case 
in v o lv in g  the r ig h t  o f  pre-emption g iven  to fco-ouner or 
neighbour in  buying a pro e r t v  on grounds o f  ” v i c in a g e ” , 
the lau  uas s tru ck  doun by tne Supreme Court as v i o l a t i v e  
o f  the r ig h t  to a c q u ir e ,  hold and d isp r  3e o f  p ro p e r ty  
guaranteed  under the C o n s t i tu t io n  (Bhau Ram v. 3axj N a m ).
I t  m ight be argued th a t  the judgment in  Bhau Ram’ s case 
should not a f f e c t  the r ig h t  o f  pre-emption by the S t a te  fo r  
p u b l ic  purposes and so cannot debar the use o f  pre-emption 
o f  urban land by the S t a te  to check s p e c u la t io n  in  
land p r i c e s ,  curb c o n c e n tra t io n  o f  w ea lth  and a lso  as an 
in s trum en t o f  p re ve n t in g  evas ion  o f  taxes  (Sharm a, G .S . ,  
and o th e rs ,  1969). Countering  tax evas io n  can presumably 
be put forward as a p u b l ic  purpose. But the p u b l ic  purpose 
has to be s p e c i f ie d  i f  a p rope rty  i s  to be acqu ired  by the 
S t a t e .  I f  u n d e rva lu a t io n  i s  to  be s p e c i f ie d  as a ground, the
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onus o f  e s t a b l i s h in g  u n d e rva lu a t io n  w i l l  l i e  on the govern
ment uhich i s  not easy . G iv ing  b lanku t powers to  the S ta te  
to a cq u ire  any p ro p e rty  w ithou t showing any- reason —  
even i f  the owner i s  pa id  the va lue  put on i t  by him —  
might be regarded as repugnant to our C o n s t i tu t io n  and 
a lso  to dem ocratic  r ig h t s .  U n less  the government i s  
prepared to take over a l l  p ro p e r t ie s ,  the scheme would 
be open to the charge o f  d is c r im in a t io n .  S e l e c t i v e  
a p p l i c a t io n  o f the pre-emption r ig h t  would not be easy 
to j u s t i f y  s ince  v a lu a t io n  i s  so s u b je c t iv e  a m a tte r .

3.31 S ince  1972, the Income Tax Act 1961 has vested  
in  the government a r ig h t  o f  pre-emption fo r  p ro p e r t ie s  
changing hands where the f a i r  market va lue  i s  found to 
be h ig h e r  than the s ta te d  va lue  by more than 15 per cent 
o f  the l a t t e r .  The exper ience  o f  the o p e ra t io n  o f  t h i s  
p ro v is io n  in  the l a s t  e ig h t  y ea rs  g iv e s  an idea  o f  the 
problems in h e re n t  in  such a scheme. As o f  30-10-1981, 
ou t o f  2 ; , 346 cases in  Uiiich .notices had been issued  fo r 
a c q u is i t io n  under t h i s  p ro v is io n ,  o rd e rs  fo r  a c q u is i t io n  
had been issued  in  358 cases but on ly  16 o f them had 
become f i n a l  (M in i s t r y  o f  F inance , Annual Report 1980-81, 
p. 171, p a ra  2 .1 7 .3 ) .  C ases where n o t ic e s  would have to 
be issued  w i l l  in  p r o b a b i l i t y  be many more i f  s e l f -  
assessment under t h r e a t  o f  S ta te  take-ove r  i s  in trod uced  
fo r  p ro p e rty  t a x a t io n .  Even i f  the s tandard  o f  v a lu a t io n  
by tax p aye rs  improves w ith  the p o t e n t ia l  t h r e a t ,  those 
uho would be proceeded ag a in s t  would i n v a r i a b l y  a l le g e  
d is c r im in a t io n  i f  t h e i r  neighbours or a cqua in tances  are 
l e f t  ou t. "En fo rcem en t" then, as H o lland  and Vaughn 
conc lud e , "uh ich  i s  the h ea r t  o f  the se lf-assessm ent
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p ro p o sa l,  may not be as s im p le  or as au tom atic  as i t  
might seem a t  f i r s t  g lance '*. (H o l la i . j  and Vaughn,
1 9 6 9 ,  p . 8 7 ) .

b. fldvantaoos o f annu3l, rajrt_aJ_.yj\lu.3.

3.32; From the preced ing d is c u s s io n  it. can be seen 
th a t  th e re  i s  no s im ple s o lu t io n  ..to the problem of v a lu a 
tion-. Se lf-assessm ent i s  not as easy to operate  as is  
o f ten  supposed. Uhat is  more, i t  may have consequences 
uh ich  might not be accep tab le  to  tha community. I f ,  
t h e r e fo r e ,  CM i s  to  be adopted as the base fo r  t a x a t io n ,  
v a lu a t io n  by c o n ve n t io n a l  methods is  unavo idab le  and uhere 
the  r e a l  e s ta te  market does not r e f l e c t  a c tu a l  v a lu e s ,  
v a lu a t io n  cannot but be e s s e n t i a l l y  n o t io n a l .  I f ,  
however, no.tional v a lu a t io n  is  to  be sus ta ined  as- f a i r ,  
i t  has to be based on ev idence  o f val'-e of comparable 
p ro p e r t ie s .  Hence, the ch o ice  betueen ARV/ and CM as a 
b a s is  fc,T> t a x a t io n  should be made on a cons * d e ra t  ion of
the a v a i l a b i l i t y  and r e l i a b i l i t y  of the va lu es  on uhich

t

the  n o t io n a l  e s t im a tes  are to  be based. Desp ite  
im p e rfe c t io n s  o f the r e n t a l  m arket, i t  may be e a s ie r  to  
ob ta in  ev idence  to  in d ic a t e  tha  p r e v a i l in g  l e v e l s  of rent 
in  d i f f e r e n t  a reas  th a n e v id e n c e  o f c a p i t a l  v a lu e s .
At any r a t e ,  so f a r  as tenanted  p ro p e r t ie s  are concerned, 
th e re  can be no advantage in  CM, i f  CUs ara to  be 
computed by c a p i t a l i s i n g  r e n t a l s .  I t  i s  worth noting  th a t  
the  recommendation o f Lady H icks  fo r  replacement of RM 
by CM fo r  p ro p e r ty  t a x a t io n  in  S r i  Lanka was r e je c te d  
by the T axa tion  In q u iry  Commission of th a t  coun try  
by reasoning th a t  ( i )  c o n tra ry  to  uhat Lady H icks had 
assumed, more p ro p e r t ie s  in S r i  Lanka uere l e t  out than



ownar-occupiod; ( i i )  CM is  mora d i f f i c u l t  to a b ta in  
bacausa o f understatem ent o f r e a l  p r ic e  in  the daeds, 
and ( i i i )  uhara ra n t in g  is  not common, CV basa i s  l i k e l y  
to  cause h a rd sh ip  as market v a lu e s  of p ro p a r t ia s  bear 
l i t t l a  r e la t io n s h ip  to  income (L e n t ,  G. 1973).

3.33 Uhera tenancy  is  the r u l e ,  tha a d m in is t r a t iv e  
burdan is  g e n e r a l l y  la s s  undar the ARW method. Checking 
tha  r e n ta ls  a g a in s t •thnsa d e c la re d  or of comparable 
p ro p e r t ie s  and ap p ly in g  thasa  s tandards to  s im i l a r  
ouner-occupiad houses i s  a a s i a r .  In th8 casa  o f 
apartment housas and nau c o lo n ie s  having^same type  of 
b u i ld in g s ,  ARV f a c i l i t a t e s  mass v a lu a t io n .  A lso , 
p e r io d ic  a p p r a is a ls  are not necessa ry  fo r  improvements 
or d e p re c ia t io n  and assessment u i t h  ARV base re q u ire s  no 
s p e c ia l  s k i l l s  l i k e  t r a in in g  in  eng ineer ing  or a r c h i t a c tu  
as are  req u ired  fo r  v a lu e rs  ( L e n t ,  G. 1973). T h is  is  not 
to  argue th a t  r e n t a l  da ta  r e q u i r e  no v e r i f i c a t i o n .  
In v e s t ig a t io n s  may ba necessa ry  to  a s c e r ta in  tha
r e a l  p o s i t io n  by in q u ir in g  uha tha r  any amount o th e r  than 
re n t  is  taken by the  lan d lo rd  by uay o f s e r v i c e  charges 
or ran t  o f f u r n i t u r e  or lump sum payments. But thasa  
a re  more amenabla to  v e r i f i c a t i o n  than money pass ing  
undar tha t a b le  in  p roperty  t r a n s f e r s .

3.34 In s h o r t ,  a d m i n i s t r a t i v e l y —  and th a t  i s  a 
major c o n s id e ra t io n  in  tha ch o ice  o f any tax  base —
AR\7 seems to  be p re fe r a b le  bacause ( i )  r e l i a b l e  i n f o r 
mation on comparable ren ts  may be e a s ie r  to  o b ta in  uhera 
re n t in g  is  in  vogue; ( i i )  r a n ts  are more s t a b le  and 
la s s  s e n s i t i v e  to  market c o n d i t io n s ,  e x p e c ta t io n s  and 
v a r i a t io n s  in  th a  aga s t r u c tu r e  q u a l i t y  of c o n s t ru c t io n
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n f b u ild in g s  and ( i i i )  v e r i f y in g  r e n ta ls  i s  e c s ia r .  Argu
ments put forward by tha T axa tion  Enqu iry  Comniss i~n 
(1953-54) fo r  not fa vou r ing  tha CU base wara o s s a n t i a l l y  
s im i la r .  Thay had argued. ( v o l .  I l l ,  p. 3 78);

s'Tha f i x a t i o n  of tha r e n t a l  v a lu e  of r e s id e n t i a l  
ard ran tad  out b u i ld in g s ,  which form th j  bulk 
o f tha b u i ld in g s  in towns and c i t i e s ,  i s  s im p le r  
than tha d e te rm in a t io n  o f t h a i r  c a p i t a l  va lu e . 
F u r th e r ,  c a p i t a l  va lu as  of p ro p e r t ie s  f lu c tu a t e  
to a more s i g n i f i c a n t  ex ten t than r a n t a l  v a lu a s .
Tha la v y  o f tha tax  on tha bas is  of a c tu a l  or 
reasonab le  ran t i s  a la v y  on the a c tu a l  or 
p o t e n t ia l  incoma from tha p roparty  and to  
th a t  ex tan t  is  a more e q u ita b le  method of 
t a x a t io n  than ona based on c a p i t a l  v a l u e . ”

Theaa arguments s t i l l  remain v a l i d .

3.35 One o f the  advantages c la im ed fo r  CU is  th a t  
i t  would f a c i l i t a t e  p e r io d ic  r e v i s io n .  Once assessed^  
the  v a lu e s  can be a d ju s t  ,d w ith  the help  of a land p r ic e  
index combined w ith  an index, of b u i ld in g  c o s t .  U h i le  
endorsing the L a y f i e ld  Committee's recommendation fo r  
CU ra t in g  in s te ad  of ARU, F3P observe t h a t ,  u i th  such 
a base, each y e a r ,  between s a l e s ,  a d w e l l in g 's  r a te a b le  
va lu e  could be ad ju s ted  by. an ap p ro p r ia te  m u l t i p l i e r  
r e f l e c t i n g  the change over the yea r  in the  s a le  p r ic e s  
o f  p roperty  of th a t  type w i th in  a g ivan  l o c a l  a u t h o r i t y .
Tha m u l t ip l i e r s  could be e s ta b l is h e d  b y ,th e  d i s t r i c t  v a lu e r s '  
s t a f f  su rvey ing  a running, sm a ll  s t r a t i f i e d  sample of 
tha P a r t i c u l a r s  D e l ive red  (PD) dockets t h e y , r e c e iv e  
whenever th e re  i s  a s a le .  By observ ing  the change in 
p r ic e s  of houses of d i f f e r e n t  typ es  over a y e a r ,  a 
mean change fo r  the year  could be e s ta b l is h e d .  The
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samples would a u to m a t ic a l ly  g iv e  tha  annual m u l t ip l i e r s  
nr p r ic e  in d ic e s  fo r  re v a lu in g  each typo o f p rop e rty  
in aach lo c a l  a u th o r i t y  . area.- Under tha schema envisaged 
by au tho rs , vi.z.. , F JP ,  e v e ry- yea r  a new v a lu a t io n  l i s t  
would come out g iv in g  the. actua l* s a le  p r ic e  fo r  every  
d w e l l in g  during  the yaar  and an a p p ro p r ia ta ly  re v is e d  
va lu e  fo r  every  o th e r  p ro p e r ty .  T h is ,  F3P f a e l j  would' 
do away uit^i the  need fo r  i n d i v id u a l  v a lu a t io n  based 
on in s p e c t io n .  Such in s p e c t io n s  would bo necessa ry  on- 
l y  when a s p e c ia l  assessment was c a l le d  f o r ,  e . g . ,  r 
because of change o f use 'or a major change-in tha en v iro n 
ment such as caused by the c o n s t ru c t io n  o f a new road, a 
neu conven ience a.nd so on. (• F  • 1980, p. 404).

3.36 I t  can be e a s i l y  seen " th a t  * the schem e,of r e v is io n ,  
however s im ple i t  may look , csarf operate  smoothly only

T
where th e re  are adequate and r e l ia b le *  dfeta on s a le  p r ic e s  
o f p ro p e r t ie s .  Such data  might not be d i f f i c u l t  to  
com pile  in  c o u n t r ie s  uhe: e th e re  i s  an a c t i v e  and open 
r e a l  e s ta te  m arket, th a t  i s ,  where p ro p e r t ie s  change 
hand f re q u e n t ly  and p r ic e s  are  not u n d e rs ta ted . None 
o f these  c o n d it io n s  ob ta in  in  a c i t y  l i k e  C a lc u t t a .
I f  i t  i s  to  be accep tab le  as f a i r  and thus u i t h in  our 
C o n s t i tu t io n a l  fram euark, the f,m u l t i p l i e r s ” contem plated 
by FOP must be worked out s e p a r a t e ly  fo r  each type  of 
p ro p e r ty  a n d / o r  d i f f e r e n t  l o c a l i t i e s  s in ce  a un iform  
m u l t ip l i e r  fo r  a l l  uoyld g iv e  r i s e  to-com p la in ts  o f • 
in e q u i t y .  Th is-uou ld  be a H ercu lean  ta s k .  An attempt 
uas made fo r  t h i s  study to  c o n s t ru c t  an index o f land 
v a lu e s  in d i f f e r e n t  areas o f C a lc u t ta  on the  b a s is  of • 
in fo rm a t io n  c o l le c te d - fro m  the  o f f i c e  of the  Land A cq u is it io n  
C o l le c t o r ,  C a lc u t t a ,  but i t  d id  not succeed. F c r  construct ing
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tha  inaax of CUs, on a w oul-' r aq u ira  in fo rm a t io n  regard ing  
p rope rty  t r a n s a c t io n s  i.n each a raa  r f  a lo c a l  a u t h o r i t y  and 
fo r  aach typa  of p ro p a r ty .  Such data  may not be a v a i l a b le  
fo r  la ck  of t r a n s a c t io n s  in  d i f f a r a n t  k inds of p ro p a r t?  
in  aach-araa . P'loraotfar, i t  may ba arguad th a t  aach 
p ro p e rty  • is  d i f f a r a n t  an i aannnt ba expected t i  ap p re c ia te  
■nifo rm ly  and e x a c t l y  to_ the sama extent un less  one assumes 
a high dagrae of homogeneity o f houses w ith in  a l o c a l i t y .  
A l l  t h i s  suggests th a t  tha advantage of au tom atic  
r e v is io n  might not ba a v a i l a b le  fo r  CU assessments in  
Ind ian  c i t i e s ,  and e s p e c ia l l y  in  a c i t y  l i k e  C a lc u t ta  
where few l o c a l i t i e s  could be i d e n t i f i e d  as ’'homogeneous” 
in  the p a t te rn  o f housing except p o ss ib ly  a l im i t e d  
nimbar o f nawly developed c o lo n ie s  or a reas l i k e  Lake 
Town, 3od,hpur P a rk ,  S a l t  Lake and New A l ip o re  and 
except fo r  lands ly in g  va can t .  T h e re fo re ,  CU may p rov ide  
a good base fo r  vafcant land but not fo r  b u i l t  up p roper
t i e s ,  I t  i s  p o s s ib le  on th a  o th e r  hand to  b u i ld  up a 
r e n t a l  index. Such an inde* was prepared fo r  tha  p resent 
study on the b a s is  o f in fo rm a t io n  on ren t paid by the 
S t a te  Bank o f In d ia  in  d i f f a r a n t  areas of C a lc u t ta  
( r i d e  Table  I ,  l a ) .

3.37 I t  i s  worth noting  th a t  d e sp ite  the recommandations 
of tha  L a y f i e ld  Committee and the  o f f i c i a l l y  announced 
acceptance of the recommendations by tha  Government, the 
change-over from ARU to CU base fo r  r a t in g  purposes 
has not ye t  taken  p lace  in Eng land ., The v a lu a t io n  
which was planned o r i g in a l l y  fo r  1978 was postponed 
(R ic h a rd s ,  P. 1980).
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c . S i t  3 v a lu e  .t 3̂x_a_t.inn.

i . !la_r its_

3.38 Tha a d m in is t r a t iv o  problems a sso c ia te d  u i th  CV 
ta x a t io n  can parhaps ba lessened  i f  tha tax is  le v ie d  
only .on land le a v in g  out tha improvements, th a t  i s ,  
on s i t s  v a lu s  ( S V ) , Improvements are more d i f f i c u l t  to  
assass  as ave ry  b u i ld in g  is  unique and may r a q u ir a  
in sp e c t io n  to  a s c e r t a in  tha  q u a l i t y  of £ha c o n s t ru c t io n ,  
d e p ra ^ ia t io n  and so on. Another g rea t  m erit  o f SV 
ta x a t io n  is, t h a t  i t  p rov id as  an inducement fo r  urban 
raneua l and o p t im a l land use. From the a q u ity  angle 
a l s o ,  SV t a x a t io n  seams to  ba p r e fe r a b la  s in c e  u n l ik e  
ARV and CV t a x a t io n ,  tax on land cannot ba passed on, 
a t  laa^ t in  the  sh o rt  run , and, th e r e fo r e ,  f a l l s  on 
c a p i t a l ,  U h i la  th e .q u e s t io n  uho baars tha  p ro p e rty  
tax  burden s t i l l  remains c o n t r o v e r s i a l ,  th e re  is  
reason to  b e l i a v e  th a t  th a t r a d i t i o n a l  v ia u ,  v iz . . , 
th a t  tha t a x  -on improvements is  passad on to  ta n a n ts  
might ba more r e le v a n t  to deve lop ing  c o u n t r ie s  l i k e  
In d ia  (Mctu r e ,  C . , 1979). I f  i t  i s  assumed th a t  because 
of im parfac t ions  and r i g i d i t i e s  a r i s in g  from ra n t  
c o n t ro l  retits cannot move up in  s tep  u i th  taxas., u i th  
a tax  on improvements th a ra  uould ba an advarsa  a f f e c t  
on housing supply . Th is  uould ex e r t  an upuard p ressu re  
on ran t fo r  mu d u e l l in g s  and a ls o  on the ren t  o f  old . 
d u e l l in g s  in  the underground market —  "p u g rae11 u o u ld ' 
in c re a s e  —  burdening u l t im a t e l y  the neu ta n a n ts  or 
those  in naed fo r  sh e l te r . .  In fo rm ation  gathered  from 
r e a l  a s ta ta  aga-nts shous t h i s  has indeed happened in
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C a lc u t ta  and presum ably in  tho oth.;r m ot.ropolitan towns 
of In d ia .  Moreover, s in e s  R ic a rd o  an Henry George 's  
c e le b ra te d  e n u n c ia t io n ,  i t  has come to bo accepted 
th a t  r e n t  and a p p re c ia t io n  in  land, v a lu e s  caused by 
community's e f f o r t  are f i t  s u b je c ts  fo r  ta x a t io n *

3*39 On economic m e r its ,  a s  FOP arnua l ik e  many
o th e rs ,  there  i s  a s trong  case fo r  ta k in g  3V as the base 
fo r  r a t in g *  The s t ro n g e s t  argument in  fa vo u r  of S\] i s  
th a t  i t  uould de ra te  b u i ld in g s  and thus encourage b u i ld in g  
a c t i v i t y  and t h is  would bo e s p e c i a l l y  u s e fu l  in  d i l a p id a t e d ,  
rundown areas (l~mj 111 111 nl FOP 1980, p*480). The 
apprehension o f te n  expressed th a t  the tax  would lose 
i t s  buoyancy i f  based on SI/ i s  d ism issed by FOP on the 
ground th a t  t h is  happens bccause of u n d e rva lu a t io n *  
T r a n s i t io n a l  problems acco rd ing  to them a lso  should not 
be fo rm id ab le *  S tu d ie s  show th a t  i t  i s  p o ss ib le  to sw itch  
over to SV t a x a t io n  from ARl/ w ith ou t  r a i s in g  any a d d i t io n a l  
burden on taxpayers  (Ammukutty, K .T . 1 974-75.)*

i i .  'Drawbacks

3*40 D esp ite  i t s  a t t r a c t i o n s ,  the re  are s e r io u s  
problems of a d m in is t r a t io n  which stand in  the way of basing 
p roperty  t a x a t io n  on S \7 • F i r s t  of a l l ,  t h e r e  i s  the problem 
of d e f in in g  s i t e  v a lu e .  In  d e f in in g  s i t e  v a lu e  of land 
one has to be c le a r  about what the terms Hla n d "  and ’'’v a lu e "  
connote. . Even though improvement3 a r e l e f t  ou t, fo r  
de te rm in ing  SI/, land cannot be taken in  i t s  ’’o r i g in a l  
s t a t e ” but has to be taken in  i t s  p resen t c o n d i t io n ,
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9rKc4i*ding a l t  a rat. inns th a t  ara re c a n t .  !,Land is  not 
on ly  p lo ts  of oa rth  in tha trad  i t  io n a l  .p roperty  sans a 
but a lso  u n it s  of spaca th a t  are  e l i g i b l e  fo r  l a g a l  

u n a r s h ip .11 (Oldman and Teachout, 1979).

3.41 Than th a ra  is  tho problam of v a lu a t io n .  Uhich 
va lu a  to  ta k a ,  tha  present v a lu e ,  or development va lua  
or :1hopai! v a lu a ?  Evan i f ,  as F3P suggest, th a ra  should 
r e a l l y  be no c o n f l i c t  among tha  th raa  i f  markat va luas  
r a f l a c t  ’’t r u e 5' land v a lu a ,  tha  problem of de tarm in ing  
market va lu as  o f land uhich is  b u i l t  upon w i l l  remain. 
Thara are no doubt s e v e ra l  methods of s e p a ra t in g  the va lue  
of improvements from th a t  of lan d . (These ara d iscussed  
a t some leng th  in  FOP, 1980.) But each has i t s  oun 
problems. In a c i t y  l i k e  C a lc u t ta  uhere r e l i a b l e  
ev id ence  of land va luas  is  d i f f i c u l t  to come by, c o r re c t  
assessment o f SV u n u ld b a  a s e r io u s  problam. SV r a t in g  
e i t h e r  broke doun or encountered acuta problems in many' 
A u s t r a l ia n  and A f r ic a n  c i t i a s  as they developed and 'tha  
volume of s a le s  par u n it  araa  d ec l in ed  (H o l la n d ,  1970, 
ch . l ) .  A f te r  examining i t s  pros and cons, the L a y f ie ld  
Committee r e je c t e d  SV r a t in g  as an a l t a r n a t i v a  as i t  
uould in v o lv e  ta x in g  the owners of a a c h .s i t a  in  r e la t io n  
to  the  markat ren t  i t  would a t t r a c t  uare i t  a v a i l a b le  
fo r  the most p r o f i t a b le  development p e rm is s ib le  under 
the  r e g u la t io n s .  The Committee f e l t  —  and l a t e r  the 
UK Government agreed -- th a t  ’’such a system uould 
p rasen t major d i f f i c u l t i e s  both o f p r in c ip le  and 
p r a c t i c e ’1 ( Loca 1 Government F in a n ce ,  HMSO CM NO 6813,
May 1977). Though they ara a p p a re n t ly  persuaded by
i t s  economic m e r i t s ,  F3P too re co g n ise  the a d m in is t r a t iv e
d i f f i c u l t i e s  of implementing SV r a t in g  and conclude by



;iIn B r i t a i n  ue fo o l  th a t  the held of the 
v a lu a t io n  procass i s  such th a t  U3 b e l ie v e  i t  
most u n l i k e l y  th a t  any s im p l i c i t y  uould be 
achiavad.. Experience  suggests  th a t  v a lu e r s  
uould ba u n l ik a ly  to  a l lo w  ra te a b le  va lu as  
undar SliR to r e f l e c t  market v a lu a s . ”

3.42 SV r a t in g  uould a lso  ba opan to  c r i t i c i s m  on 
e q u ity  grounds as i t  uould le a ve  out w ea lth  ambodiad 
in  b u i ld in g s  and in many casas tha  va lue  of tha  
b u i ld in g  might axcaad tha v a lu a  o f land (e .g , , ,  in  tha 
casa of luxury  h o te ls  and o f f i c e  b u i ld in g s ) .  T h is  
l im i t a t i o n  lad T r in id a d  and Tobago to  modify t h o i r  
S \l tax by a supplem entary le v y  on improvemants 
exceeding a s p e c i f ie d  va lu a  (L e n t ,  G. 1973). Taking note 
of tha o b je c t io n  th a t  u i th  SM■ r a t in g  the re  uould ba no 
r e l a t i o n  betueen tha  cost of s e r v ic e s  p rov ided  fo r  a 
b u i ld in g  and the cost, to  tho ouners .or o ccu p ie rs  of 
th a t  b u i ld in g ,  F3P argua th a t  t h i s  could bo met p a r t ly  
by charg ing s e r v ic e s  on a cost  b as is  and p a r t l y  by ra te s  
cn S\l, Whether and i f  so m u n ic ip a l taxes should be 
based on b e n e f i t  or a b i l i t y  to  pay r a is e s  a fundamental 
q u es t io n . Many are  in c l in e d  to  th in k  th a t  s in c e  
s e r v ic e s  fo r  s t r e e t s ,  f i r e  p ro t e c t io n ,  -police, e t c . ,  
p la y  an im portant part  in urban land improvements, 
i t  i s  more ap p ro p r ia te  to  a l l o c a t e  t h e i r  cost acco rd ing  
to  the va lu e  of improvements. Thus Jam aica in troduced  
a dual p roperty  tax  in 1956, u i t h  a bas ic  SU tax  and a 
su p p l3 m o n ta ryu se f- ch a rg e  based on improvements a lthough 
the l a t t e r  uas not implemented because of the cost  of 
a ssess in g  b u i ld in g s  (L e n t ,  G, 1973). ,
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3.43 ,-3 f o r ' ' t h a  - I I  c a t i - d  a f f a c t s  of Sl/? tha
o b j a c t i v o  of pror: : i r q  con s t r u c t  i on  a a l i v i t y ,  i t  i s  f a i t  
by s a v a ra  1 a x p a r z s , i s  b o t a r  ach i a v a d cy a r a n t i n g  jxafnpt~ 
ion  or r a l i a f  from t a x  r.n ran a w a ls  or  naw b u i l d i n g s  bas ad 
on MRU or Cl/ ( H e i l b r u n ,  3 • 1966 )• E v id e n c e  does not show 
any s i g n i f i c a n t  f a v o u r a b l e  a l lo c a t i v e  e f f e c t  in  e v e r y  
country:"where SI/ r a t i n g  i s  fo llow ed  ( e . g . ,  in  Ta iw an ) ,  
though the poor r e s u l t  may sometimes be doe to lou e f f e c t i v e  
r a t e s  and inadequate  en fo rcem en t .

3*44 The reason's why SI/, desp ite  i t s  acknowledged m e r i t s ,
cannot p rov ide  a v ia b le  a l t e r n a t i v e  fo r  p roperty  ta x a t io n  
were s ta te d  by Shoup w ith  c h a r a c t e r i s t i c  c l a r i t y  w h ile  
summing up the d is c u s s io n  on p roperty  t a x a t io n  a t  the TRED 
conference  of 1976. R e s t r i c t i n g  the.'.annual urban r e a l  e s ta te  
tax to SI/, th a t  i s ,  exempting improvements, he thought, seems 
unpromising as a means of o b ta in in g  more t o t a l  tax revenue 
from urban r e a l  e s ta te  in  le s s  developed c o u n t r ie s ,  because 
the in c re a se  in  ta x  ra te  on the  sm a l le r  t o t a l  t a x  base th a t  
would be needed j u s t  to keep the revenue from f a i l i n g  would 
meet w ith  fo rm idab le  r e s is ta n p e .  A lso , he found l i t t l e  in  
the papers on SII t a x a t io n  presented at the Conference to 
suggest th a t  such ta x a t io n  c o n s t i tu te d  the way to a g re a te r  
r e a l  e s t a t e  tax revenue .

3*45 As fo r  the a l l o c a t i v e  e f f e c t s ,  r e f e r r i n g  to the
pressure  which SI/ t a x a t io n  is ' supposed to e x e r t  on owners 
to put land to i t s  best use, Shoup observed  tha t  such 
pressure  was needed o n ly  in  those cases where the owner’ s 
id ea  of best use d i f f e r e d  from the s o c i e t y ’ s .  wIn p r a c t i c e 1’ , 
he asked, "how many such cases are th e re ,  and who is  to have
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the r e s p o n s ib i l i t y  of comouting s o c ie t y ' s  optimum ? 5? Mevnr- 
t h e le s s ,  Shoup re co g n ises  th a t  SU ta x a t io n  may have an 

:- incentive e f f e c t  on b u ild  ing a c t i v  i t y  s ince  tax exemption of 
improvements might a t t r a c t  the w ea lth y  to in v e s t  in  housing 
(Shoup, C. 1979).

3*46 In C a lc u t t a ,  u i t h  sub-eptim al use of land c o n t in u 
in g  on a la rg e  s c a le ,  some p ressu re , such as , t a x a t io n  based 
on SV uould e x e r t  might be d e s i r a b le .  But i f  the pressure  is  
to ach ieve  the d e s ire d  r e s u l t s ,  the o b s ta c le s  to investm ent 
in  housing need to be removed. The major o b s ta c le s  to the 
o p t im a l Use of land in  C a lc u t t a  a re :  ( i )  im p e r fe c t io n s  o f the 
c a p i t a l  market u i t h  l i t t l e  access  to funds f o r  the poorer 
s e c t io n s  and ( i i )  c o n t ro ls  over r e n t .  So fa r  as commercial 
a reas are concerned, the r e n t  c o n t ro l  laus do not seem to 
pose much of a d e te r r e n t  fo r  the re  are ways in  uh ich these 
can be, and o f te n  are , got over (as fo r  example, through 
payment of s a la m i,  showing a d is p r o p o r t io n a te ly  la rg e  sum as 
s e r v ic e  charge and so o n ) .  If,- houever, the su b - o p t im a lly  
used lands cou ld  be fo rced  out of i n e f f i c i e n t  hands, t h e i r  
development might in  a l l  p r o b a b i l i t y  take p la c e .  B u t ,  u i t h  
the im perfec t ions  of the market, tax pressure  might r e s u l t  
in  d r iv in g  out the r e l a t i v e l y  poor ouners and b r ing  in  more 
r e s o u r c e fu l  in v e s to r s  and t h i s  might in v o lv e  a p o l i t i c a l  
ques t ion  in  the long run . Houever, the e f f e c t s  of s ta g n a t io n  
on growth of the c i t y  and on employment, income and housing 
supp ly  are probab ly  uorse fo r  the c i t i z e n s  of a l l  c la s s e s .
Hence a measure th a t  might induce the u e a l th y  to in v e s t  more 
in  housing, though repugnant from t h i s  _angle of r e d i s t r i b u t i o n ,  
might on ba lance promote g re a te r  w e l fa re  of the community 
than the p resen t s i t u a t i o n  u i t h  gross u n d e r u t i l i s a t io n  of 
s ca rce  resou rces  l ik e  urban sp ace . SV t a x a t io n  thus has m erits
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f o r  which i t  desarv/es -.serious c o n s id a ra t io n  at l e a s t  fo r  
vacant or g ro s s ly  u n d e ru t i l i s e d  ' land . . For b u i l t- u p  land, 
c o n f in in g  tho tax on ly  to 3U uould m il i ta te ;  ngr . inst  e q u i t y *
The a l l o c a t i v e  effects-  too may' not m a te r ia l i s e  or- even i f  
they  do, the d i s t r i b u t i o n a l  impact may fco unaccep tab le  to the 
community* A lso , d e f in in g  SU and i t s  d e te rm in a t io n  is  not 
going to be easy  Where the land is  not l y in g  vacan t*

3*47 The preced ing d is c u s s io n  shows th a t  n e ith e r  C\/
noj?: SU p rov ides  a su p e r io r  a l t e r n a t i v e  to ARU as a base fo r  
p ro p e r ty  ta x a t io n *  Given the problems of v a lu a t io n  w ith  
w idespread p r a c t ic e  of u n d e rs ta t in g  the p r ice  in  t r a n s fe r  
documents and the l e g a l  requ irem ent th a t  p ro p e r t ie s  must be 
va lued  by c a p i t a l i z in g  income wherever-they  are tenan ted , 
th e re  would be no p a r t i c u l a r  a d v a n ta g e .^  sw itc h in g  over to
CU or SU in  p lace  of ARU. At l e a s t  th a t  would Not he lp  to get

/
over the b a s ic  problems p lagu ing  p roperty  t a x a t io n  in la rge  
In d ian  c i t i e s ’ l i k e  C a lc u t t a .  I t  is  s a lu t a r y  to r e c a l l  th a t  
the C a lc u t t a  M u n ic ip a l  A ct, 1951 prov ides fo r  assessment of 
r a te a b le  va lu e  by the CU method when f a i r  r e n t  cannot be 
est im ated  e a s i l y  ( v id e  s e c .  168 (3 ),) .  In  s e v e r a l  cases where 
t h i s  method has been a p p l ie d  to ,  e . g . ,  in  t h e  UBI case 
r e fe r r e d  to in  Chapter I ,  the r a te a b le ;  va lu e  has been assessed 
a t  a f ig u r e  much below what was warranted  on th e  bas is  of 
comparable r e n t .  I t  is  r e le v a n t  to note th a t  in  the UBI 
c ase , tho taxpayer  went to the co u rt  c o n te s t in g  the assess 
ment made on r e n t a l  b a s is  and prayed fo r  d e te rm in a t io n  of 
r a te a b le  va lu e  by a p p ly in g  the land and b u i ld in g  method. 
U a lu a t io n  of v a ca n t  lands a ls o  f a l l s  f a r  s h o r t  of market 
v a lu e s ,  e v e n ( though the CU c o n s t i t u t e s  the base in  th e  case 
of such la n d s .  Un less norms or y a rd s t ic k s  are l a id  down,
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v a lu a t io n  o.n CV b a s i s  w i l l "  tond to f a l l  banind market p r ic e s  
and in e q u i t ie s  as acute as p r e v a i l in g  nou u i l l  o ccu r .  aJhat 
needs to 'be cons idersd  th e re fo re  i s  how to o v a l v a  w o rkab le  
y a rd s t ic k s  fo r  assessments of r a te a b le  v a lu a s  so that the

*
in c iden ce  u i l l  be f a i r  as between taxpayers  and r e v i s io n s ,  
uould be ea sy .  In the In d ian  co n tex t ,  ch o ice  of tine base must 
be - guided more by t h is  than any other c o n s id e ra t io n .

d . Al t e r n a t i v e  r e f o r m p roposa ls  - ^ s ta n d a rd is a t io n 
of p ro p e r ty  tax

i .  5uqqas ted met hods_ of s tandard  i s a t io n

3*48 D i s s a t i s f a c t io n  u i t h  the p ro p e rty  tax as i t  is
o p e ra t in g  a t  p resent stemming l a r g e l y  from u ide s d i s p a r i t i e s  
in  assessment of s im i la r  p ro p e r t ie s  has led to a sea rch  fo r  
a l t e r n a t i v e s  in  another d i r e c t i o n ,  v i z . ,  area-based t a x a t io n .  
Though there  are s e v e r a l  v a r i a n t s  of i t ,  the e s s e n t i a l  idea  
u n d e r ly in g  t h i s  approach is  th a t  the problem of v a lu a t io n  can 
be c ircum vented o n ly  i f  the tax is  assessed u i t h  re fe re n c e  to 
some q u a n t i t a t i v e  measure l i k e  the s iz e  of the p rope rty  - land 
area or p l in th  a rea  — in s tead  of va lu e  and the ra te  of tax is  
f ix e d  in  terms of amount payable per u n it  area*

J3»49 Suggestions  fo r  a scheme of area.-based p rop e rty
tax fo r  C a lc u t t a  uere put fo ru a rd  in  a paper by R.P1. Kapoor,
('1977.) as a remedy fo r  the gross d i s p a r i t i e s  in  v a lu a t io n  and 
ch ro n ic  u n d e rva lu a t io n  of p ro p e r t ie s  r e s u l t in g  from r e n t  
c o n t r o l ,  m u lt ip le  le a s in g  and m a lp ra c t ic e s .  Though d e t a i l s  of 
the scheme were not s p e l t  'out in  the paper, i t s  main 
in g re d ie n ts  uere :
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( i )  D e l in k in g  of the p roperty  tax , both from
the i5r e n t a l !! and ’’c a p i t a l  v a lu e ” systems 

- of assessm ents;

( i i )  In t ro d u c t io n  of 51 Land Tax5’ and ' 'B u i ld in g  
Tax'1 - on the bas is  of area measurement;

( i i i )  V a r ia t io n s  in  the  above mentioned taxes on
zon€l b a s is ;

( i v )  A d d it io n a l  casses fo r  n o n - re s id e n t ia l  
uses of p ro p e r t ie s ;

Zong l-u ise  su rch a rg es ,  uherever necessa ry , 
to ash ieve  the developm enta l o b je c t i v e s ;
Changes in  tax r a te s  consequent to changes 
in  p opu la t ion  d e n s i t y ;  and
E l im in a t io n  of r e g u la r  p e r io d ic  assessments,
The f i r s t  assessment u i l l  be made on data  
fu rn is h e d  to the C o rpo ra t ion  u i t h  the 
b u i ld in g  plans and r e v is io n  undertaken 
o n ly  when b u i ld in g  m o d if ic a t io n s  are 
c a r r ie d  out*

3«50 A s im i la r  method of p rope rty  t a x a t io n  uas proposed
by* G .V . Ram akrishna, ( i9 6 0 )  l a t e r .  Noting th a t  i f  le v ie d  
o n ly  u i t h  re fe re n c e  to the p l in th  a rea , the tax might be 
open to q u es t io n  on e q u it y  grounds, Ramakrishna suggested 
t h a t ,  in  f i x in g  the r a te s  of tax , account should bs taken 
a lso  o f o ther r e le v a n t  f a c t o r s  such as the lo c a t io n  of the 
b u i ld in g ,  type of c o n s t ru c t io n ,  nature of use and age. Under 
the system proposed by him the re  uould be a b a s ic  tax r e la te d  
to th e  p l in th  a rea  or ca rp e t  a re a .  For b u i ld in g s  u i t h  excess 
land - land exceed ing th ree  tim es the b u i l t- u p  a rea  - there  
uould be a surcharge  on the ex cess . ’’E x t r a s "  based on lo c a t io n ,  
type  of c o n s t ru c t io n ,  nature  of use, age, e t c . ,  uould be 
l e v i e d .  Thus under the Ram akrishna scheme a b u i ld in g  could be 
c l a s s i f i e d  accord ing  to f i v e  ot s ix  v a r i a b l e s .  Once the ra te s

( m)  

( v i )  

(v  i i )
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of the bas ic  tax ,  surcharge and e x t ra s ,  uere p u b l i s h e d ,  a 
p roperty  ouner uou ld  be ab le  to assess  the' 't,ax h im s e l f  and 
pay on se lf- a s s e s sm e n t .  Such a system, i t  uas c l a i n a ' J ,  ljo ;ld 
reduce the scope fo r  d i s c r e t io n  and f a c i l i t a t e  computuri- 
s a t io n  as u e l l  as p e r io d i c a l  r e v i s i o n .  V a r ia t io n s  in  tax o 
could  be c a r r ie d  out by m u n ic ip a l i t i e s  s im p ly  by a l t e r in g  the 
r a te s  of the b a s ic  tax and the ’'e x t r a s ’1. A d es ired  degree 
of progress iv  i t y  could a lso  be ach ieved  by v a r y in g  the ’’e x t r a s 1’ . 
T h is  method, i 't  uas a lso  contended, uould save the time and 
e f f o r t  in vo lved  in  p e r io d ic a l  re a sse ssm in t .

- 4
3*51 A scheme of area based tax uas proposed fo r  Madras
a lso  by the O pera t ions  R esearch  Group (ORG) in  t h e i r  s tudy  
of p roperty  t a x a t io n  in  Madras M u n ic ip a l  C o rp o ra t ion  (0RG ,1979). 
F in d in g  t h a t  v a r i a t i o n s  in  r e n t a l  l e v e l s  could be a t t r ib u t e d  
s u b s t a n t i a l l y  to v a r i a t i o n s  in  lo ca t ion , and a feu  o ther 
id e n t i f i a b l e  f a c t o r s ,  ORG proposed a scheme e s s e n t i a l l y  s im i la r  
to th a t  put fo rw ard  by Ram akrishna. Im plem entation of the" 
scheme contem plated by the ORG req u ired  the fo l lo w in g  steps':

( i . )  D iv id in g  the c i t y  and i t s  o u t ly in g  areas
in to  homogeqjbus zones in  terms of im portan t 
c h a r a c t e r i s t i c s ;

( i i )  Determ in ing  the market r e n t  per u n i t  of f l o o r  
space or o ther index of usab le  area f o r  
standard  p ro p e r t ie s  in  each such zone.;

( i i i )  F ix in g  the tax demand, aga in  on a per u n i t  
a rea , ( s q . f t . ,  e t c )  b as is  using  a standard  
ra te  and a l lo w in g  fo r  the c o n v e n t io n a l  
deduct ion  for r e p a i r s ,  etc* Separa te  standard  
r a te s  would be f ix e d  fo r  com m ercia l p ro p e r t ie s ;



on

( i v )  F ix in g  up ton r a t s  of d iscount fo r  sub
standard  p ro p e r t ie s  tak ing  in to  account the 
i n d i v id u a l  c h a r a c t e r i s t i c s  of tho p rooerty  
(e *g * ,  fo r  p ro p e r t ie s  in  slum a r j o s , v - ry  
sm a ll  p ro p e r t ie s  and p ro p e rt ie s ,  without, 
b a s ic  m u n ic ip a l f . a c i lM  j s  l i 'c  a u«;ter ’

In tro d u c in g  a scheme of premium on, or 
p rog ress ion  in ,  tax ra te  by tak in g  in to  
account some s p e c i f i c  c h a r a c t e r i s t i c s  of 
i n d i v id u a l  p ro p e r t ie s  (e.g. fo r  p ro p e r t ie s  
hav ing  b u i l t  up area  (exceed ing  a s p e c i f ie d  
l im i t  or p ro p e r t ie s  w ith  lux u ry  f  i t t in g s T ,-  and

( v i )  Fo r va ca n t  space beyond a c e r t a in  l im it  some 
f l a t  ra te  on zona l b as is  would be worked out

3*52 Accord ing to press r e p o r t s ,  the Madras Co rpo ra t ion
has approached the Tam il Nadu Government fo r  l e g a l  s a n c t io n  fo r  
le vy in g  the p ro p e r ty  tax on the b as is  of p l in th  a rea  of 
b u i ld in g s *  ^Such a scheme was proposed fo r  the c i t y  a few 
years  ago but was g iven  up in  the face  of p u b l ic  c r i t i c i s m  
and l i t i g a t i o n  on the ground th a t  i t  lacked s t a t u t o r y  s a n c t io n  
( Hindu, September 21, 1 981 ) • A comprehensive system of assess-

IlT'jOC. .....  — - .......—__ ___________
ment based on a roa-pae r̂d w ith  v i t i a t i o n  fo r  d i f f e r e n c e s
in  lo c a t io n  ^nd b u i ld in g  types i s  in  opt r a t io n  in  Kera la*
Tha norma are f ix e d  fo r  s ix  d i f f e r e n t  l o c a t io n a l  types ( L )  and 
a lso  s ix  d i f f e r e n t  standard  type  (T )  of b u i ld in g s  in  d i f f e r e n t  
zones of a c i t y  as shown in  Tab le  1,1*1 The age of the 
b u i ld in g  i s  not taken in to  account in  f i x in g  the standard  
l e t t i n g  v a lu e s *  Bu t v a r i a t i o n '  upto 10 per cent upward or 
downward is  made to---make-■■-a-I-louan-ce.̂  f o r  d iffe rence-s in  age*

M
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TABLE I I I .  1

Zone 1

Ll_ VL £2 L4 11 L6>
T 1 35 32 29 25 20 15
T 2- 24 22 20 17 14 11
T 3 15 1 4 12 10 8
T 4 9 ~8 r*» 6 5 4
T 5 5 4. 50 4 3.50 3 2.50
T 6 2 2.25 r\ 1.75 1.50 1.1-5

3one I I

L i L2 L I L5 L6

T 1 - 25 22 19 15 11
T 2 - 17 *  *-1 ̂ 13 11 9
T 3 - 12 1‘ 10 8 6
T 4 - 7 6 5 4 3
T 5 - 3 . 5.50 2 1.50 1
T 6 1.50 J . 50 1 0.75 0.50

L1 to L6 a Locational types

T1 to ?6 = S tru ctu ra l types of bu ild ings
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i i .  0b;joct:ions to  _st  d R a t io n

3 , 5 3  Houevar a t t r a c t i v e  they may look as d ov iccs  fo r
e l im in a t in g  s u b j e c t i v i t y  and a r b i t r a t i o n s ? 3 . schemes of a re a— 
based t a x a t io n  givo. r i s e  to s e v e r a l  problorns fo r  uh ich  
ansuors hava to ba found • i f  they  ara to command s e r io u s  
a t t e n t i o n . '  F i r s t  of a l l ,  i t  i s  necessary  to  be c le a r  as to 
whether the a rea—based norms or s tandards contemplated 
should r e la t e  to the tax or the r e n t a l  v a lu e  on uhich the tax 
i s  to be le v ie d *  As pointed out by A* Dutta  (1981), s ta n d a r 
d i s a t io n  of l e t t i n g  va lu es  fo r  de te rm in ing  ARV i s . a  p ro ced u ra l 
re f inem en t f o r  assessm en t/va lua t ion  o f the e x is t in g  base 
(be i t  AV or CV) and not a tax on area  measurement alone*

3*54 I t  shou ld  be recogn ised  th a t  i f  area-based norms
are to be fo rm u la ted , i t  is  p re fe ra b le  to do so in  terms 
o f r e n t a l  v a lu e s  per u n i t  araa  r a th e r  than by s p e c i f y in g  the 
tax  payab le  fo r  each u n i t ,  Say , square metre of a re a .  I f  the 
tax  is  to b e j f ix e d  d i r e c t l y  on area  b a s is ,  as suggested by 

'Ram akrishna, q u es t ions  u i l l  a r i s e  as to hou one determ ines 
the in to r- se  v a r i a t i o n s  as between locat ions?, use, type of 
c o n s t ru c t io n  and so on* I t  is  d i f f i c u l t  to  see hou the 
v a r i a t i o n s  to be a llowed in  the r a te s  o f t a x  - the ' E x t r a s :J 
in  Ram akrishna ’ s scheme - can be determined or d i f f e r e n c e s  
in  the r e l e v a n t  c h a r a c t e r i s t i c s  t r a n s la t e d  in to  d i f f e r e n c e s  
in  taxab le  c a p a c i t y  in  q u a n t i t a t i v e  terms w ith o u t  re fe re n ce  
to something l ik o  e i t h e r  r e n t a l  v a lu e  or CV* I f  the burden 
of the tax  is  to be d i s t r ib u t e d  f a i r l y ,  i t  must be re la ted  
to some q u a n t i t a t i v e  measure of tax a b le  c a p a c i t y .  F a irn e s s  
of a tax system cannot be judged un less  tho tax  is  r e la te d  
to some index l ik e  e i t h e r  tax ab le  c a p a c i t y  or the b e n e f i t
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en joyed . For these reasons th e re  i s  no a l t e r n a t i v e  but to go 
through tha process of a ssess ing  an index l i k e  the r e n t a l  
v a lu e  or the C \J • T h e re fo re ,  i f . p r o p e r t y  tax assessments are 
to be s tan d a rd ised  j the norms ought to r e la t e  to  the a sse ss 
ment o f r a te a b le  va lu e  as proposed by ORG and not o f tha tax  
as such. The s u b s ta n t iv e  q u es t io n  i s  whether assessments o f 
r a te a b le  v a lu a s  can be s tan d a rd ise d  u i th  re fe re n c e  to some 
p h y s ic a l  c h a r a c t e r i s t i c s  l i k e  lo c a t io n , ,  type of c o n s t ru c t io n ,  
age of the b u i ld in g ,  am en it ie s  provided and so on.

3*55 Suggest ions  fo r  s t a n d a rd is a t io n  o f p rope rty  tax
assessments such as by f i x in g  norms o f r a te a b le  va lu e  have 
come in  fo r  some sharp c r i t i c i s m  in  r e c e n t  d is c u s s io n s  
(B a n e r je e ,  N, 1980; Mohan, R* 1981; D u tta , A. , 1 981 )• 
E s s e n t i a l l y ,  the o b je c t io n  to s ta n d a rd is a t io n  in  the m atter 
of v a lu a t io n  i s  th a t  the va lu e  o f a p rop e rty  cannot be 
r e la te d  o n ly  to i t s  s ize  in  te rm s o f a re a .  I f ,  however, 
one t r i e s  to ap p ly  a few o ther  c r i t e r i a  l i k e  lo c a t io n ,  
c o n s t ru c t io n  type and age of the b u i ld in g ,  as the Ramakrishna 
scheme i s  designed to do,., one i s  faced w ith  the q u es tion  o f 
dec id in g  what weight to a t ta c h  to each . L a y f i e ld  Committee 
(1976) d ism issed  the suggest ions  fo r  a "p o in ts  system " o f 
v a lu a t io n  by obse rv ing  th a t  " I n  our v iew  the re  would be 
insurm ountab le  d i f f i c u l t i e s  in  dec id in g  the weight to be 
a ttached  to  the le s s  t a n g ib le  f a c t o r s . "  (pp . 169-70).

3*56 Even more fundam ental i s  the o b je c t io n  th a t
p rope rty  v a lu e s  cannot be e a s i l y  r e la te d  to a se t  of c r i t e r i a  
such as suggested by Ram akrishna. Commenting on Ram akrishna1s 
schemef Bane r jee  (1980) s a id ?
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"- th e re  i s  no reason to  b e l ie v e  th a t  any l i s t  
o f such c r i t e r i a  u i l l  c i t h e r  exhaust the 
p o s s i b i l i t i e s  th a t  a f f e c t  the d e s i r a b i l i t y  of a 
p ro p e rty  or to g e th e r  manage to rank housing u n it s  
acco rd ing  to t h e i r  r e l a t i v e  a t t ra c t io n s '#  There 
i s  no simple way,- in  natur , to rank between 
lo c a t io n s ,  f a c i l i t i e s ,  des ign  and f i t t i n g s  or 
the a i r in e s s  or l ig h t in e s s  of d i f f e r e n t  apartments 
in  a la rg e  c i t y  growing over a long p e r io d . " ( p . 1 0 )

3*57 Mohan, R . ( l 9 8 l )  vo iced  the same o b je c t io n  by
p o in t in g  out th a t  what i s  be ing  suggested in  Ram akrishna ’ s • 
scheme i s  t h a t  the v a lu e  o f  a p ro p e rty  i s  a d is c r e t e  fu n c t io n  
o f  s ix  a t t r i b u t e s !

\ l s  f  ( p l i n t h  a re a ,  excess  land a re a ,
lo c a t io n ,  type of c o n s t ru c t io n ,  type 
o f  use, age)

where f _ (• )  i s  a l i n e a r  com bination  o f the a t t r i b u t e s  mentioned# 
^ T h is , "  a cco rd in g - to  h im ," i s  a hedonic fo rm u la t io n  o f p roperty  
v a lu e s " .  He i s  o f the v iew  th a t  i t  i s  not obv ious th a t  the 
scheme would not s u f f e r  from an e q u iv a le n t  amount o f  d i s c r e 
t io n a r y  a r b i t r a t i n e s s  as d e te rm in a t io n  o f number o f zones and 
a s s ig n a t io n  o f  w e igh ts  to o ther c r i t e r i a  would c a l l  fo r  a lo t  
o f d i s c r e t io n a r y  e f f o r t .  U h i le  ag ree ing  th a t  i t  may 
f a c i l i t a t e  a d m in is t r a t io n ,  Mohan doubts whether such a mechani
c a l  system u i l l  be le s s  anomalous in  i t s .  e f f e c t s .  The reasons 
fo r  h is  doubts a r e :  ( i )  i t  i s  not p o ss ib le  to e x p la in  a l l  
v a r i a t i o n s  i n  land and p ro p e rty  v a lu e s  w i th in  a c i t y  by a sm a l l ,  
f i n i t e  number o f v a r i a b l e s  and ( i i )  a l in e a r  com bination  o f 
these v a r i a b l e s  may not be the c o r r e c t  f u n c t io n a l  form fo r  
d e r iv in g  p ro x ie s  fo r  t h e i r  v a lu e .  I t  i s  pointed out th a t  th e re  
i s  no study  o f p roperty  o r land v a lu e s  w i th in  a c i t y  which can
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e x p la in  more than 30-50 por cen t o f  the v a r ia n c e  observed . 
C o n ve rse ly ,  50-70 per cen t o f the v a r ia n ce  in  land or p rop e rty  
v a lu e s  i s  u s u a l l y  l e f t  unexp la ined* Hoy can then one expect 

to f in d  a s im p le , easy to a d m in is te r  fo rm u la , Mohan-asks, 
uh ich  can form tha b a s is  of p rop e rty  t a x a t io n  ? According to 
him, i t  uould be l i k e  assess ing  income tax  on the b a s is  o f  a 
form ula uh ich  took account o f  a p e rson 's  aga, educa t ion , sex, 
o ccup a t ion , e t c * ,  uhereas ev idence  suggests th a t  human c a p i t a l  
fo rm u la t io n s  of labour ea rn in g s  can account fo r  no more than 
a t h i r d  o f the observed v a r ia n c e  in  peoples* labour ea rn ings  
( Mohan, R . 1981 )•

3»58 ‘ The expe r ience  o f J a k a r t a  uhere p ro p e r t ie s  uete
va lu ed  on the b as is  o f an index ta b le  p ro v id in g 1fo r  c l a s s i f i c a t i ^ |  
accord ing  to  zone, use and i n f r a s t r u c t u r a l  am en it ie s  i s  c i t e d  
as ev idence of hou a r b i t r a r y  a s tand a rd ised  system can be 
(3ha , G. 1980; Mohan, R. 1981). A study of the J a k a r t a  p ro p e r ty  
tax  by 3. L inn ( 1 976 ) r e v e a le d  th a t  the system o f ass ig n in g  
index v a lu e s  in  f a c t  did not bear any r e l a t i o n s h ip  u i th  a c tu a l  
land v a lu e s  p r e v a i l in g  in  3 a k a r ta .  I t  seems the tax  ta b le  
a c t u a l l y  prepared the re  a lso  d id  not bear any ^ re la t io n s h ip  
u i t h  index v a lu e s .  In v ie u  o f these  l im i t a t i o n s ,  acco rd ing  to 
Mohan, v a lu a t io n  on the b a s is  of a feu de te rm inan ts  u i l l  not 
be ap p ro p r ia te *  N eve r th e le s s ,  he goes on to argue , in fo rm a t io n  
regard ing  these de te rm inan ts  shuuld be h e lp fu l  in  making 
assessments e s p e c ia l l y  as a means o f m onitoring  and check ing  
v a lu a t io n s  as they  c u r r e n t ly  e x i s t .  Where p ro p e rty  v a lu e s  
depart v a s t l y  from p red ic ted  v a lu e s ,  they  can be checked fo r  
t h e i r  s p e c ia l  c h a r a c t e r i s t i c s ,  i f  any. Thus, he concludes th a t  
’’the k inds o f systems suggested by Ramakrishna and o th e rs  fo r 
r a t i o n a l  v a lu a t io n  should be used as pedagogic d e v ice s  fo r  the
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t r a in in g  of assesso rs  nd fo r  purposes of checking and 
f in d in g  out g ross in a q u i t i a s  • in  t h a ' =ystu/ri. I t  uould be 
an e r ro r  i f  thoy  ara co’d i f  iod in to  law as tha  b as is  of 
t a x a t io n '1 (Mohan, R» 1981 )*

-3»59 •..... A fu r th e r  o b s ta c le  to the in t ro d u c t io n  of any norm
or standard  o f va lu e  and upward r^v/ision o f annual v a lu a s  on 'tge  
b a s is  o f .such norms would ba tha ren t  c o n t ro l  laws* Giverr* 
the l e g i s l a t i o n s  fo r  c o n t r o l l in g  r a n ts ,  any assessment of 
annual v a lu e  in  d is reg a rd  of tho c o n t ro l le d  ran t  would bo
u n ju s t i f i e d  and would s im o ly  not be v a l i d  l e g a l l y  in  v iew  o f
o f  tha re can t  Supreme Court r u l in g s .  Hence, no thoraugh—goii^p. 
reform  of p ro p e rty  tax  system uou ld  soem to he p o ss ib le  un las* . 
the re n t  c o n t r o l  a c ts  ■ are ab o lish ed  or m o d if ied . One -reason 
why the system of s tan d a rd ised  assessments so a ms workable 
in  Kar a la  may be th a t  th e  rent, c o n t r o l  low of th a t  S ta te  
d e f in e s  " f a i r  r e n t "  in  terms of what i s  assessed fo r  m un ic ipa l 
assessment and o ther r e le v a n t  f a c t o r s  (D u t tn ,  A. 1991 )•-■

i i i .  Cr jl t i c  i  a njs. of _-_,31andar di3_atlo_n. 
p roposa ls  jan _aQ g .ra isa I’’

3*60 C r i t i c i s m s  of sug g as t ions  fo r  s ta n d a rd is in g  the
.assessment of p rop e rty  v a lu a s  summarised above are indeed 
fo rm id a b le .  S in ce  each p ro p a rty  i s  un ique, the markat v a lu e
o f a p rop e rty  cannot be approximated r e l i a b  ljr th rough  a
s tan d a rd ised  fo rm u la , however c a r e f u l l y  chose'n, a ipd ,va lues 
d e r ived  from such formulae- or r e g re s s io n  eq u a t io n ^  may d ive rge  
s i g n i f i c a n t l y  from the ‘’c o r r e c t ' 'v a lu e  of the p ro p e r t ie s  in  
ques t ion*  Thase c r i t i c i s m s ,  however, proceed on t| he assumption 
th a t  tha ^ c o r r e c t1' v a lu e  of a p rop e rty  can be assessed  
accurately by a human agency l i k e  the assessor* E v id e n ce  does
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not support t h i s  assumption-- Even in  USA, where the c a p i t a l  
market i s  more a c t iv e  anc^open, census su rveys  of assessment 
r a t i o s  fo r  s in g le - f a m i ly  non—farm re s id en ces  siUw'-Jd th a t  in  ' 
1957 on ly  21 per cent of the j u r i s d i c t i o n s  covered h-d 
c o e f f i c i e n t s  of d is p e rs io n  of le s s  than 20 per cen t"  by 1962 
the number had gone up to 31 per cent t h 3 d i s t r i c t s  
(Groves/ H. 1969). Netzer (1966) in  h is  c l a s s i c  study on*
property  tax cons idered  a 20 per cent margin of e r r o r  a low 
standard of e x c e l le n c e  even i f  most d i s t r i c t s  were 'meeting 
I t *  I f  t h i s  was the p o s i t io n  of s in g le - fa m i ly  homes where 
property, i s  r e l a t i v e l y  homogenous, the d is p e rs io n  in  tha  case 
of o ther kinds of p rope rty  cou ld  be w e l l  im agined. Thera was 
a lso ev idence  of qu ite  w idespread d is c r im in a t io n  among c la s s e s  
of* osr.perty - o f t ?n  d e l ib e r a te  and s y s te m a t ic .  A l l  t h i s  led 
Netz&r to  doub£ .whether the p ro p e rty  tax  i s  c o n c e p tu a l ly  arid 
p r a c t i c a l l y  a d m in is t ra b le  w ith  a f a i r  degree of p r e c is io n  and 
a t reasonable cas t  ( % t z e r ,  D. 1 9 6 ^

3*61 C r i t ; erf taxation on s tan d a rd ised  v a lu e s  a lso
ignore the f a c t t h a t  ’’v a lu e *  i s  a su b t le  ar,d e lu s i v e  concept 
(Grov.es, H* 1969) and i s  s u s c e p t ib le  of many meanings. Value 
may connote "markst v a lu e ” , ny a lu e- in - u se ” or "v n lu e - in -  
exchange” and the th re e  may not a lways be i d e n t i c a l .  The 
problem of def in ln g 'V a lu e  botrpfTD s even more acute i f  one 
b r ings  in  the s o c i a l  anrgle. Market va lu e  may d ive rg e  frota 
s o c ia l  v a lu e  q u ite  w ide ly  in  an in iperfec t m arket. U h i le  
" p r i c e ” a t  uh ich  a p roperty  i s  observed to change hands i s  
u s u a l ly  taken  to r e f l e c t  i t s  c ° r r e  c t \  a lu e , it- should be 
remembered th a t  v a lu e - in —use would be b^ual to  va lu e  in  
exchange, and p r ic e  would be synomymous \4i t h  v a lu e  o n ly  
Under p e r fe c t  market c o n d it io n s *  S in ce  tine p ro p e r ty  markets
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i s  not p e r f e c t ,  p r icu  and va lu e- in - u se  cannot a lways bo 
assumed to  be eq u a l (Baum and Mackmin, .1 979)* As Groves s. (1969) 
pointed i t ,  “ S a le s  do torm ina va lu e  but a part  i c u l  -r s a le  i s  • 
not c o n c lu s iv e  and-may bo bad ly  o f f  t a r g e t 51 (p .1 6 )*  A margin 
of e r r o r  o f  20 t o -30 per cen t  i s  th e re fo re  o n ly  to  be expected 
in  any c ircum stances*  I f  such o r ro r s  aro u n avo id ab le , i t  
may bo 'a s k e d ,  why not .accept s t a t i s t i c a l  e r r o r s  which are 
more l i k e l y  to  be random ra th e r  than loavo i t  to  human 
agencios ?

3*62 To argue t h a t  s t a n d a rd is a t io n  too uould in v o lv e  
e x e rc is e  of d i s c r e t io n  w i l l  not be c o r r e c t *  D e l im i t a t io n  of 
zones and sub-zones and assignment of w e igh ts  to  s e le c te d  
c h a r a c t e r i s t i c s  bear ing  on v a lu a t io n  might c a l l  f o r  some 
judgment but no d i s c r e t i o n ,  and such ^judgment would be 
e x e rc is e d  by ex p o rts  in  a g e n e ra l  way on .the b a s is  of 
a v a i l a b le  in fo rm a t io n  and not by i n d i v id u a l  a ssesso rs  in  
r e l a t i o n  to a p a r t ic u la r-  p rope rty*

3*63 C r i t i c s  o f the s tan d a rd ised  v a lu e  based p roposa ls  
a lso  miss the po in t  th a t  w h i le  t a x a t io n  on the  b a s is  of 
market va lu e  would be i d e a l  from the a b i l i t y - t o - p a y  ang le , 
s in ce  de'terfflinat ion  of market i s  so d i f f i c u l t  in  t  ho r e a l  
w orld , s tan d a rd ise d  assessments might o f f e r  a second best 
a l t e r n a t i v e *  3ust as ex p en d itu re  i s  now regarded  by many 
econom ists as a b e t te r  base f o r  t a x a t io n  than  income because 
o f  the p r a c t i c a l  d i f f i c u l t i e s  of a d m in is te r in g  tho income tax* 
even though i t  i s  g e n e r a l l y  agroort th a t  ex p en d itu re  i3 not 
as good an index of a b i l i t y  to  pay as income, i t  can be 
argued t h a t " ' ' a  s ta n d a rd ise d  v a lu e  based p ro p e r ty  tax  might 
bo p re fe ra b le  to market v a lu e  t a x a t io n  because o f the
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' d i f f i c u l t y  o f determ in ing  marknt v a lu e s  in  p r a c t i c e * Th 

i s  no reason to prosumo th a t  tho or o port y tnx must bo 
la v io d  a lu ays  u i t h  r o f G rs ncc; to tha mar kot v..-luo of pr '1 par
t i e s  because tho l a t t a r  r o f  1-Jcts tho a b i l i t y  to pay b e t to r  •
I t  i s  not nacossary  t h a t  tax es  must a lu a ys  be le v ie d  
s t r i c t l y  on tha b a s is  of tha p r in c ip le  of a b i l i t y  to pay 
e i th e r *  A f te r  a l l  not a l l  tax es  aro r e la te d  to  a b i l i t y  to 
pay. and d ep a rtu res  from tha a b i l i t y  p r in c ip le  may bo j u s t i 
f i e d  i f  some s o c ia l  purpose i s  to be served such as 
o p t im is in g  land use or reduc ing  congestion  or co n ta in in g  
popu la t ion  and so on* The argument th a t  s tan d a rd ised  va lu e  
based assessment u i l l  be improper because th e re  may to  wide 
d ive rgence  between the c o r r e c t  va lu o  and the v a lu e  d e r ive d  
on a s tan d a rd ised  fo rm u la  proceeds on the m istaken no t ion  
th a t  i f  o n ly  '’r o r r o c t "  market v a lu e  i s  fo rm a l ly - ta k e n  to"tio  
the base fo r  p rop e rty  t a x a t io n ,  th e  ends of o q u it y  are 
somohou sexved no matter whether such a v a lu e  can bo 

, a s c e r ta in e d  in  tho r e a l  u o j ld  or not u i th  a reasonab le  
ctegreo of con fidence*  The e x ten t  of v a r i a t i o n  in  the. 
asSs^apont r a t i o s  ( r a t i o  of assessed AV to uhat.. prima f a c ie  
seems to be the AV ua rran ted  by tha a izo and d e s c r ip t io n  
of tho ho ld ing  and p r e v a i l in g  r e n ts / p ro p o r ty  v a lu a s )  
n o t iceab le  in  C a lc u t t a  and the d i s t r i c t  m u n ic ip a l i t i e s ,  as 
revea led ; by the case s tu d io s  presented in  Chapters  I  and I I ,  
should d i s p e l  any i l l u s i d n  th a t  p ro p e rty  tax  based on " t r u e "  
v a lu  e as d is t in g u is h e d  from a s tan d a rd ised  v a lu e  of tho 
ho ld ings  se rve s  the ends of o q u ity  i n  r e a l i t y *

3*64 Tho’ case fo r  s tan d a rd ise d  va lu e  based p ro p e r ty  
t a x a t io n  rt?s ts  not so mtjch on the  ar^juroant that-  s tan d a rd ised ^  
v a lu e s  uou ld  approximate market v a lu e s  bettor^ tl^an tho

■ \  v
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assessor To v a lu a t io n  as or. tho cn 'is id e r  at j o n th a t  s ta n d a r 
d ised  v a lu e s  might o f f e r  a b e t te r  r^ae fo r  p rop e rty  
t a x o t i r  ■ ’.hon ths market v a lu e  as i t  rp i ' 3 in '■'rc-ntico ►
I t  cannot be anybody’ s cass th ^ t  the s tnndard ison  base w i l l  
not s u f fe r  from any d e f i c ie n c y  or in e q u i t y .  The s u b s ta n t iv e  
qu es tions  fo r  c o n s id e ra t io n  a r e , wo u Id t it. o a d e f i c i e n c ie s  
and in e q u i t ie s  be more serin jo than  those a r i s in g  from the 
cu r ren t  system of p roperty  ta x a t io n  and i f  so, would th e re  
be any m erit  in  s tand a rd ised  v a lu a t io n  to conipensate fo r  
these d e f i c i e n c i e s  ?

§•65 On the face  of i t  the s tandard ised  v a lu e  base might 
appear to g ive  r i s e  to in e q u i t i e s  by c a s t in g  a la rg e r  burden 
than at p resent on owners of p roperty  whose va lu e  or cu r ren t  
ea rn in g  i s  below average, w h ile  the burden on those possessing 
s u b s t a n t ia l  p ro p e r t ie s  of s u p e r io r  q u a l i t y  might be l i g h t e r '  
than i t  would be under market v a lu e  t a x a t io n  i f  the market 
v a lu e  could be p ro p e r ly  assessed* ^n o ther words, the 
in c id en ce  of the tax  might tu rn  out to be r e g re s s iv e  
(B a n e r je e ,  N. 1980). S tan d a rd ised  va lu e s  ;jould no doubt 
b r ing  down the d i s t i n c t i o n  between p ro p e r t ie s  in  so f a r  as 
these d i s t i n c t io n s  are a t t r i b u t a b l e  to f a c to r s  o ther than 
those fo r  which a llow ance  would be made in  f i x in g  the norms 
( l i k e  lo c a t io n ,  use, type and age of the b u i ld in g  and so on')* 
Thus w i th in  a g iven  l o c a l i t y  the in c id en ce  w i l l  be h igher 
on a p ro p e rty  y ie ld in g  a le s s  than average re n t  because o f ,  
say , old tenancy  or because the p rop e rty  i s  underdeveloped .
A r e l a t i v e l y  high ,in c id e n ce  on such p ro p e rty  may, however, 
be j u s t i f i e d  o n  the ground th a t  urban land is  a scarce  
commodity w ith  high s o c ia l  v a lu e .  T h e re fo re ,  anyone 
d e r iv in g  b e n e f i t  from the  p ro p e rty  e i t h e r  as an owner or 
as pn o c cu p ie r  shquld pay the proper p r ic e  fo r  en jo y in g  i t .



- 240 -

The b.-st index of ouch p r ice  i s  uhat a re a so n ab ly  u e l l  
developed (no t noces'sa rr i ly  the most lu x u r io u s )  p roperty  
in  the l o c a l i t y  can f e t c h .  T axation  based on such, a norm 
uould have the m erit  of induc ing  the optimum use of urban 
sp ace , v^hera, because of rent, c o n t ro l ,  the owner i s  not in  
a p o s i t io n  to get vacan t  possess ion  or d e r iv e  ren t  at 
cu rren t  r a t e s .  In  the case of p rope rty  to  uh ich  ren t  
c o n t ro l  a p p l ie s ,  the in e q u i t y  uould be- less  i f  the burden 
of the a d d i t io n a l  tax' i s  c a s t  on the o c c u p ie r .  Invok ing  
the concept of " re a so n ab le  r e n t ” env isaged  under re n t  
control r e g u la t io n s  uould be in a p p ro p r ia te  so f a r  as the 
o ccup ie r  i s  concerned. That a tenan t p ro tected  by ren t  
c o n t ro l  en jo ys  s u b s t a n t ia l  b e n e f i t  i s  ev idenced  by the 
pugrees o f fe re d  to ten an ts  fo r  v a c a t in g  o ld  t e n a n c ie s .  A 
h igher burden on the o ccu p ie r  of u n d e r- u t i l is e d  or under
developed p ro p e rty  on the  o ther hand uould serve a u s e fu l  
purpose and promote s o c ia l  u e l f a r e  by inducing  urban 
re n e u a l .

3*66 The o b je c t io n  a g a in s t  a r e l a t i v e l y  high burden on 
p ro p e r t ie s  u i t h  le s s  than a v o ra g e . c u r re n t  re tu rn  on c u r re n t  
va lu e  can a ls o 'b e  met by p o in t in g  c t . tha t  the r a t io r s  le  
fo r  p roperty  taxes  has a lways been am b iva len t .  Tnere is  
no agreement whether they pan be defended b e t te r  on a b i l i t y  
grounds or on the b a s is  of the b e n e f i t  p r in c ip le  ( L e n t ,  G. 
1973). B ird  (1976) has argued th a t  to an economist the 
p r in c ip a l  r a t io n a le  fo r  the ex is te n c e  of l o c a l  government 
i s  th a t  i t  perm its the p ro v is io n  of p u b lic  s e r v ic e s  in  a 
d ive rse  v a r i e t y  of ways and th a t  a lthough consumption of 
pu b lic  s e r v ic e s  should not be dependent on a b i l i t y  to pay, 
fo r  many purposes it- i s  u s e fu l  to th in k  of l o c a l  tax es ,
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p a r t i c u l a r l y  the p roperty ' tex  as,- in  a sense, a kind of 
membership fee  one pays fo r  re s id ir ,  in  a p a r t i c u l a r  a rua . 
Viewed crius, a tax  based on soma s tan d a rd ised  va lu e  of 
p ro p e r t ie s  lo ca ted  w ith in  i t  cannot ba regarded as imcrroper. 
Euan w ithou t accep t ing  the b e n e f i t  r a t io n a le  as the propor 
bas is  fo r  p rope rty  ta x a t io n s  i t  can ba argued th a t  in  

' p ra c t ic e  e q u i t y  uould bo survad -buttor from tho a b i l i t y  
angle too i f  un iform  standards  were l a id  down fo r  a s se ss 
ments./' The rev iew  of tha  rev is  ion  of ’assessments in  
C a lc u t ta  C o rpo ra t ion  and tho m u n ic ip a l i t ie s  and the manner 
in  uh ich  the r e v is io n s  are amended by the R ev iew ing/  
A ppe lla te  a u t h o r i t i e s  presented in  t  ha e a r l i e r  chap ters  
should leave  no doubt about the n e c e s s i t y  of having some 
w e l l  de fined  norms or standards  of assessm ent. For i t  i s  
qu ite  ' d e a r  that-absence of standards has been th e  prime 
f a c to r  in  d es tro y in g  the e q u it y  of the  p ro p e rty  tax  and • 
b r in g in g  i t  in to  d is rep u te ' and a lso  even l e g a l  i n f i r m i t y  
as amply shown by the High Court order q uas h i vg tha g en e ra l 
r e v is io n  of 1972-73 in  Kam arhati. I t  is  not as i f  the tax 
based J : , ^u^ndaru isou v a lu e s  w i l l  not make any d i s t i n c t io n  
between p ro p e r t ie s .  V a r ia t io n s  a r i s 'n g  from major i d e n t i 
f ia b le  fnetc'. - w i l l  be taken in to .a c c o u n t  and thus a tax  
based on these v a lu e s  w i l l  meet the a b i l i t y  c r i t e r i o n  to a 
c o n s id e ra b le  e x ten t*  But the d i s t i n c t i o n  w i l l  not bo 
c a r r ie d  beyond a c e r t a in  po in t  because, f i r s t ,  of p r a c t i c a l  
problems of p re c ise  market v a lu a t io n  and seco n d ly ,  on the 
c o n s id e ra t io n  t h a t  a tax  based on s tanda rd ised  or p o t e n t ia l  
va lu e  of urban space i s  e co n o m ica l ly  wholesome,. '
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3*67 As fo r  the: o b je c t io n  th a t  stand nrd isecl v a lu a t io n
u i l l  not be ab le  to caotura  a l l  tha v a r i a t i o n s  in  r a n t  o r .
p rope rty  v a lu e s  and lu x u r io u s  p ro p e r t ie s  u, 4.11 gut away w j.th
a l ig h t e r  burden, i t  can be sa id  in  defence of s t a n d a rd is a 
t io n  proposa ls  th a t  the re  is  l i t t i a  p o in t  in  a ttem pting  to 

i

capture such v a r i a t i o n s ,  when i t  i s  found th a t  in  p ra c t ic e  
they cannot be captured e f f a i  isive l y .  In most cas.os ac'tua'l 

tefiriTsimply cannot be a s c e r ta in s d  or e s ta b l is h e d  u i th  ev idence 
even i f  one wanted to .  B e s id e s ,  tax ing  a c t u a l . incomes 
from o rope rty  i s  tha fu n c t io n  of income tax* A p roparty  
tax  uould cease to have any r a t io n a le  i f  i t  uere to be m ere ly
synonymous u i t h  income tax*

3*68 For reasons mentioned aboye, t h e re  i s  a s trong  case
fo r  int roduci ng a s tan d a rd ised  base fo r  p ro p e r ty  ta x a t io n  
in place of the e x is t in g  f a i r  l e t t in g  v a lu e .  To se t  one’ s 
face ag a in s t  s t a n d a rd is a t io n  becau30 of i t s  l im i t a t io n s  in  
approximating d 'c o r ro c t 11 v a lu e s  'uou.ld amount to r e j e c t in g  
the good on the ground that i t  i s  not the bast* The 
h e lp lessness  of as se ss in g  a u th o r i t ie s  in  s u s ta in in g  t h e i r  
assessment i s  brought nut in  a t e l l i n g  manner by the v e r d i c t  
of -the Sm a ll  Causes 6-ourt in  the U91 case r e f c r r a d  to in  
Chapter I .  V a r ia t io n s  in  the inc idence of p roperty  tax  on 
p ro p e rt ie s  having s im i la r  ea rn ing  c a p a c ity  a r i s in g  from 
such ru l in g s  cannot p o s s ib ly  be avoided w ithou t  s t a n d a rd i 
s a t io n .  I t  is  noteworthy t h a t  P ro f .  C-.kl. Danes who was

*

a member of the L a y f i e Id  Committee, while  express ing  doubts 
about the m erits  of a i]pa-ints system" fo r  p rop e rty  t a x a t io n  
n eve r th e le ss  a p p re c ia te s  the a t t ra c t io n s  of an o b je c t iv e  
measurement system in  the c o n d it io n s  p re v a i l in g  in  In d ia  
(Dones, G. 1 9 ^ ,) .  C r i t i c s  of s ta n d a rd is a t io n  a lso  do not
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deny t h a t  t h e r e  i s  mj.r-it i n  suc.h p ro p o sa ls  and t h e r  f o r e  
deserve to .b e  used fo r  . purposes of monitor ing and tho 
t r a i n  i  ng u f  a s so s s ors  (S a n e r  jou , 1930; slohnn, 1 981 ) .
As no tad a l r e a d y ,  a system of s tand a rd ised  MRV/ .assessment, 
i s  op e ra t in g  in  K e ra la .  Soma measure of s t a n d a rd is a t io n  
of r e n t a l  fo r  p rop e rty  tax as.sossnsnt has a lso  been -utte-?ptad 
in  Ban'galoro and Bombay* P a r t i c ip a n t s  of a sdminer on 
p roperty  ■ tax a d m in is t ra t io n  organised  by the Department of 
A d m in is t ra t io n  of the Osmania U n iv e r s i t y  sometime ago a lso

1 9
were of -the v ie u  th a t  s t a n d a rd is a t io n  of assessment and 
v a lu a t io n  procedures uould he lp  c o n s id e ra b ly  to minimise the 
area of d i s c r e t io n  of louer-level personne l and th a t  
l o c a l i t y  or b lock-u ise  . l e t t i n g  va lu e s  should be f ix e d  to 
f a c i l i t a t e  assessment (M utt a l i b ,  M. A. and IJmapathy, N* 1 9 ?3 ).

3*69 N e v e r th e le s s ,  i t  would be u n r e a l i s t i c  to  ignore the 
problems uh ich  any attem pt at s tandard ised  assessment of 
p roperty  v a lu e s  u i l l  encounter in  C a lc u t t a  and o ther m un ic ipa l 
a reas of je s t  B en g a l.  F i r s t *  u n lik e  Chandigarh or feu D e lh i ,  
C a lc u t t a  co n ta in s  feu  a reas  uh ich  can be regarded as 
homogenous* T h e re fo re ,  d e l im i t a t io n  cff homogenous zones may
pos'e a s e r io u s  problem* Se co n d ly ,  u i t h  r e n t  c o n t r o l  in
fo r c e ,  i t  uould be d i f f i c u l t  to impose a tax  on owners on 
the b a s is  of p r e v a i l in g  l e v e l s  of market r e n t .  T h e re fo re ,  
the tax  on s tand a rd ised  v a lu e s  can a t best be r e a l i s e d
from the  o ccu p ie r*  The owner’ s share uould s t i l i  have to be
assessed on the b a s is  of .‘' f a i r  r e n t 11 as contem plated under 
the ren t 'co n tro l laus*  Thir d l y ,  ar a-based tax l e g is l a t io n s  
g e n e ra l ly  haye not found fa vo u r  u i th  the c o u r ts *  Taxation  
at uniform  ratb§ per un it  of a rea  has on s e v e r a l  occasions 
been held to bo ' v io l a t i v e  of A r t i c l e  14 of the C o n s t i tu t io n  
uh ich  guarantees  e q u a l i t y  before  lau*
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3*70 Tho requ irem ent i f  eq u a lity-  in  the con tex t  of tax  
l e g i s l a t i o n ,  i t  is  nou wo 11 e s t a b l i s h e d ,  im p lie s  thn t 
w h ile  equa ls  must be t re a te d  e q u a l l y ,  unequals cannot be 
t re a te d  on a un iform  fo o t in g *  Hence, the re  must be 
reasonab le  c l a s s i f i c a t i o n  as between taxp^ yars  in  d i s s im i l a r  
c ircum stance* Absence of c l a s s i f i c a t i o n  between d i s s i m i l a r l y  
placed taxp aye rs  has led the co u rts  to s t r i k a  doyn s e v e r a l  
tax enactments* One of the e a r l i e s t  of tax  l e g i s l a t i o n s  to 
be s t ru ck  down by the  Supreme Court was the T ravancore-  
Cochin Land Tax Act, 1955, whereby tho systom of land revenue 
in  K e ra la  was sought to be r a t io n a l i s e d  and an attempt wag 
made to  b r ing  about a measure of un i f  or nut y by le v y in g  a 
tax at a f l a t  r a t e  of Rs 2 per acra* The tax  was hold 
u l t r a  v_ire_s of the C o n s t i tu t io n  on t h e  ground th a t  by - 
t r e a t in g  a l l  lands whether p rodu ct ive  or b a r re n j  as o q u a lj  
the tax  in f r in g e d  the can on of e q u ity *  S e v e r a l  attem pts 
to le v y  a tax  on urban p ro p e r ty  on the  b a s is  of somo 
o b jo c t iv o  c r i t e r i o n  l ik e  land area or p l in t h  area  haye 
f a i l e d  on account of the  f a i l u r e  to prov ide  f o r ; adequate 
c l a s s i f i c a t i o n  among taxpayers  who are not s i m i l a r l y  s i t u a t e d  
(e * g * ,  K e ra la  B u i ld in g s  Tax Act, 1961 and Mysore B u i ld in g s  
Tax Act, 1963 which sought to  le v y  a tax  on b u i ld in g s  on tt»e 
b a s is  of p l in t h  a ro a )*  More r e c e n t l y ,  the Uest Benga l 
M u lt i- s to re y e d  B u i ld in g  T§x, Act of 1975. which was designed 
to  le v y  a tax on owners of m u lt i- s to re y e d  b u i ld in g s  w ith  
re fe re n c e  to  f l o o r  a rea  w ith ou t  any. o ther d i s t i n c t i o n  was 
a lso  held to bo v i o l a t i v e  of ar t i c l e  14 of the C o n s t i tu t io n  
by the C a lc u t t a  High Court* The scheme of the  tax  had to 
be changed in  v iew  of the judgment and the l i a b i l i t y  has 
now been r e l a t e d  to  tho annua l va lu e  per square metre as 
determined in  m u n ic ip a l assessments ( v id e  Sac^ ion  3 of the
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Uest Benga l M u lt i- s ta r  eyed B u i ld in g s  Tax Act* 1979)*

3*71 Apart from p o ss ib le  l e g a l  o b je c t io n s ,  s tandard ised  
p rope rty  tax  may not ga in  acceptance e a s i l y ,  as i t  uould 
lead to a r i s e  in  ‘the burden of' tax  an p ro p e r t ie s  p ro tected  
by r e n t  c o n t r o l ,  even though p ro v is io n  uas made f o r  pars ing  
on t h i s  e x t ra  burden to o ccu p ie rs  and th e reb y  ths system 
uould be rendered more f a i r  as between old and neu tenan ts  
and the C o rp o ra t io n  uould be in  a p o s i t io n  to improve i t s  
s e r v ic e s *  S t a n d a rd is a t io n  uould a lso  c a l l  f o r  co n s id e rab le  
spade uork in  the  form of a f r e s h  c a d a s t r a l  su rvey  of the 
c i t y ,  d e l in e a t io n  of zones, and c o l l e c t i o n  of da ta  on r e n t a l  
and c a p i t a l  v a lu e s  in  a s y s te m a t ic  manner in  a l l  a reas of 
the C o rp o ra t io n / m u n ic ip a l i t y *  T-Hehce re fo rm  towards a 
s tandard ised  base f o r  p ro p e r ty  t a x a t io n  ha3 to  be put o f f  as 
a long-term goal*  For the nea r- te rm '’f u tu r e ,  i t  uould be 
more prudent to accept the e x is t in g  base as g iven  and see 
what, can be done to  improve i t s  op e ra t io n *  Mohan (1981, 
p*69) may be r i g h t  uh-sn h • says  th a t  the prosent base can 
y ie ld  good r e s u l t s  i f  p ro p e r ly  adm in is te red  * E v e ry  e f f o r t ,  
t h e r e fo r e ,  should be made to sue How tha e x is t in g  system 
could be made to perform b e t te r *  Measures uh ich  could be 
takon to re fo rm  the system w i th in  the g iven  frame uork are 
o u t l in e d  in  the next Chapter.



IV .  REFORM MEASURES FOR NEAR-TERM IMPLEMENTATION

I t  cannot be g a in sa id  th a t  orooer assessment o f  
- a t e a b le  v a lu e  o f  land and H e i ld in q s  in  C a l n u ^ '^ / i s  s e r i o u s l y  
a f fe c te d  by c o n s t r a in t s  in  the form o f r^ n t c o n t r o l ,  the 
o r ie n ta t io n  o f  the e x is t in g  svstem towards va lue  to tho owner 
as a r e s u l t  o f  uhich the ren t  a c t u a l l y  fetched by a o ro p e rty  
through m u lt ip le  le a s in g  i s  o f  no re le v a n c e ,  the o n ly  r e le v a n t  
fa c to r  being uhat the lan d lo rd  i s  e n t i t l e d  to re c e iv e  -md so 
on. T h e re fo re ,  some measures towards eas ing  these c o n s t r a in t s  
are e s s e n t i a l  fo r  im proving the working o f  the system even in  
the short run. At the same time i t  must be oo in ted  out th a t  
the e x is t in g  le g a l  framework c o n ta in s  many p ro v is io n s  which 
should enab le  the a u t h o r i t i e s  to e f f e c t  immediate improvement 
in  the system i f  on ly  the powers co n fe rred  by these p ro v is io n s  
are used f u l l y  or to a o r e a te r  ex ten t than at- p re sen t .  Hu ite 
a few o f  these p ro v is io n s  have f a l l e n  v i r t u a l l y  in to  d is a se  
c re a t in g  a g en e ra l  im press ion  o f  h e lp le s s n e s s  o f  the m u n ic i
p a l i t i e s  in  securing  com pliance w ith  i t s  law s . Thus measures 
fo r reform ing  the system in the short-run  may be i n i t i a t e d  
in  two c r e c t io n s :  ( i )  t,hosc designed to ea-e the le q a l  
c o n s t r a in t s  and s treng then  or supplement the e x is t in g  le q a l  
s t ru c tu re  w i th in  which the p roperty  tax has to  be a d m in is t 
ered and ( i i )  measures to ensure e f f e c t i v e  im olem entation  
o f the e x is t in g  system.

a . Measures fo r  eas ing  le p a l  c o n s t r a in t s  and
s treng th en ing  the e x is t in g  s t ru c tu re  o f  p rop e rty  tax

( i )  Amendment o f  ren t  c o n t ro l  laws

4.1 S t a tu to r y  c o n t ro l  over re n t  i s  b e l ie v e d  to be a
se r io u s  impediment to p ro p e rty  tax reform  in  In d ia .  So
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long as th e re  i s  an enactment re q u ir in g  ren ts  to  ba charged 
on the b a s is  o f uhat i s  considered  reasonab le  under th a t  
enactment, i t  uould be d i f f i c u l t  fo r  m un ic ipa l a u t h o r i t i e s  
to impose some o ther  s tan d a rd . This indeed i s  an i n t r a c t 
able problem and does not admit of any simple s o lu t io n 'a s  
i s  e v id e n t  from the f a c t  th a t  l i t t l e  progress has taken 
place in  t h i s  d i r e c t io n  desp ite  almost unanimous v ie u s  
j f  s e v e r a l  o f f i c i a l  committees on the urgency- of doing 
sr. me th in g  to ease t h i s  c o n s t r a in t .

4*2 The Committee on C o n tro ls  and S u b s id ie s ,  1979 (D a q l i
Committee) a f t e r  examining the e f f e c t s  of ren t  c o n t ro l  
had recommended th a t  ( a )  the u i th d r a u a l  of ren t  c o n t ro l  
on commercial and o f f i c e  -premises and b u i ld in g s  occupied 
by co rp o ra te  o rg a n is a t io n s  and (b )  a g rad u a l in c rease  in  
the ren ts  of o^.her b u i ld in g s  over a period of f i v e  to  te n  
years in  o rder  to bring them to a r a t i o n a l  l e v e l .  R e f e r r 
ing to these  recommandationss tha G u ja ra t  Taxation  
En q u iry  Commission (GTELC) observed th a t  i f  implemented 
these uould h e lp „ to  remove tho a r t i f i c i a l  r e s t r i c t i o n s  
placed on the ra teab le  v a lu e  of urban p ro p e r ty .  Noting 
however th a t  the question  of r e la x a t io n  of rent, c o n t ro l  
r a is e s  w ider s o c ia l  ques tions  and may tak e  time to  cons ide r*  
the Commission recommended th a t  the G u ja ra t  M u n ic ip a l i t i e s  
Act be amended on the l in e s  of^tfrd inance issued  in  Bombay 
in  1969 enab ling  the lo c a l  bodies to  determ ine the annual 
l e t t in g  va lu e  of p ro p e r t ie s  as i f  the r e n t  c o n t ro l  law 
was not in  fo rce  and to ap p o rt io n  the tax  l i a b i l i t y  among 
the ten an ts  and sub-tenants where the r a te a b le  va lu e  of the 
p roperty  l e t  or sub - le t  exceeds the amount of ren t payable 
by the ten an t  or the sub-tenant, as the case may be (GTEC, 
1930, para 14*30 .4 ).



- 248 -

4*3 The M u n ic ip a l F inance  Commission of M aharashtra
(1974.) a lso  a f t e r  noting  the c r ip p l in g  e f f e c t  of ro n t  
c o n t ro l  on m un ic ipa l p ro p e r ty  t a x a t io n ,  recommended th a t  
i t  should be made c le a r  beyond doubt th a t

pouers in  the urban lo c a l  bodies to 
rev ise , p e r i o d i c a l l y  the assessment of 
p ro p e r t ie s  should not be f e t t e r e d  by the 
p ro v is io n s  of the Rent C o n tro l Act* L ik e u is e ,  
i t  should be c le a r  in  lau th a t  an in c rease  in  
the amount of m u n ic ip a l tax or cess whether 
by way of upward r e v i s io n  beyond the c o n t ro l le d  
re n t  or by way of r e v i s io n  of r a te a b le  va lu e  
or im p o s it io n  of a new tax or cess should be 
made payable by the a c tu a l  b e n e f i c i a r y ,  namely, 
the tenan t o c c u p a n t . . . ( P a r a  7*1 0)

t
U ith  the above o b je c t i v e  in  v iew  the Commission recommended 
s u i t a b le  amendments in  the laws govern ing  the m un ic ipa l 
co rp o ra t io n s  and m u n ic ip a l i t i e s  in  M aharashtra  and the 
Bombay Rent C o n tro l Act, 1947*

4*4 The Rent Acts E n q u iry  Committee s e t  up by the
Government of M aharashtra  in  1975 examined the e f f e c t s  of 
re n t  c o n t ro l  on assessment of p ro p e r t ie s  but did not agree 
w ith  the M u n ic ip a l  F in an ce  Commission of M aharashtra  th a t  the 
tenan t o ccup ie r  should be compelled to pay the enhanced taxes 
through an amendment in  the laws, as they  f e l t  th a t  *!the 
suggest ion  r e a l l y  cuts  across  the b as ic  purpose of r e n t  
co n tro l '* .  The Committee a lso  noted th a t  the r e n t  c o n t r o l  
laus did not stand in  the way of in c re a s e s  in  the l e v e l  of 
m un ic ipa l tax es .  M u n ic ip a l  tax es , the Committee found, had 
in c reased  more than two and a h a l f  times of uhat they  wore 
in  A p r i l  1940, w h i le  the bas ic  r e n t  which the lan d lo rd  g e ts ,  
had more or le ss  remained the same. However, keeping in  
v iew  the d i f f i c u l t i e s  of the m u n ic ip a l c o rp o ra t io n s  and
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o ther l o c a l  bod ies , the Committee recommended tha t neu 
c o n s t ru c t io n s  be excluded from the ou rv ieu  o f  the Rent 
Act. For g iv in g  r e l i e f  to the m u n ic in a l i t iR s ,  the Committee 
a lso  recommended s e l e c t i v e  exemotion o f  e x is t in o  r e s id e n t i a l  
and n o n - re s id e n t ia l  nrem ises having a f lo o r  a rea  above a 
c e r t a in  l im i t  and a lso  suooested a g en e ra l in c rease  in  the 
ren t  o f o the r  e x is t in g  prem ises (C haoter X I I I  o f  the 
Report o f  the Rent Acts E nqu iry  Committee, Government o f  
M aharash tra , 1976).

4.5 The M aharashtra  S ta te  lau- Commission in  t h e i r  
rep o rt  r e l a t i n g  to ren t  la u s  in  the S ta te  (12th Report) 
recommended the exemption o f neu c o n s t ru c t io n s  from ren t  
c o n t ro l  fo r  a period  o f  ten yea rs  during uh ich  the aoreed 
ren t  should be deemed to be the ’’standard r e n t '1. For o ld  
b u i ld in g s ,  the Commission recommended th a t  the ren ts  
should be “’ f re e z e d ” a t  the l e v e l  o f  31, 3anuary 1973. For 
prem ises co n s tru c ted  a f t e r  th a t  date , the standard ren t  
should be 10 per cent on investm ent in  land and the 
b u i ld in g ,  net o f  outgo inqs in c lu d in g  m u n ic ip a l taxes .
The Commission recommended an in c rease  in  the ren t  o f  
b u i ld in g s  co n s tru c ted  be fo re  1973 a t  r a t e s  va ry in g  from 
40 Dsr cen t to 1HQ p8r c e n t .  Rents o f  nrem ises used 
fo r b u s in e ss ,  t rad e  or s to raq e ,  the Commission suqoested , 
should be in c reased  a t  1-1 t im es the r a te  o f  in c rease  
recommended fo r  o ther p ro p e r t ie s .

4.6 The C a lc u t ta  M u n ic ip a l  C o rpo ra t ion  ^ i l l ,  198H 
(CMC B i l l ) - ^  co n ta in s  p r e v is io n s  designed to remo.ve some

1/ I t  i s  understood th a t  the B i l l  has s in ce  re ce ived  
the P r e s id e n t 's  a ssen t .
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of i n f i r m i t i a s  of the '  base of  the p ro p e rty  ta x  a r i s in g  
from j u d i c i a l  r u l in g s  baaring  on assessm ent nf r e n t a l  
v a lu e  fo r .m u n ic ip a l  t a x a t io n *  For in s t a n c e , ' c lau se  134 
of the B i l l  p rov ides  t h a t  the co n so l id a ted  ra’ta  on land 
and b u i ld in g s  s h a l l  be p r im a r i l y  l e v i a b l e ,

1* i f  the land or b u i ld in g  i s  l o t ,  unoh 
the l e s s o r ;

2. i f  the land or b u i ld in g  i s  s u b le t ,  
upon the s u p e r io r  l e s s o r ,  and

3» i f  the land or b u i ld in g  i s  u n le t ,
upon the person in  whom the r ig h t
to l e t  such land or b u i ld in g  v e s ts *

Clause I 84C1 ) s t ip u la t e s  th a t  uhere the annual v a lu a t io n
of any land or b u i ld in g  exceeds the amount computed
on the bas is  of the ren t  payable to  the person l i a b l e  
to pay the ta x ,  such person s h a l l  be e n t i t l e d  to 
r e a l i s e  from h is  tenan t  the d i f f e r e n c e  b e tu een 'th e  t  ax 
a c t u a l l y  payable and the amount th a t  uould be payable 
i f  c a lc u la te d  on the b a s is  of the r e n t  payab-a to  him* 
S i m i l a r l y ,  i f  the annual v a lu a t io n  of a p roperty  which 
i s  su b le t  exceeds the amount c a lc u la te d  on the bas is  of 
the ren t payable to the ten an t  by the sub-tenan t, or 
to the Sub-tenant by the person hold ing under him, the 
tenan t t r  sub-tenant s h a l l  be e n t i t l e d  to r e c e iv e  from 
h is  s u b te n a n t  or the person ho ld ing  under him the 
d i f fe re n c e  between the co n so l id a te d  ra te  payable under 
the proposed m un ic ipa l a c t  by such te n a n t  or sub-tdnant 
and the amount which would be payable i f  the annual 
v a lu a t io n  of the p rop e rty  were computed on tho b a s is  Of 
the ren t  payable to the ten an t  by h is  sub-tenant or to  
the sub-tenant by the person ho ld ing  under him, as the 
case may be. The in t e n t io n  u n d e r ly in g  these  p ro v is io n s
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e v id e n t ly  i s  to enablo the.. C o rpo ra t ion  to assess the 
ra te a b le  va lu e  of a p ro p e rty  on the b. i i s  of the ru n t  
a c t u a l l y  being fe tched  by the p roperty  and not ju s t  
uhat the la n d lo rd  i s  g e tt in g #  I t  i s  d o u b t fu l ,  however, 
whether t h i s  in te n t io n  u i l l  be ach ieved  s ince  the 
c lause  uh ich  la y s  down the b as is  fo r  d e te rm in a t io n  of 
annual v a lu e ,  v^iz•, c lause  169, fo l lo w s  the same p a t te rn  
as th a t  of the corresponding S e c t io n  of the e x is t in g  
Act, \/iz», S e c t io n  1 6 8 ( l ) .  As b e fo re , the annual va lu e  
s h a l l  bo deemed to be the gro'ss annual ren t  a t  which the 
p roperty  might at the tirre of assessment be r easona b ly  
expected to  be lo t  from year to  y ea r ,  le s s  an a llowance 
of 10 p .c*  fo r  the cost of. r e p a i r s  and o th e r  expenses 
to m a in ta in  i t .  The sarr,Q p o s i t io n  i s  m ainta ined in  the 
BM Act oven a f t e r  the amendments of 1900. The o p e ra t iv e  
p ro v is io n s  r e l a t in g  to assessment of annual v a lue of ho ld ings  
s t i l l  runs as fo l lo w s *  i!The annual va lu e  of a b u i ld in g  
s h a l l  be deemed to  be the g ro s s  anntfal r e n t a l  a t which the 
ho ld ing  may re aso n ab ly  bo expected to  l e t  l e s s ,  in  the 
case of a b u i ld in g ,  an a llowance of 10 per centum fo r  the 
cost  of r e p a i r s  and fo r  a l l  o the r  expenses necessa ry  to  
m a in ta in  the b u i ld in g  in  a s t a te  to  command such g ross- 
r e n t a l ” ( S e c t i o n -.128(1) of Bn Act read w ith  S e c t io n  5 7 ( l )  
of Bn Amendment A c t , . 1980). The “'annua l v a lu e '1 con tem p la ted- 
in  the Howrah M un ic ipa l C o rp o ra t ion  B i l l  19-30 (h e r e a f t e r  - 
HMC B i l l )  i s  a lso  based on the concept of reasonab le  l e t t i n g  
va lu e  in  so f a r  as p ro p e r t ie s  in tended fo r  l e t t i n g  a re  
concerned (S e c t io n  89 c f  the HMC B i l l ) ,  w ith  the d i f f e r e n c e  
th a t  the HMC B i l l  makes i t  c le a r  th a t  &JLX reasonab le  ren t  
i n  t h i s  contex t s h a l l^ ie ^ a s  a t  tho time o f assessm ent.
&ut in  v iew  of the Supreme C o u r t 's  r u l in g  in  Dewan D au la t 
FWi Kapoor 's  case , ' 'reasonab le  r e n t "  must be determ ined
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accord ing  to the standards 1 id down in  the ren t  .c o n t ro l  
laws and thus the le q a l  c o n s t r a in t s  e inounterpd in  r e v is in g  
the assessments to b r ing  them in  a lignm ent ux cl; j. e u -i 1 i. 1 n a 
l e v e l s  o f  re n t  remain o o e ra t iv e  in  a l l  the m un ic ina l 
a d m in is t ra t io n s  o f the S t a t e .

4.7 One way o f  c ircum ven tin g  the nroblem c rea ted  hy
m u lt ip le  le a s in g  could be to lay  doun th^ t in the case o f
land or b u i ld in g  uh ich  i s  l e t  out the annual va lue  s h a l l  be
the maximum amount o f  annual ren t  r e a l i s e d  or r e a l i s a b l e  a t
the time o f  assessment from such land or b u i ld in g ,  whether
such amount i s  payab le  by a tenant or a sub-tenant or a
tenant o f  lower degree. However, in  v ieu  o f  the v e r d i c t  o f
the Supreme Court in  the Deuan D au la t Ra i Kapoor 's  case ,
d e te rm in a t io n  o f  ''maximum rent'* r e a l i s a b l e  in  d is reg a rd  o f
ren t c o n t ro l  laws may not stand the t e s t  o f  lau . Under the
Uest Bengal Prem ises Tenancy Act, 1956 the term ' ' t e n a n t ” .
in c lu d e s  a "su b - te n an t ” and standards o f  f a i r  ren t  would 

t*?-
apply to rent^charoed  by a tenan t from a sub-tenant a ls o .  
T h e re fo re , i f  the adverse  e f i a t t  o f  r e n t  c o n t ro l  on 
p roperty  tax assessment i s  to be m it ig  ted , s u i t a b le  
o ro v is io n s  should be made in  the re n t  c o n t ro l  laws as 
recommended by the M aharash tra  Law Commission t*  -
( i )  exempt newly co n s tru c ted  n ro o e r t ie s  from the 
o p e ra t io n  o f  ren t  c o n t ro l  fo r  ten y e a rs .an d  ( i i V t o  
a l low  enhancement o f  e x is t in g  re n ts  o f .o ld  b u i ld in o s  a t  
v a ry in g  r a t e s  depending upon the age o f  the tenancy .
There should a lsn  be a p ro v is io n  p e rm it t in g  p e r io d ic  
in c re a s e s  in  ren t  fo r  eve ry  in c rease  in  the consumer 
p r ic e  index o f  the c i t y . o r  S ta te  by more than a s p e c i f ie d  
percen tage . I t  should ber provided in  the law th a t  the 
b a s is  o f  annual va lue  w i l l  be f a i r  r e n t  or the ^rent
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r e c e iv a b le  or a c t u a l l y  re ce iv e d  by thy la n d lo rd  w h ichever 
i s  h igher as i s  tho p o s i t io n  nou in  ti j Income-tax Act 
1961" • I t  should a lso  be made c le a r  th a t  re n t  in  t h i s  
context uould in c lude  any amount payable as s e r v ic e  
charges a ls o .

4.8 U n t i l  s u ita b le ,  changes a re  made in  the re n t
c o n t ro l  laus  to permit in c re a s e s  on tho l in e s  suggested 
above, the m un ic ipa l laus  may be amended to  empower 
l o c a l  a u t h o r i t i e s  to  r a i s e  by a s p e c i f ie d  margin the 
ra te a b le  va lu e  of p ro p e r t ie s  under te n a n c ie s  to  which 
ren t c o n t ro l  laws are a p p l ic a b le  w ith  a p rov iso  th a t  the 
owner s h a l l  be au th o r ised  to  pass on the  a d d i t io n a l  
burden of the tax  r e s u l t in g  from  the enhancement of the 
ra te a b le  v a lu e .  For te n a n c ie s  which are more than 15 
years o ld ,  a n o t io n a l  in c re a s e  in  the r e n t  by 30 to  40 
per cent should be p e rm itte d . In  the case of te n a n c ie s  
-ess than 15 yea rs  o ld ,  in c re a s e  o f 15 to  20 per cent 
nay be a llow ed  •

( i i ) °_n p ro p e r t ib s  usod ' f  or no n-ra s ide n t i a l
purpose

4*9 OnQ measure which the C o rp o ra t ion  can take  
imttfcdiately to  improve i t s  f in a n ce  i s  to  impose a tax  
on commercial use of p ro p e r t ie s  in  C a lc u t t a .  A l l  s tu d ie s  
shou th a t  commercial p ro p e r t ie s  in  C a lc u t t a  are g ro s s ly  
unde .assessed• S t a l l - h o ld e r s  in  some of the busy 
commercial a reas  now pay le s s  than a rupee per month to  
the C o rpora t ion  as p ro p e r ty  tax  fo r  t h e i r  s t a l l s .  A tax  on 
commercial use of p rop e rty  w i l l  h e lp  supplement the 
e x is t in g  framework o f p ro p e rty  t  ax a t io n  in  a sim ple and

2/ S e c t io n  23(l.) . of the Income-tax A c t . 1961 as 
amended *y T axa tion  Laws fAmendment) A c t , 1975.
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inexpensive, uay. The d?qrc-~ o f  underassessment o f  markets 
i s  h ig h . in  the m u n ic ip a l i t i e s  too as i s  ev idenced bv the . 
near constancy o f  the AV o f  o r i v a t e  markets in  m u n ic ip a l i 
t i e s  l i k e  Kamarhati over decades.

4.10 Empowered by an amendment to Se c t io n  165 o f  the
Cn Act 1951 made in  1 °76 , the C a lc u t ta  C o rp o ra t ion  le v ie d
a surcharge a t the ra te  o f  50 per cen t o f the c o n s o l i d a t e d

ra te  on p rooerty  used w ho lly  or in  p a r t  fo r commercial
or n o n - re s id e n t ia l  purpose. The surcharqe was to .b e
r e a l i s e d  from the o ccu p ie r  o f such p rope rty  as p a r t . o f
the c r n s r l id a t e d  r a t e .  The le v y  was cha llenged  be fo re
the c o u r t .  I t  was upfoeld by a s in g le  judge Banch o f
the C a lc u t ta  High Court (A .H .A . Hasan P r o p e r t ie s  P r i v a t e
L im ited  v. C o rp o ra t ion  o f  C a lc u t t a )  but on ao o ea l,  a
D iv is io n  Bench o f  the High Court he ld  th a t  the surcharge
could not be in c lu d ed  in  the o c c u p ie r ’ s share o f  the

3 /co n so l id a ted  r a t e —. The ground on which the le v y  was 
nega t ived  by the D iv is io n  Bench Was not th a t  le v y in g  
such a surcharge on land and b u i ld in g  was beyond the 
competence o f  the C orpora t ion  but th a t  the surcharge 
i s  a l i e n  to the scheme o f the co n so l id a te d  ra te  as contem
p la ted  in  the CM A c t ,  1951, e s p e c ia l l y  the re co ve ry  
p ro v is io n s .  The D iv i s io n  Bench took the view th a t  the 
surcharge did not f i t  in to  the scheme o f the co n so l id a te d  
ra te  because the co n so l id a ted  ra te  has a lways been l in ked  
u i th  the concept o f  owner or o ccu p ie r  u h i le  the surcharge 
as i t  stood then proceeded on the b a s is  o f the user o f  
the p roperty  i r r e s p e c t i v e  o f  whether the user was the 
owner or the r c c u p ie r .  The co u rt  observed th a t  ’’ fo r  the

3J  Dudgment o f  D iv is io n  Bench o f  C a lc u t ta  High Court 
dated August 2, 1979 in  A .H .A . Hasan P r o p e r t ie s  
P r i v a t e  L im ited .V *  ^(rrj?(rr«:t\<rn
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re co ve ry  of su rcharge , the C orpora t ion  has to adopt 
o ther methods in  accordance u i t h  lau  o f-uh ich  some in d i c a 
t io n s  have been g iven  by us in  t h i s  judgment*'.*

4«11 I t  i s  thus c le a r  th a t  the le v y  of surcharge 
uould not be i n f e a s ib l e  provided s u i t a b le  p ro v is io n s  
uere made fo r  tha re co v e ry  o f the tax  from the user of 
the p roperty  on a fo o t in g  d i f f e r e n t  from the co n so lid a ted  
r a t e .  I t  should be p o ss ib le  to do so, e . g . ,  by p rov id in g  
fo r  p ro secu t io n  of an o ccu p ie r  who d e fa u l t s  in. fu rn is h in g  
the necessa ry  p a r t i c u l a r s  o f space occup ied  by him fo r  
commercial purposes or uho d e fa u l t s  in  paying the surcharge 
or t a x  le v ie d  on any p ro p e rty  used fo r  com m erc ia l• purposes. 
A d m in is t r a t i v e ly ,  the C o rp o ra t io n  should be able to 
en fo rce  the le v y  of the surcharge e a s i l y  by la y in g  doun 
th a t  no l ic e n c e  fo r  c a r r y in g  on any t ra d e  u i l l  be a l lou ed  
un less  the commercial surcharge i s  c le a r e d .

4*12 U h i le  i t  i s  thus p o ss ib le  to re in t ro d u ce  the 
commorci 1 surcharge u i t h  s u i t a b le  -changes in  the lau ,  
i t  i s  to  be considered uhether the surcharge should be 
le v ie d  as an a d d i t io n a l  tax  expressed as, a por- ■ nJr"_,a of 
the c o n so l id a te d  r a te  or as a separa te  tax  on the p rop e rty  
used fo r  commercial purposes* S in ce  a surcharge u i l l  be 
r e la t e d  to  the annual v a lu e ,  i t s  y i e ld ,  as a lso  in c id e n c e ,  
u i l l  depend on proper v a lu a t io n  o f p ro p e r t ie s !  hence i t  
may be conven ien t to le v y  the ta x  u i th  r e fe re n c e  to  the 
covered a rea  used fo r  com m ercial purposes independently  
of the co n so l id a ted  r a t e .  Thus the tax  may be charged 
at the r a t e ' o f ’ Rs 1 to 5 per sq. mt. of covered area  u i t h  
v a ry in g  ra to s  fo r  b u i ld in g s  lo ca te d  in  d i f f e r e n t  parts  
of the c i t y ,  such as one r a te  fo r  B-B-D Bagh a rea , one



fo r  Esp lanade and Park Street, a re a ,  one fo r  qu rra  Baza r , 
one fo r  Shy am Bazar arid so on. For t h i s  purpose, the 
c i t y  u i l l  have to be d iv id e d  in to  a f'ju commercial zones,

4.13 Assuming th a t  the s ize  o f  an average bus iness  
prem ises i s  200 sq. f t .  (2nx'1Cl) a tax at a minimum ra te  
o f  Re* 1 per sq. j£t. uould come to Rs 200 per annum or 
le s s  than Rs 20 per month and le s s  than TO qa ise  qer day, 
uhich fo r  bus iness  p rem ises lo ca ted  in  any p a r t  o f  the 
c i t y  cannot be regarded as h igh . Rates  o f  Rs 4 or even 
Rs 5 per sq. f t .  may be p re sc r ib e d  fo r  commercial use
o f Droqerty in  the B-B-D Bagh or Bu rra  Bazar a re a s .  
Separa te  r a te s  may be l a id  dpwn for vacan t land used fo r  
commercial purooses, u i t h  d i f f e r e n t  r a t e s  for different 

a reas . In  order t o 'a l l o w  fo r  the possibility th a t  sd0Cp~ 

used fo r  commercial purposes may be in  the basement o f  a 
b u i ld in g  or in  a mezzanine, a reduction may he q iven  a t  
s p e c i f ie d  percentage o f  the r a te s  f ix ed  fo r  commercial use 
o f  covered space in the area in  uh ich  the b u i ld in o  in  
question i s  lo ca te d .

4.14 The r a te s  c f  tax on cqmmercial use o f space per 
u n it  o f  area fo r  d i f f e r e n t  zones/areas may be determ ined 
a f t e r  tak in g  in to  account the p r e v a i l i n g  r a te s  o f
re n t  and sa lam i fo r  neu s t ru c tu re s  o f f e r in g  the 
usua l f a c i l i t i e s ,  i , . e . ,. u i th o u t  ta k in g  in to  account re n ts  
charged fo r  any s p e c ia l  s e r v ic e  l i k e  a i r - c o n d i t io n in g  
and so on. I t  i s  hot necessary  th a t  the in t e r  se 
d i f f e r e n t i a l  between the r a te s  o f tax as betueen d i f f e r e n t  
a reas  should a lways r e f l e c t  the d i f f e r e n t i a l  in  r e n t a l  
l e v e l s  fo r  commercial space in  the r e s p e c t iv e  a re a s .
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For the tax on oornrnsrei a ! us~: o f p roperty  can be used 
by a l o c a l  government as an instrum ent for reducing  
■congestion or inducing  land use acco rd ing  to a o ivsn  p lan . 
Thus, i t  would be q u ite  in  order to le vy  tho tax fo r  space 
used fo r  n o n - re s id e n t ia l  ourposes in  a p a r t i c u l a r  area 
l i k e  the 8-B-D Bagh area  at a ra ta  h ig h e r  than uhat uould 
be warranted., by the r e n t a l  l e v e l s  p r e v a i l in g  in  th a t  area , 
i f  i t  i s  thought d e s i r a b le  to s h i f t  o f f i c e s  from th a t  
area to some o ther  lo c a t io n *  S i m i l a r l y ,  lower r a te s  
may be charged .for space in  a reas  which are. sought to be 
deve loped . A lso , d i f f e r e n t i a l  r a te s  may be charged w ith in  
an area or zone fo r  .use o f  space fo r  i n d u s t r i a l  purposes 
i f  lo c a t io n  o f  i n d u s t r i e s  in  th a t  a rea  i s  sought to be 
d iscou raged . R e v is io n  in  the r a t e s  may be c a r r ie d  out 
from time to time to r e f l e c t  p r i o r i t i e s  o f p lann ing  and 
s o c ia l  p o l ic v  as u e l l  as to r e f l e c t  changes in  r e n t a l  
l e v e l s  and p r ic e s .  - ‘

4.15 I t  i s  d i f f i c u l t  to es t im a te  the y ie ld  o f  a tax 
on commercial use o f  p ro p e r t ie s  in  C a lc u t ta  in  the absencn 
o f  adequate d a ta . , Assuming th a t  the average r a te  o f  
re n t  cn uhich the ARVs o f b u i ld in g s  in  businoss areas  l i k e  
D a lhous ie  are assessed i s  about Rs 2 per sq. f t .  per monl 
or Rs 24 per annum, .the ARV/ per sq. f t .  uould be about 
Rs 20 and a tax a t the ra te  o f  Rs 4 in  such a reas  uould 
amount to an in c id en ce  o f  about 20 per cent o f  ARl/. 
C ons idering  th a t  the tax from commercial o ro p e r t ie s  at 
p resen t  i s  probab ly  around Rs 5 t r  Rs 5 c ro re ,  t h i s  
tax should y ie ld  another Rs 5 to 6 c ro re  i f  not more 
u i th o u t  any d i f f i c u l t y .  The commercial surcha®ge, i t  
i s  understood, was expected to y i e l d  about Rs 3 c ro re  
uhen f u l l y  implemented. S ince  t h i s  tax would be
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d e d u c t l ’_ - frcin -taxable in c "  '•, tha burden uould be 
le ss  than uhat might appear at f i r s t  sight. Also , 
there shoe 'd  ba le s s  .•opposition -t6 t h i s  impoa

4.16 In  any even t ,  th e re  i s  a good case f o r  le v y in g  a 
separate  tax  on area b as is  fo r  use c f  space in  the 
p r iva te  m arkets. Rough c a lc u la t io n s  show th a t  a t  ax 
at the ra te  of Rs 1.25 per s q . f t  - on the occup isr& o f 
space in  the p r iv a te  markets may lead to a six**fold 
in c rease  in  the revenue from these .markets. This 
est im ate  i s  based on a sample of f i v e  p r iv a t e  markets f o r  
uh ich in fo rm a t io n  on t o t a l  area could be ob ta ined  (T ab le  
IV / . l ) .  The t o t a l  area o f these markets i s  a t  present 
abcut 2,50,000 s q . f t .  A llow ing  for space to be l e f t  out 
fo r  passage, e t c . ,  the t o t a l .u s e a b le  space of these 
markets may be taken as 2,00,000 s q . f t *  A tax at the 
ra te  of Rs 1.25 uould y i e l d  Rs 2,50,000 per annum, as 
aga inst a revenue of Rs 41,276 r e a l i s e d  c u r r e n t l y .
The t o t a l  revenue of the C o rp o ra t ion  from, p roperty  t  ax 
on p r in c ip a l  p r iv a te  markets in  C a lc u t t a  i s  at p resent 
about Rs 18.42 lakh (T ab le  IV/*2)• The average r a te  o f 
tax on. ^he ra te a b le  va lu e  .of these markets comes to  o n ly ,  
about 16 per cent ( c o l .  J§j. of Table IU * 2 ) .  U i th  a tax 
at the orate of Rs 1.25 per s q . f t .  the revenue from p r iv a t e  
markets should exceed Rs 1 c ro re  a y e a r .  Even i f  the 
ra te a b le  va lue  of these  markets i s  ra is e d  as proposed on 
r e v a lu a t io n ,  “ ha revenue at the cu r ren t  average f a t e  is  
not l i k e l y  to be more than Rs 45 lakh . ■ S in ce  the proposed 
v a lu a t io n s  w i l l  i r  p r o b a b i l i t y  be con tes ted , i t  i s  
u n l ik e l y  th a t  the Corporat ion  uould be ab le  to r e a l i s e  a 
revenue of t h i s  order in  the near fu tu re  in  the o rd in a ry  
co.urse. A market l ic e n c e  fee i s  at present r e a l i s e d  
from these markets but the ra te s  ( th e  maximum being 
Rs 400) are much too lou to make any s u b s t a n t i a l  con
t r i b u t i o n  to  the revenue.
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TAB la  It/.i* 1

Selected ? r iv a te  Market-:i in  0.3 levr':ta
— Area_j_ dai e sb le Ya lue anu.

Tax Payable

Name of lo c a lit y  , Holding 
no.

Area in  
s q ;f t „

IV 'r. 
(cu rren t) 

(Ho. )

Aruma 1 
not tax 
payable 

(R s .)

(1 ) (2 ) (3 ) (4 )

Maniktola Bazar
Acharya P ra fu lla  
Chandra Road

Jadubau' s Market

1231
123

161545 47853 7764.96

Ashutosh Mukherjee 
Road 31 28215 117594 19081,48

Rashmoni Bazar
Beliaghata Main Road 123 31260 7331 798.96

Hatibagan Market - ''
Bidhan Sarani 81

82
21600 74969 12164.96

Rabindra Sarani 305A 
305B

7726 13448 1465.64

TOTAL 250346 261195 41276.00

Source? Inform ation co lle c ted  from 
D.C. (Markets) and Assessor, 
Calcutta Corporation,
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P riva te  M

m A

S', -.'.1 ~ - , -J- Q

.ry*2

Calcutta Corporotion
—  ‘ Ratea’c le  Value and '-ffax Payable

D ivis ion R.V. (cu rren t) Proposed R.V. Tax payable 
(R s .) (R s .) cir(K ^ y r

Annuel tax 
as percen
tage of R.V

(1 ) (2 ) (3 ) ' (4 )

I 275019 373193 44579.28 16.21
I I 254705 516910 39494,04 - 15,51

I I I 658555 967439 91290.68 13-86
IV 86003 143410 13559.12 15.77
V 974854 1578162 156084.68 16.01

V I 103463■ 151460 16354.56 15*81
V II , 101529 162630 15662.60 15.43

V I I I 7452276 20588794 1213186.60 16.28
IX 426407 566115 69191.48 16.23
' X 190929 352664 29635.64 15.52
X I 62553 1016( 3 9164.60 14.65

X II 32537 66423 4409.32 13.55
X I I I 310638 289575 3: 303.04. , • 15*81
XIV 175911 228015 28457.16 16.18
XV 248088 365861 40174.56...... 16.19

XVI 165807 289218 25688.84 15.49
Tollygunge 8.5616 - 11626.56 13.58

15 • 8^
• TOTAL 11504890 26741478 184-1863.84 «« /?-tjKSpjL

Source: Inform ation co llected  from
D.C.(M arkets) and Assessor* 
Calcutta Corporation.
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4 * 17 Tho l e v y  or a cax a i  a f l a t  r a t a  po:: sq .m t .  —
3ven though tha  r a t e s  would v a r y  betwa n d i f f a r a n t  zones 
Hr ditida —• hij.y11c be c h a l l e n g e d  on the gro 
i s  i n i q u i t o u s  as i t  would not prov3.de r a a a o n a b la  c l a s s i 
f i c a t i o n  among t a x p a y e r s  in  d i s s i m i l a r  c i r c u m s ta n c e s *
This  argument? however, can be met by p o in t in g  out th a t  
.it i s  a tax  on tha commercial use of p rope rty  and no one 
would be compelled to pay i t  un less one uses any space 
in  the c i t y  fo r  commercial purposes, j u s t  as no one is  
compelled to pay s a le s  tax  un leas one buys a product 
l i a b l e  to the tax* B e s id e s ,  the tax would be intended 
to serve  a u s e fu l  economic purpose, namely, promoting the 
op t im a l use of urban land which is  a v a lu a b le  asse t  of 
the community* I t  can a lso  be argued th a t  commercial 
use of urban space e n t a i l s  c e r t a in  costs  to  the 
community in  the form of congestion , in f lu x  of people 
from o u ts id e  ( f l o a t i n g  p o p u la t io n )  and so on, and the best 
index of such cost is  tho s iza of the space accup ied by 
a business prem ises. Thus, a ineo tne tax ,w ou ld  be r e la te d  
to the c ' J . i t i v s  - in  v ie w , t! should ba no v a l id  
le g a l  o b je c t io n  ta  i t s  l a v y .  I t  i s  a ]-c  r e le v a n t  to 
r e c a l l  th a t  ■;h5.lo r e q u i r in g  •' ' _t a reasonable- /
f i c a t i o n  among taxpayers  must .be made w h ile  tax ing  
persons in  d i s s im i l a r  c ircu m stan ce , cou rts  have la id  
down th a t  a c l a s s i f i c a t i o n  would-be regarded as reasonab le  
i f  ( i )  i t  i s  based on an i n t e l l i g i b l e  c r i t e r i o n  or 
d i f f e r e n t i a  and ( i i )  the d i f f e r e n t i a  has a r a t i o n a l  
r e l a t i o n  to the o b je c t  sought to be ach ieved  by the 
s ta tu te  in  question* U h i le  r u l in g  the Mysore B u i ld in g s  
Tax Act as u n c o n s t i t u t io n a l  because of absence of reason
able c l a s s i f i c a t i o n  ~  i t  was le v ie d  a t ^ f l a t  r a te  per 
u n it  of area —  the court had observed ( Bhuvaneswariah 
v* S ta te  of M ysore ):
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,;.w c l a s s i f i c a t i o n  c. „p ted  appears to be 
a m echan ica l f o r m a l i t y  dev ised  in  a 
haphazard manner as cover f o r  a i s in g  money.
I t  £ not d is c lo s e  J i f f e r e n t i a t i o n  n. ' ,fc 
to the burden being heavy in  sorra c-ases and 
l i g h t  in  o th e rs  —  the o b je c t  of the Act is  not 
to l im i t  the f lo o ra g e  of the bu ild incp  in towns 
but to r a is e  p u b l ic  revenue * T h e re fo re ,  the 
c l a s s i f i c a t i o n  on the bas is  of the f lo o ra g e  has 
no r e l a t io n s h ip  w ith  the o b je c t  of the ACT.H

4*18 I t  may not be wrong to in f e r  from the o b se rv a t io n s  
quoted above th a t  the co u r t  might have taken  a d i f f e r e n t  
v iew  had the o b je c t i v e  of ta x in g  on the b a s is  of f l o o r  
space been to counter urban congestion  or some o ther 
c le a r  and d e f i n i t e  o b je c t i v e  and not m ere ly  r a i s in g  
revenue* S in ce  the le v y  of tax  on com m ercia l use of 
p ro p e r t ie s  would have some d e f in a b le  o b je c t i v e s  in  v iew , 
v i z *, ( i )  e l im in a t io n  of s u b j e c t i v i t y  and in e q u it y  in  
assessment and ( i i )  promoting e f f i c i e n t  use of land and 
a lso  reduc ing  congestion  in  s p e c i f ie d  areas (such  as 
in  D a lhous ie  Sq u a re- Esp lcn ad e ) ,  i t  may be contended w ith  
good reason th a t  i t  would not in v o lv e  any v i o l a t i o n  of 
A r t i c l e  14• B e s id e s ,  a lthough  taxes are u s u a l l y  le v ie d  w ith  
re fe re n c e  to some index of the a b i l i t y  to  pay, not uno fton , 
departu res  are made from s t r i c t  adherence to  the a b i l i t y  
p r in c ip le  in  p u rs u it  of o b je c t i v e s  of s o c i a l  and economic 
p o l ic y *  Hence to i n s i s t  t h a t  no ta x  on land or b u i ld in g  
can be l e v ie d  except w ith  re fe re n c e  to  a c tu a l  r e n t a l  v a lu e  
would not be reasonab le  s in c e  th a t  would r u le  out the le v y  
of a tax  on land or b u i ld in g  to ach ieve  o b je c t i v e s  l i k e  
reduc ing  congest ion  and p o l lu t io n *  Such a stand would a lso  
imply a p re- su p p o s it io n  th a t  no tax  can be l e v ie d  excep t on 
a net income or output b a s is ,  ..which, as J u s t i c e  Sa rk a r  
pointed out in  a d is s e n t in g  judgment in  the c e le b ra te d
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Moo p i l  ‘o case ( K. T* /bo p i I  Nair v .  S t a tu  of. K e r a la ) ,
■'would have v e r y  f a r r a a c h in g  • consequences.' To quote 
Sea rvax , L!; ■ netad a u th o r i t y  on C o n s t i tu t io n  .* ■'■- -j;
•it uould lead  to the co n c lu s io n  th a t  unproductive  land 
cannot be taxed at a l l  uh ich  would mean th a t  ::ha Sta te  ’ s 
power to t  ax land would be in o p e ra t iv e  in  r e s p e c t  of 
unproductive  la n d !f ( S e e r v a i ,  H.M. 1975, v o l .  2, p. 4 I 4 ) ,  
and a lso  i t  uould ru le  out the le v y  of even s a le s  tax  and 
e x c is e .  Thus a tax  on commercial use of p rope rty  at a 
f l a t  r a te  per u n it  araa d i f f e r e n t i a t e d  accord ing  to  zones 
should bo l e g a l l y  s u s t a in a b le .

4»19 Both the BW Act as amended by the BIV Amendment Act, 
and the HMC B i l l  provide fo r  the le v y  of a surcharge 
a t  such r a t e  not exceeding 50 per cent of the c o n so l id a te d  
r a te  as the Commissioners or the N ayo r- in-C oun c il may from 
time to time determ ine on any land and b u i ld in g ,  used u h o l ly  
or p a r t i a l l y  fo r  com m ercia lj i n d u s t r i a l  or any o the r  non- 
r e s ' id e n t ia l  purposes ( S e c t io n  124(2.) of tne Bn Act and Clause 
89 of the HmC B i l l ) .  W h ile  i 10 in c c rp o r a t io  of these 
p re v is io n s  marks a.i improvement on th& e x is t in g  s i t u a t i o n  and 
shou ld- he lp  to augment the revenues of che Hoi'1'pH and o ther  
m u n ic ip a l i t i e s  of the S t a t e ,  l in k in g  the com m ercial s u r 
charge w ith  the AV of the ho ld ings  v i a  the co n so l id a ted  r a te  
may act as a drag on the r e a l i s a t i o n  of a s i g n i f i c a n t l y  
la r g e r  revenue from commercial ho ld ings than a t p resent 
as long a s  the AVs cont inue to  be underassessed . Hence, 
i t  uould be d e s i r a b le  to impose a sepa ra te  tax  J3n commer
c i a l  use ' c f  p rop e rty  at a f l a t  ra ta  per u n i t  area with' 
d i f f e r e n t  r a te s  f ix e d  f o r  d i f f e r e n t  zones, as suggested 
above fo r  C a lc u t t a .  Th is , uould atfoid the problem of 
r e v is in g  the AVs of com m ercia l ho ld ings and a ls o  the ;
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in e q u i t ie s  uh ich  might be compounder! i f  a su rcharge  is  lo v ie d  
on the b as is  of the c u r rn n t  Al/s because of the d i s p a r i t i e s  
p r e v a i l in g  in  the s tandards  of assessment a t  p re sen t .

i i i . ;  Take ovar e nd .Por_io_d_ical _auct ioninq_ of

.Er,^ la a rJ i JJ i s

4.20 For a feu markets  uhere the number of f l o a t in g
. f . • •

vendors i s  la rg e  and tho d a i l y  tak in g s  from such vendors 
are q u ite  s u b s t a n t i a l ,  but the r e n t a l  income of the 
la n d lo rd  is  d i f f i c u l t  to a s c e r t a in  or e s t a b l i s h  u i t h  
adequate e v id en ce ,  i t  uould be exped ien t fo r  the 
C o rpo ra t ion  to take over the markat and au c t io n  the 
r ig h t  to run i t  p e r i o d i c a l l y ,  s a y ,  e ve ry  f i v e  y e a r s .
Taxing p ro p e r t ie s  l i k e  th js e  markets on the bas is  of 
p roveab le  r e n t a l  v a lu e  cannot get at t h e i r  r e a l  e a rn in g  
c a p a c i t y  even u i t h  the best of i n t e n t i r n s .  As noted in  
Chapter I ,  there  are markets in  C a lc u t t a  uh ich  opera te  
day and n igh t u i t h  thousands of vendors coming and s e l l i n g  
t h e i r  product on pay^on t  of a r a n t  .or fee  on a d a i l y  
b a s is *  There is  j u s t  no uay  of daterm; inq the c o r r e c t  
amount o f  income earned by the lan d lo rd s  of the markets 
from such vendors . Tha C o rp o ra t ion  should be ab le to 
in c re a se  i t s  revenue by more than Rs 1 c ro re  a year i f  i t  
takes over on ly  h a lf '  a dozen such markets in  the c i t y .

4 «2 l Another a l t e r n a t i v e  f o r  the C o rpo ra t ion  could be 
to take-over such markets and run them by i t s  nun s t a f f  
in  the samo uay as the m un ic ip a l m arkets . However, the 
co s t  of funn ing  the markets seems to be much too h igh  to 
make i t  rem unera tive  -for the C o rp o ra t io n  to run them. A 
b e t te r  cou rse , t h e r e fo r e ,  uould be to auc t ion  the r i g h t
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to run these  markets p e r i o d i c a l l y  to the h ig h e s t  b idder, 
those who take the le a se  o f  the marke&for the s t ip u la t e d  
p e r iod  should a lso  be e n t i t l e d  to r e c e iv e  the ran t  from the 
permanejt s t a l l  h o ld e rs  who, houever, should be sub jec ted  to 
the tax on commercial use o f  p rop e rty  proposed e a r l i e r  at 
the r a te s  a p p l ic a b le  to  the area  .whore the market i s  lo ca te d .  

A s im i la r  system fo r  p r i v a t e  markets in  the m u n ic ip a l i t i e s  
a lso  would he lp  to step up the revenues a p p re c ia b ly  w ith in  a 
sh o rt  p e r io d . M arkets in  Howrah o f f e r  p a r t i c u l a r l y  good 
scope fo r  r a i s in g  revenue in  t h i s  way because o f  t h e i r  
s iz e  and the volume o f  t r a n s a c t io n s  which taka  p la ce  in  
them. The p r a c t i c e  o f  a u c t io n in g  such r ig h t s  i s  not unknown
e .g .  in  the case o f  f e r r i e ^  and l iq u o r  shops^ Experience  shows 
th a t  i t  can work w e l l .

i v . Treatment o f  ouher-occupied p ro p e rty

4.22 As noted in  Chapter I ,  the annual va lu e  o f  owner- 
occupied p ro p e r t ie s  i s  g e n e r a l ly  assessed a l i t t l e  
l e n ie f f t l y .  The p r e f e r e n t i a l  trea tm ent o f  owner-occupied 
houses, however, does not have any l e g a l  sanction#- There 
i s  noth ing  in  the s ta tu te  which a u th o r is e s  t h i s  .p ra c t ic e  
which has come to  p r e v a i l  a lmost by an u n w r i t te n  conven tion . 
The concess ion  th a t  i s  to be a llowed fo r  the owner- 
o ccyp a t io n  i s  a lso  not s p e c i f ie d  anywhere e i t h e r  in  the 
CM o r BN Act or in  any w r i t t e n  code. In  the- g u id e l in e  issued  
by the A d m in is t ra to r  o f  the C a lc u t ta  C o rpo ra t ion  in  1973 i t  
was mentioned th a t  p rem ises not l e t  ou t and in  the
occupation  o f  the owner should be assessed on the b a s is  o f  
the Va lue  o f  land and c o s t  o f  c o n s t ru c t io n  o f  the b u i ld in g  
and the g foss  annual r e n t a l  should be determ ined a t  the ' 
r a te  o f  6 per cen t o f  the same. Where the prem ises are
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p a r t ly  l e t  out snd p a r t l y  occupied by the owner, tho ARV/ 
of tha owner occupied portion  should be . assessed ns i f  he 
uas ‘'tha o ld e s t tenant and the f a i r  re n t of tho ouner *s 
poDttion should ba determ ined on tho basis of r a n t  paid by 
the o ld  tenants of the lo c a l i t y '1. The gu id e lin e  goes on 
to say th a t ;,in  tether words the f a i r  ru n t of the owner's 
portion  of the b u ild in g  u i l l  be somewhat le ss  than the 
a c tu a l ren ts  paid by tha tenants of the s amo b u ild in g if *
Tho c o n c e s s i o n  to be a c t u a l l y  a l l o w e d  to oimer**QC<;upied 

pro par t i e s  is thus l e f t  e n t i r e l y  to the d i s c r e t i o n  t»f 

the a s s e s s i n g  -off i c e r #  I t  h a r d l y  TxiGds- p a in tin g  out t h a t  

apart from being a s îui^ce. -of i n e q u i t y ,  a ion->|hijoh
can be g r a n t e d  by the assessing  o f f i c e r s  at t h e i r  

d i s c r e t i o n  a n d  w i t h o u t  ariy s p e c i f i e d  is*-o®*iaal£-trvy*

fo r  any tax  a d m i n i s t r a t i o n *

4*23 lifhile the p ra c t ic e  o f accord ing  pref©T'ar^tiai, 
treatm ent ta  av*ner—occupied p ro p e rties  is  w idespread 
in  Ih 'd ia  and is  p reva len t in  roast c i t i e s ,  i t  should be 
re a liz e d  th a t th is  p ra c t ic e  can be a source of not o n ly  
h o r iz o n ta l but a lso  v e r t ic a l  in e q u ity  in  the p roperty  
tax system# Our survey of some of the r e la t i v e l y  
homoger^ius r e s id e n t ia l  areas shous th a t the  assessed va lues 
of s im ila r  s tru c tu re s  var y  u id e ly  as between ren ta l and 
ouner^occupied premises* Sometimes*, the assessment of 
.Owner ~occu pied property  is  about l/5 th  to l/3rd. of th a t 
fo r  non-owner-occupied p ro p e rties*  S in ce  many of the 
owr\e*-*ocfcupiers are g e n e ra lly  in  h igher income • lasses 
and the concession becomes, more s u b s ta n t ia l fo r  r e ja t iv ie ly  
large : p ro p e rtie s , the d is c r im in a t io n  in  favjour of owner* 
occupation may heighten the r e g r e s s iv i t y  of the property 
tax system* As Bah l po in ts out, the ra t io n a le  of th i§
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fe a tu re  of the  p rope rty  tax i s  d i f f i c u l t  to a p p re c ia te  s ince  
the p roperty  tax ra te  s t ru c tu re  i s  graduated presumably to 
c a s t  a la rg e r  tax burden on h ig h e r  ..income re s id e n t s  (B-ahi, R. 
1979), although, the re  may be a case.-for some concess ion ' fo r 
ouner-occupation  o f  r e l a t i v e l y  s m a l l- p ro p e r t ie s ' to  avoid 
h a rdsh ip  to widows and p e n s io n e rs  l i v i n g  in  t h e i r  otJn houses.

4.24 P r e f e r e n t ia l  trea tm en t o f oWner-pfccupied H ouses ''is  
a lso  q u es tio n ab le  on e f f i c ie n c y  grounds. Such co n cess io n a l 
trea tm en t encourages w a s te fu l use o f  housing  by p e rm itt in g  
ow ner-occup iers  to r e ta in  a la r g e r  p ro p o rt io n  o f b u ilt- u p  
space than i s  s t r i c t l y  needed by them. T h is  p r a c t ic e  i s  
a l l  the more in d e fe n s ib le  in  the case o f  p ro p e r t ie s  owned 
by bu s in ess  co n ce rn s . The lo s s  to the m u n ic ip a l a u th o r i t ie s  
as a r e s u l t  o f  the co n ce ss io n a l trea tm en t o fo w n e r- o ccu p ied  
prem ises must be c o n s id e ra b le , as may be seen from the 
in s ta n ce  o f  one such prem ises g iven  in  Chapter I .  T h e re fp re , 
the annual va lu e  o f owner-occupied p ro o e r t ie s  should be 
assessed  on the b a s is  o f  the maximum r e a l is a b le  re n t .  I f ,  
how ever, ow ner-occupation i s  to be t re a te d  fa vo u ra b ly  to 
avo id  h a rd sh ip , the rebate , or a llow ance  to be g iven  should 
be s p e c if ie d  in  the. law and such a llow ance  should be r - 
r e s t r ic t e d  on ly ' to p ro p e r t ie s  occup ied  by the owner f 0r h is  
own r e s id e n t ia l  and not com m ercial purpose.

4 .25 ’ The CMC B i l l  p rem its  in  the case o f  owner- 
occup ied  h o ld in g s  a deduction  o f  ( a )  t h i r t y  per cen t 
where the g ross  annual re n t  does not exceed Rs 600 and 
(b )  where i t  exceeds Rs 600 a t r a te s  reduced by ,xmsH>8r'cen— 
tage p o in t fo r  e ve ry  Rs 600 so th a t  no reb a te  w i l l  
be a v a i la b le  fo r  p ro p e r t ie s  o f  which the g ross
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r e n t  exceeds Rs 13,000. Also no such re d u c t io n  u i l l  be 
allouecl un less  tha p roperty  is  user4 f o r  r e s i d e n t i a l  purpose 
or i f  • the t o t a l  covered area  exceeds 100 sqarc m-jtros or 
uhere a person owns or o c cu p ijs  more than one p lo t  of land 
or b u i ld in g  or po rt ion s  tnarou f u i t h in  the m un ic ipa l 
l im i t  of C a lc u t ta  (v id e  p rov isos  to C lause 169(1) of the 
B i l l ] *  P ro v is io n s  l ik e  these are long overdue and should go 
a long uay to b r ing  soma u n ifo rm ity  and f a i r n e s s  in ' t h e  
assessment o f ounor-occu pied p ro p e r t ie s .  The High L e v e l  
E x p e rt  Committoo on Madras Co-rpqration A d m in is t ra t io n  
(1978) rccorfimendod th a t  no concess ion  should be g iven  to 
owner-occupied p ro p e r t ie s  u i t h  annual va lu e  exceed ing a 
s p e c i f ie d  l im i t  of say Rs 5000 ( v o l .  I I ,  p .293 ).

4*26 Tho measures fo r  reform ing  the bas is  of assessment of 
ouner-o$cupied due ll ings-  proposed under tho CMC B i l l  r e fe r r e d  'co 
above are absent in  the HMC B i l l  and tho BM Amendment A ct .
The r e le v a n t  p ro v is io n  o f the HMC B i l l  runs as f o l l o u s i

"The annual v a lu e  of any b u i ld in g  not e re c te d  f o r  
l e t t in g  purposes and not o r d i n a r i l y  l e t ,  s h a l l  be 
dee mer! to be 5 per cent on tho sum obta ined  by 
adding the es t im a ted  p resen t cost of e r e c t in g  the- 
t u i ld in g  legs a reasonab le  amount to bo deducted 
on account of d e p re c ia t io n  ( i f  an y ) ,  to the 
estimated p resen t v a lu e  of. the land va lued  u i t h  
tht? b u i ld in g  as p a rt  of the same prem ises '1.

' (C lause 89 of HMC B i l l ) .

I t  i s '  a*so provided th a t  f o r  t h is  purpose ' in s te a d  "of 5 per 
cent of hhe p resent co s t  of the b u i ld in g  ( n e t  of d e p re c ia t io n )  
a lower' percentage may be t  aken under: exceptional-  c ircum stances 
uhere ths AV does not exceed Rs 50.0, but such a ho ld ing  
may be reva lued  any time a f t e r  the. e x c e p t io n a l  c ircum stances  
cease to  s^ is t  (p ro v is o  to c lau se  89 of HMC B i l l ) .
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Assessment o f  owner-occupied p ro p e r t ie s  under the R™ Act 
proceeds on the b a s is  o f  reasonab le  l o t t i n g  v a lu e .  A ssess
ment on the b a s is  o f  c a p i t a l  value i s  p e rm is s ib le  under the 

Act on ly  where the r e n t a l  value cannot be e a s i l y  es t im a ted .

4.27 The p ro v is io n  o f  the HMC B i l l  con tem p la t ing  the 
assessment o f  owner-occupied b u i ld in g s  on the b a s is  o f  the 
p resen t va lue  o f  the b u i ld in g s  p lus  the p resen t  va lue  o f  
land seems to be a r a t i o n a l  one and should he lp  to promote 
Optimum use o f  space and reduce waste o f  sca rce  accorMTvodation 
in  urban a rea s .  Only the ra te  o f  r e tu rn  to, be imputed on 
the va lu e  o f  land and b u i ld in g ,  th a t  i s ,  5 per cen t seems 
to be a l i t t l e  too low. The prbper course  would be to take 
the ra te  o f  re tu rn  a t 9 per cen t as p rov ided  fo r  in  the 
BN Act fo r  h o ld in g s  fo r  which the annual l e t t i n g  va lue  
cannot be e a s i l y  determ ined but a t  the same time some 
concess ion  on the CMC B i l l  o a t te rn ,  th a t  i s ,  a deduction  
o f  30 per cen t  where the g ross annual va lu e  a r r iv e d  a t  on 
the land and b u i ld in g  method does not exceed Rs 6nn may be 
a l low ed . T h is  p a t te rn  may be fo llow ed  in  the m u n ic ip a l i t i e s  
( i e . ,  in trod uced  in  the Bn AcO  too . I t  i s  d i f f i c u l t  to  see 
why the d i s t r i c t  m u n ic ip a l i t i e s  should fo l lo w  the C a lc u t ta  
p r a c t ic e  o f  a ssess in g  owner-occupied p ro p e r t ie s  oh gross 
r e n t a l  b a s is  w h i le  a d i f f e r e n t  method i s  thought more 
a p p ro p r ia te  fo r  Howrah. The Howrah p a t te rn  seems to be more 
s u i t a b le  fo r  the m u n ic ip a l i t i e s .  Some concess ion  should be 
provided upto s p e c i f i e d ' l i m i t s  fo r  owner-occupied h o ld in g s  
on the p a t te rn  o f  p ro v is io n s  in  the c n c  B i l l  w ith  s u i t a b le  
v a r ia t io n  in  the l im i t s  upto which the concess ion  w i l l  be 
g iven to take account o f  d i f f e r e n c e s  in  re n ts  and p ro o e r ty  
va lu e s  in  d i f f e r e n t  towns.
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%vj _fl3se_ss,mr-‘nf _ ;f A a1(!

4*28 S e c t io n  168(2) of tho Cii Act 1551 p .o v i .^ o  chat?

;tI f  thq g ro ss  annual r a n t  of any 1 jr. ' not 
o r d in a r i l y  l e t  cannot be e a s i l y  e s t im a te d , 
the gross annual ro n t  of tho land fo r  tho 
purpose of sub-Soction  ( i )  s h a l l  be deemed 
to be 5 par cant of the e s t im a te d  p resent 
va lue  of the la n d :5.

In  terms o f th is  .p ro v is  io n , v a ca n t land in  C a lc u t ta  is  
assessed a t 5 per cent o f the c a p it a l 'v a lu e  o f the  • 
land* A s t r i c t  a p p lic a t io n  o f t h is  p ro v is io n  uould 
re q u ire  th a t  fo r  purpose of assessm ent o f p ro p e r t ie s ?  
w herever the annual r e n ta l  method cannot be fo llo w ed  
and the annual va lu e-h as to  be determ ined  on the b a s is  
o f the c a p i t a l  v a lu e ,  so fa r  as the land is  concerned , 
the annual v a lu e  should be ta k e n  a t 5 per cen t of the 
es tim ated  pre se n t valufe of the la n d . In  p r a c t ic e ,  
however, vacan t lands i*} C a lc u t ta  are seldom assessod 
a t t h e i r  c u rre n t market va lue* Where the land has 
changed hand and the sa l*  p r ic e  is  a v a i la b le ,  5 per 
cen t th e re o f is  taken  as the annual v a lu e *  In  a l l  
o the r cases , the land is  '/alued at the o r ig in a l  c o s t  
and ort subsequent r e v i s i o n  not mofe than 10 per cen t 
in c rease  is  u s u a lly  made*

4*29 Land in  a c i t y  l ik e  C a lc u tta  is  an ex trem ely  
p rec iou s  a sse t and the co s t of i t s  sub-optim al use is  
v e ry  h igh fo r  the community# Uhatever may be the 
immediate d is t r ib u t io n a l  consequences, use of the 
p ro p e rty  tax  as an instrum ent o f inducing  e f f i c i e n t  use



- 271 -

of va ca n t  land can on no account be o b je c ted  ,to . . The 
c u r re n t  p r a c t ic e  of a s se ss in g  vacan t  land mostly a t 
the o r i g i n a l  co s t  uh ich  may be a sm a ll  f r a c t i o n  of ths? 
c u r re n t  va lu e  of the a s se t  and th a t  too a t 5. per cent 
th e reo f  uhen the r a te  of r e tu rn  on sa fe  investm ent l ik e  
bank d ep o s its  is  10 per cen t leads to i n e f f i c i e n t  use 
of land and a lso  sp e c u la t io n *  Taxation  of va can t  land 
c a l l s  fo r  re form  in  tuo d i r e c t io n s *  ( i )  i t  i s  necessary  
to ensure th a t  the p resen t va lu e  of the land is  es t im ated  
a t  a va lu e  to approximate as near i y  as p o ss ib le  the market 
v a lu e  and ( i i )  the r a te  of r e tu rn  to .be a p p l ied  to, the 
c a p i t a l  v a lu e  should be brought on par u i t h  the c u r re n t  
y i e ld  o f sa fe  in ve s tm en ts .

4*30 The CMC B i l l  p rov ides  fo r  the assessment of the 
annual v a lu e  of va can t  land at 7 per cent" of the es t im a ted  
market va lu e  of the land (C lau se  169 (2.) of the B i l l ) .  
D e te rm ina tion  of market va lu e  is  not an easy  task  
e s p e c ia l l y  in  v ie u  of the p ra c t ic e  of u n d e r-s ta t in g  the 
r e a l  v a lu e s  in  t r a n s fe r  deeds. The com parative  s a le s  
method thus may not be of much a v a i l  in  e v e ry  case* Never
th e le s s ,  t r a n s a c t io n s  in  land and b u i ld in g s  are en tered  
in to  by the Government or semi-government agenc ies  on a 
f a i r l y  la rg e  s c a l e . '  Auctions are held fo r  land ouned 
or developed by a u t h o r i t i e s  l ik e  the Improvement T ru s t  
or the C a lc u t t a  M e tro p o l i ta n  Development A u t h o r i t y ,
(CMDA). M atters  r e l a t i n g  to v a lu a t io n  are decided 
from time to time by the Land A c q u is i t io n  C o l le c to r  
or the ap p ro p r ia te  A p p e l la te  A u th o r i ty  u h i le  1 
s e t t l i n g  c la im s fo r  compensation fo r  land acqu ired  fo r  
p u b lic  purposes. I f  da ta  reg a rd in g  these are c o l l e c t e d
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r e s p e c t ,  the p ro v is io n s  of th j  BH Act (as  emunded by the 
BM Amo nd me nt Act.) and of tho HMC B i l l  r e q u i r i n g  the 
assessment of v a c a n t  lands at an amount not axcaa : inn a p.jr 
cant on the- est im ated  p rasan t value of ths land are undoub
t e d ly  an improvement o n ■t h e ■e a r l i e r  p ro v is io n s  of tha BH 
Act u h i c h  perm itted  o n l y  r a a a o n a b la  ground r a n t  to  be taken 
in to  account. Houevor, tha r ato of r e t u r n  of 5 per cen t  
s t ip u la t e d  fo r  the computation of AV seams to be a l i t t l e  
too leu co n s id e r in g  t h a t  tha r a t a  of a p p re c ia t io n  of land 
has been more than 10 per cent per annum in  a l l  im portan t 
urban areas of the c o u n try .  Perhaps, the r a te  of r e tu rn  
could  be v a r ie d  from 5 per-cent to 9 per cent accord ing  
to the c la s s  o f  the m u n ic ip a l i t y • I t  may be noted in  th is  
con tex t t h a t  the amended Bf7] Act r e q u ire s  th a t  in  the case  
of a b u i ld in g  of uh ich  the gross annual r e n t a l  cannot be 
e a s i l y  es t im ated  or a s c e r t a in e d ,- the AV s h a l l  be deemed 
to be an amount not exceed ing 9 per cent of the V a l u e  of the 
b u i ld in g  on such ho ld ing  a t  the tim e of assessment p lus 
a reasonab le  ground re n t  fo r  land comprised in  the ho ld in g .
I t  is  tc  b e ' noted f u r t h e r  in  th is  con tex t th a t  s iz e a b le  
areas of vacan t la n d ’ a r e ' r e ta in e d  in  many ho ld ings p a r t i c u l a r l y  
i n d u s t r i a l  u n its  and in  such cases the AV has to be detormined 
on the bas is  of reasonab le  ground re n t  of the e n t i r e  araa  of 
land comprised in  the u n i t  even though most of i t  may be ly in g  
v a s a n t *  As may be 'Seen from the. study of assessment of some 
of thp hold ings in  Kam arhati, t h i s  r e s u l t s  in^lross under
v a lu a t io n  of V a c a n t  land u i t h  consequent i l l  e f f e c t  on the 
e f f i c i e n c y  of land use. ‘There is  no reason uhy the AV of the 
land comprised in  a ho ld ing  having a b u i ld in g  on i t  should 
not be assessed 'ay app ly ing  the p resc r ib ed  r a te  of r e tu rn  
on the est im ated  present v a lu e  of the land as is  nou 
p resc r ib ed  in  tJne Act fo r  ho ld ings co n ta in in g  o n ly  
vacan t  land and a lso  as la id  doun in  the HMC B i l l *
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. v i *  In c lu s io n  -if p lan t  a nr! machinery i n l and and 
Jb u il

4.32 Under the CM Act 1951, in  c a lc u la t in g  tha va lu e  
nf land and b u i ld in g - th e  v a lu e  of any p lan t  or machinery 
enumerated in  a Schedu le  to the Act uas in c lu d ed . The 
CMC B i l l  does not c o n ta in  any such p ro v is io n .  On a s t r i c t  
in t e r p r e t a t io n  of the la u ,  the terms :,lan r ' i? and ’’b u i ld in g '1 
do not in c lude  p la n t  and equipment except those needed 
to make the p rope rty  useab le*  B e s id e s ,  as the Commission 
on the Reform of P ro p e r ty  T ax a t io n  in  O n ta r io  (1977 ), 
knoun a f t e r  i t s  chairm an as the B l a i r  Commission, observed :

"As a matter of p r a c t i c a l i t y  r a th e r  than of 
p r in c ip le ,  one may u e l l  po in t to .tho adm in is 
t r a t i v e  d i f f i c u l t i e s  in h e re n t  in  a tax upon 
persona l p ro p e r ty .  R e a l  p ro p e r ty  is  f ix e d  in  
n a tu re .  A b u i ld in g  does not uander about. A 
la th e  may u e l l  be moved:!» ( p . 1 0 ).

Hence the Commission recommended th a t  fo r  • m un ic ipa l a s se ss 
ment, p roperty  should in c lu d e  land and any b u i ld in g  or 
o ther s t ru c tu re  on- i t  in c lu d in g  o n ly  such' machinery and 
equipment as i s  a part  of such b u i ld in g  and i s  used 
or re q u ire d  fo r  the fu n c t io n a l  o p e ra t io n  of the b u i ld in g  
(recommendation number l . R . l ,  p . l l ) .

4*33 I t  may bs. added th a t  in  Bombay a lso  by v i r t u e  
of S e c t io n  154 ( 2 )  of the M un ic ipa l ActT the va lu e  of 
any p la n t  and machinery conta ined or s i tu a te d  in  or 
upon any b u i ld in g  or land is  not inc luded  in  the V a l u e  

of such land and b u i ld in g  assessed on CU b a s is *  Houever, 
in  e s t im a t in g  the re n t  uh ich  a h y p o th e t i r a l  tenan t uould 
pay, the enhancement in  the l e t t i n g  va lu e  of the premises
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r e s u l t in g  from tha f r j 3g not: j f  thu m ach inery  can ba taken 
in to  account provided such machinery e s s e n t i a l  fo r  
making the promises f i t .  fo r  the purposes fo r  which they 
are meant, such as a l i f t  or a pump ^rtele, R.G# 1977, p .4 2 ).

4 . 3 4  Tho M u n ic ip a l F in a n ce  E n q u iry  Committee of Karna
t a k a  (1975.), houavor, f a vo u re d  the  assessment of p lan t  
and machinery f o r  l o c a l  p roparty  t a x a t io n .  In t h e i r  
v ie u ,  though the o n try  in  the C o n s t i tu t io n  empowering
the S ta te s  to le v y  the tax r e f e r s  on ly  to lands andno
b u i ld in g s ,  " th e re  can b e^ ob jec t ion  i f  P la n t  and Machinory 
in c lu d in g  f u r n i t u r e  is  inc luded  fo r  purposes o f assess ing  
c a p i t a l  va lue  on which a reasonab le  r a te  of 6 per cent 
cou ld  be assumed fo r  a ssess ing  the r e n t a l  v a lu e ” (p .  147).

4.35 In d u s t r i a l  use of land and b u i ld in g  e n t a i l s  costs  
to ths community which ara e x te rn a l  to the e n t e r p r i s e .  
T h e re fo re , an a d d i t io n a l  tax  on- in d u s t r ia  1 p ro p e r t ie s  is  
not u n ju s t i f i e d .  In d u s , on of p la n t  and machinery in  -the 
bass of p roperty  t  ax is one way o f imposing such a tax'. 
Howe/er, the • r e s t r i c t i v e  manner in  uh ich  the value of p lan t  
and irachinery was so f a r  inc luded  in  the base —  on ly  those 
s p e c i f ie d  in  a schedule  of the CM'Act was in c lu d ib le  —  
undermined the e f f i c a c y  of th is  method. A lso , the- Corpora t ion  
does not have any s p e c ia l  c e l l  or s t a f f  s p o c ia l i s e d  in  the  
v a lu a t io n  of m ach inery . U su a l ly ,  tho /value d is c lo s e d  in the 
balance shoots, i s  r e l i e d  jpon. A b e t te r  way of t a x in g  indus*“ 
t r i a l  use of p rope rty  would be to le v y  the tax on the AV
of land and b u ild in g  used fo r  i n d n s t r i a l  purposes assessed 
on the basis of p resen t c a p i t a l  v a lu e  and then impose a 
surcharge on i t  depending on the type of in d u s try  and the 
s o c i a l  cast i t  e n t a i l s  or tc  la y  down separa ta  r a te s  of t a x  
fo r  in d u s tr ia l/ co m m a rc ia l  'use as in  D e lh i .  U ith  a ta x  on
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commercial use of urban space u i t h  s p e c ia l  r a te s  f o r  
i n d u s t r i a l  use, as. proposed in  recomrr. . ndation  ( i i )  above, 
th e re  may not be a s trong  cose fo r  a separa ta  surcharge 
fo r  i n d u s t r i a l  use . - Houovur, u n t i l  such a t  ax is  
le v ie d ^ a  surcharge on the co n so l id a ted  ra te  fo r  indu s 
t r i a l  or commercial use o f  land and b u i ld in g  u i th  s p e c ia l  
r a te s  fo r  in d u s t r ie s  of a s p e c ia l  c a te g o ry ,  e . g . ,  those 
causing  p o l lu t io n  or commercial purposes l i k e  cinema, 
r e s t a u r a r t ,  e t c . ,  may be imposed on the occup ie r  and the 
va lu e  of p lan t  and machinery may bo inc luded  in  the 
r a te a b le  va lue  uhere i t  is  assessed on the b as is  of 
c a p i t a l  v a lu e .  U i th  a separa te  tax  or surcharge on 
i n d u s t r i a l  use of h o ld in g s ,  houever, the re  would be no 
case fo r  in c lu d in g  the va lu e  of p la n t  and machinery in  the 
ra te a b le  v a lu e .

u i i ,  Ĵ arvd. and b u i l d i ng me t ho d where r e n t a l  va lue  
cannot be deter_minejd _e_as_

4.36 The CM Act oi 1951 provided fo r  the assessment 
of the annual va lu e  at the r a t a  of 5 per cent of the 
co s t  of c o n s tru c t io n  and mark e t  va lu e  of land in  cases 
where gross annual r e n t  cannot be e a s i l y  determ ined*
There is  no such p ro v is io n  in  the CMC B i l l  except f o r  
p ro p e r t ie s  used fo r  h o s p i t a l ,  e d u c a t io n a l  purposes or 
s p o r t s .  I t  may be h e lp fu l  to r e t a i n  tho p ro v is io n  of 
the CM Act, 1951 as d i f f i c u l t i e s  may a r is e  in  the d e te r 
m ination  of r e n t a l  v a lu e  in  many leases apart  from  proper
t i e s  used fo r  h o s p ita ls  or e d u c a t io n a l  purposes. I t  
should be ensured , however, th a t  market va lu e  and not the 
o r i g in a l  cost  of land is taken fo r  v a lu a t io n  in  such cases .
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t>• 1%asu ras f o r  iinpr..)vinci tho adm inis .t r %ti'Tn of  the
p ro p e r ty  tax

i ,  G u ide l in e s  f i x in g  jl9jrj!ls. o r ^  _v a lu a t ion .

4.37 Pa r  b r in g in g  about any a p p re c iab le  improvement 
in  tha a d m in is t ra t io n  of the p rope rty  tax  in  C a lc u t t a ,  
or fo r  th a t  matter in; the m u n ic ip a l i t ie s  of Uest 
Beng a l,  the f i r s t  im portan t s tep  uould be to fo rm u la te  
g u id e l in e s  f o r  v a lu a t io n  of p ro p e r t ie s  in d ic a t in g  b road ly  
the range u i t h in  u h ich  the annual va lu e  of p ro p e r t ie s  
has to be f ix e d  by a ssesso rs*  L Jh i le ,  f o r  reasons a lre a d y  
d is cu ssed , i t  may not be p o s s ib le ,  fo r  the p resen t ,  to 
f i x  any norm fo r  v a lu a t io n  by law ,. the re  should be no 
l e g a l  o b je c t io n  i f  a ranyo of v a lu e s  or at l e a s t  the 
minimum va lue  to ba adopted fo r  v a lu a t io n  is  l a id  doun 
as a g u id e l in e  fo r  the a ssess ing  s t a f f

'4*38 The g u id e l in e s  shou-lo s p e c i f y  ( a )  tho minimum 
ra te  of r e n t  to  be taken per u n it  of covered a rea  in  
d i f f e r e n t  l o c a l i t i e s  f o r  tuo or th ree  broad c la s s e s  
of s t r u c tu r e s ,  depending on the m a te r ia l  used fo r  w a l ls  
and roof and (b )  a llow ance  to be made fo r  the age of 
the b u i ld in g  a t  g iven  r a te s  per y e a r .  The norms so 
la id  douin should be regarded as the minimum and any 
departure  from the norms beyond a s p e c i f ie d  margin —
10 tier cent —  should be r e f e r r e d  to a des ignated  sen io r  
o f f i c e r  of the rank  of Deputy Assesso r. The guide l in e s  - 
should aj-so s p e c i f y  the range of va lu es  fo r  land in  
d i f f e r e n t  J .o ca k it ie s  and a lso  the r a te s  of cost  of 
c o n s t ru c t io *  f o r  d i f f e r e n t  types of c o n s t ru c t io n s  to be
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adopted fo r  assessment mai't- by the Cl1 metnod as in  the case 
o f  vacaiio id and p ro p o r t ie ^  ..sicse r e n t a l  va lue  cannot be 
e a s i l y  determ ined. IIia g u id e l in e s  sho r’ d be re v is e d  overy 
yea r  u i ciu _><dol unce xr■ ucuo yoa rs  and a l l  r̂ w, —. >. .i
during the period  f’o r u iiich  the g u id e l in e s  uould remain in  
fo rce  should be mace by fo l lo w in g  the norms l a id  down. 
Form ulation  o f c u ic e l in e s  u i l l  re q u ire  c o l l e c t i o n  and 
maintenance of ca ta  311 r e n t a l  v a lu e s ,  la rd  p r i c e s  and c o n s t ru 
c t io n  c o s ts .  With government semi-guvernment agenc ies  h i r in g  
or c o n s tru c t in g  b u ild in g s  on a la rg e  s c a le ,  the re  should be 
no d i f f i c u l t y  in working out the norms fo r  every  l o c a l i t y .
In  the d i s t r i c t s ,  i*, was g a th e red , r a te  l i s t s  o f  land v a lu e s  
are m ainta ined by the c o l l e c t o r a t e s  o f  the S ta te  government 
f o r  determ in ing  th$ amount o f  compensation to be paid fo r  
land acqu ired  for p u b lic  purposes. These should fu rn is h  a 
good b a s is  fo r  "’ ix in g  the norms o f  v a lu a t io n .

4.39 G u id e l in e s  in d ic a t in g  norms o f  maximum and minimum 
ren t  fo r  d i f f e r e n t  a reas  are  in  vogue fo r  s e v e ra l  y e a rs  
now in  Bombay ard seem to :>e working w e l l .  These norms 
apply only to p ro p e r t ie s  not su o je c t  to re n t  c o n tro l  in  
Bombay. Bes ides , the norms are  f ixed  g' l e r a l l y  a t  a 
moderate l e v e l  end th a t  may be an im portan t regsari uhy 
they are not congested on a la rg e  s c a le .  N e ve r th e le s s ,  
t h i s  p r a c t i c e  anc a lso  the working o f  s tand a rd ised  
v a lu a t io n  method in  K e ra la  show th a t  i t  i s  p o s s ib le  to 
work out norms o* r e n t a l  v a lu e s  a f t e r  a l lo w in g  fo r  
v a r ia t io n s  re la te d  to l o c a l i t y ,  type o f  s t ru c tu re  and age 
o f  the b u i ld in g .  There i s  no reason why such norms cannot 
be worked out at l e a s t  fo r  newly c o n s t ru c t e d 'p ro p e r t ie s  in  
C a lc u t ta  and other towns. For o ld e r  p r o p e r t ie s  the
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■guidelines can s p e c if y  the a l low ances  to be made fo r  age, 
type o f  s t ru c tu re  and o th e r  r e le v a n t  f a c to r s .

4.40 Norms fo r  the va lue  o f land in  d i f f n r e n t  l o c a l i t i e s
o f  D e lh i  are f ixed  by DDA every  year fo r  ourooses o f  
comouting the unearned increment element in  tho va lue  o f  
houses in  D e lh i  a t  the time o f  t r a n s f e r .  The o b je c t iv e  
u n d e r ly in g  the fo rm u la t io n  i s  to reduce the scope fo r  
s u b je c t iv e  judqment and m an io u la t io n . E x t r a c t s  from the 
c i r c u l a r  issued by DDA in  3anuary 1^81 f ix in q  such norms 
are g iven  in  Appendix I  to t h i s  Chaoter. U ith  the c re a t io n  
o f a C e n t ra l  V a lu a t io n  Board , the task  o f fo rm u la t in g  the 
g u id e l in e s  can be e n tru s ted  to the Board (CV'B^ both fo r  the 
c o rp o ra t io n s  as w e l l  as fo r  the m u n ic io a l i t i e s . ' The
p o ss ib le  ro le  and fu n c t io n s  o f the CUB are d iscussed  in  some 
d e t a i l  in  a subsequent s e c t io n .

i i . Measures to s tream lin e  assessments

4.41 \ modern system o f  tax assessment r e l i e s  more 
on au tom atic  compliance on t h e .o a r t  o f  tax p aye rs  w ith  
s e l e c t i v e  checks and severe p en a lty  fo r  misdemeanour.
The system works on in fo rm a t io n  f i l e d  by the assessee 
which i s  i n i t i a l l y  accepted  but v e r i f i e d  l a t e r  on a 
random but sys tem at ic  b a s is .  Any one found to have 
concealed  f a c t s  or fu rn ish ed  wrong in fo rm a t io n  i s  
punished w ith  f in e s  and imprisonment in  s u i t a b le  cases .

4.42 I t  would he lp  imorove the e x is t in g  system o f  
p r o o e r t y t a x  a g rea t  dea l i f  p a r t i c u l a r s  o f  o r ro e r ty  
( la n d ,  a re a ,  covered a re a ,  d e s c r io t io n  o f  the b u i ld in g ,  
i t s  age, ren t  re ce iv e d  and p a id , name o f  te n an t ,  e t c . )
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uere obta ined  r e g u la r l y  f rom'' a l l  -ounurs and o ccu p ie rs  
r e g u la r l y  (<at l a a s t  oncu in  th ree  y i i a . j ) #  In  may cases
assessment could than be made on tha bas is  of the p a r t i 
c u la r s  f i l e d  and the norms of r e n t  f ix e d  fo r  d i f f e r e n t  
areas* Cases could  be pic-kad \ip -bn a S'ample busis  and 
thosa found to have"* made a f a l s e  s ta tem ent or concealed
f a c t s  could be pena lised*  Cross check ing  the ren ts  shown
as re ce iv ed  by la n d lo rd s  u i t h  in f  o r rn a t io n 'fu rn ish e  i by 
tenants  uould i t s e l f  prove wholesome fu r  p roperty  t  ax 
assessments* If- t h i s  system uas in tro d u ced , i t  would not 
be necessary  to in s p e c t  a l l  p ro p e r t ie s  a t  the time o f 
e ve ry  gene ra l r e v is io n *  A sample of 2 par can t,  i . e . ,  
rough ly  3000 cases may be taken  up fo r  thorough s c r u t in y  
an n u a lly  as ag a in s t  some 24,000 cases req u ired  to be 
assessed under g en e ra l r e v a lu a t io n  e v e r y  y e a r .  A l l  neu 
co n s tru c t io n s  and p ro p e r t ie s  having a r a te a b le  va lue  of 
more than Rs 12,000 should* houaver, be sub jected  to 
thorough s c ru t in y  at e ve ry  r e v is io n *  P a r t i c u l a i s  f u r 
nished by the taxpayers  s iou l be computer is  1 to f a c i l i 
t a te  fo rm u la t io n  cf norms, assessment in  in d iv id u a l  cases 
and p e r io d ic a l  r e v is io n *  U i th  a syste ir  r e l y in g  more on ■ 
se lf-assessm en t, r e v is io n s  may be c a r r i e d  out oico in  
e ve ry  three  years  ; f  not more f r e q u e n t ly *  U ithout a 
d r a s t i c  change in  “ ha system-of assessment and r e v is io n s  
as proposed above,' i t  u i l l  not be p o ss ib le  to improve 
the system of p roperty  taxation  as i t  is  o p e ra t in g  at 
p resent w ith  a huge b"acklog of o b je c t io n s  ag a in s t  proposed 
v a lu a t io n s  and r e v a lu a t io n s  co n t in u in g  on annual v a lu e s  
uh ich  a re- ye t  to taka e f f e c t *

4*43 I f  a system of se lf- a ssessm en t  such as the- one 
suggested above is  ta ' uork smoothly? there  must be an
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e f f e c t i v e  o b l ig a t io n  on bath owners an 1 o ccup ie rs  of 
lands and b u i ld in g s  in  a m u n ic ip a l a rea  to fu rn is h  a l l  
r e le v a n t  par t i c u l a r s  o f , the land gr b u i ld in g  owned or 
occup ied  by them. : The CM Act 1951 co n ta in s  a p ro v is io n  
empowering the Commissioner to c a l l  fo r  a re tu rn - o f  the 
measurements and of the re n t  or annual v a lu e - o f -the land 
or b u i ld in g  from the owner or o ccup ie r  of any land or 
b u i ld in g  (S e c t io n  177). The Commissioner can a lso  ask 
fo r  r e tu rn s  o f  gross r e c e ip t s  from the owner or o ccup ie r  
o f any b u i ld in g  used as a p u b lic  cinema house or fo r  
p u b l ic  amusement* There i s  a lso  an e la b o ra te  form 
p re sc r ib ed  fo r  the purpose. But such r e tu rn s ,  i t  appears, 
are asked fo r  u s u a l l y  from owners of la rgo  ho ld ings  on ly* 
The p e n a lty  p re sc r ib ed  f o r  non-compliance w ith  t h i s  
requ irem ent i s  a lso  too mild (Rs 200 o n ly )  to make i t  
e f f e c t i v e *  Moreover, no one seems to have ever been 
s u b je c t e d  to any p e n a lty  fo r  non-compliance. The 
CMC B i l l  a lso  c o n ta in s  a p ro v is io n  a u th o r is in g  the 
Commissioner to  ask fo r  e re tu rn  in  such a form as 
may be p resc r ib ed  in  the case  of new assessment as 
w e l l  as where any r e v i s io n  i s  to be made (C lau ses  175 
and 176 of the B i l l ) .  F a i l u r e  to comply w ith  th is  
requ irem en t in  the case of a new assessment would e n t a i l  
p e n a lty  uh ich  w i l l  now be Rs 300 ( v id e  Schedule V I I  
to the B i l l )  but in  no case s h a l l  the p e n a lty  exceed 
25 per cent of the tax  payab le . The BM Act a lso  p rov ides 
fo r  c a l l i n g  fo r  a r e tu r n  from the  taxp aye rs  in  a p resc r ib ed  

form (Form nB n) ,  v id e  S e c t io n  134 of the BM Act.
The CVB is  a lso  au th o r ised  to c a l l  f o r  p a r t i c u l a r s  from 
taxpayers  ( S e c t io n  16 of the Uest Benga l C e n tra l  V a lu a t io n  
Board Act 1978), f a i l u r e  to comply being pun ishab le  w ith  
s im ple imprisonment of up to s ix  months or f in e  of Rs 1000



or both -jx-, in tho cn3G. f;,f c. :nt inu inu  dof-ault, d a i l y  f i n e  
not exceeding Rs- 50 par day (S u c t io n  25 of tho A c t ) .  Those 
p ro v is io n s  uould need to ba implemented v ig o ro u s ly  i f  the 
systom env isaged  here is  to uork.

4.44 S im u lta n e o u s ly ,  the In s p e c t io n  Book - and Assess 
ment Book m ainta ined  in  the C o rp o ra t io n  should be m odified 
to ensure th a t  p a r t i c u l a r s  of p ro p e r t ie s  e s p e c ia l l y  t o t a l  
land a rea , covered a rea , and f lo o r  space of each -h o ld in g  
are entered- in  the books. The forms p resc r ib ed  at present 
fo r  the In s p e c t io n  Book and the Assessment Book c o n ta in  
columns fo r  ’'Descri p t io n  of P rem ises '1 under tuo sub-heads, 
v . iz «i !,l\lo. of S t o r e y s 1' and ''Descr i p t i o n !l. R a r e ly ,  houever, 
i s  any in fo rm a t io n  about f l o o r  space a v a i l a b le  from the 
In s p e c t io n  Book or the Assessment Book. Only the number 
of rooms is  mentioned. Th is  makes i t  d i f f i c u l t  to s u s ta in  
assessments and a lso  p rov ides scope fo r  m a lp r a c t i c e .
The CM Act, 1951 (a s  a lso  the CMC B i l l )  r e q u ire s  the 
maintenance o f  a M u n ic ip a l  Assessment Book uhere p a r t i 
c u la r s  of prem ises, t h e i r  d e s c r ip t io n ,  names' and- addresses 
of ouner and-occup ie r , amount o f v a lu a t io n ,  tax  payab le , 
f a c t  of exemption i f  any are -to be e n te re d .  The Hi-IC B i l l  
a lso  co n ta in s  a p ro v is io n  r e q u i r in g  the maintenance of a 
M un ic ipa l Assessment Book. Proper maintenance of such a 
book is  e s s e n t ia l  fo r  e f f i c i e n t  a d m in is t ra t io n  of the tax*
The system of keeping reco rds  of assessment uould be g r e a t l y  
f  a c i l i t a t e d  i f  use is  made of modern a ids l i k e  com puters.
T h is  is  ar. a rea  uhere i t  uould bo s h o r ts ig h te d  to  shy auay 
from com puter isa t ion  on-grounds such as .adverse e f f e c t  on 
employment, '"he s t a f f  engaged in  t  he maintenance of records  
can be deployed fo r  more p rod u c t ive  uork such as in v e s t ig a t io n  
and s c r u t in y  of s e le c te d  cases , check ing  of r e tu rn s  and
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so on or in  p ro v id in g  b a t te r  c i v i c  s e r v ic e s  uh ich  a b e t te r  
y ie ld  of the p rop e rty  tax might enab le  the C o rpo ra t ion  to 
p rov ide  to ' i t s  c i t i z e n s . These o b se rva t io n s  apply  e q u a l ly  
fo r  the m u n ic ip a l i t i e s .

i i i ,  ' Coordination.joe_t u 3 on_u il_d inq_ Dopart m ont
and Assessment De par tmefit

4»45 I f • the scheme of assessment proposed in  the 
prece ing paragraphs is  to operate  e f f i c i e n t l y ,  the re  
should be g ra a te r  c o o rd in a t io n  betueen the B u i ld in g  
Department and the Assessment Department* Whenever a 
new b u i ld in g  plan is  s an c t io n e d , a copy of tho plan 
should  ba forwarded to the Assessor who should keep 
u a tch  and on com pletion  of the b u i ld in g  check the 
p a r t i c u l a r s  fu rn is h e d  fo r  assessment purposes u i t h  the 
plan.TKc- of the Assessment Department should be •
s u i t a b ly  tra ined , to  c a r r y  out such checks . Uhen the 
CUB takes  up the r e s p o n s ib i l i t y  fo r  v a lu a t io n ,  such 
p a r t i c u la r s  should be fu rn ish ed  to the CUB. Again, any 
in fr in g em en t of the ru le s  reg a rd in g  c o n s t ru c t io n  of 
b u i ld in g s ,  f a i l u r e  to fu rn is h  in fo rm a t io n  reg a rd in g  
com pletion  o f " c o n s t ru c t io n s  and so on should be su b jec ted  
to p resc r ib ed  punishment. The m u n ic ip a l i t ie s  too should1 
ensure b e t te r  c o o rd in a t io n  betueen t h e i r  b u i ld in g  department 
and the assessment departm ent.

iv . C e n t r a l i s a t io n  of v a lu a t io n  and c o o rd in a t io n 
u i t h  o ther  v a lu a t io n  ag en c ies

4.46 ' The th ree  in g re d ie n ts  of d e s i r a b le  change and 
adjustment of the p ro p e rty  tax a d m in i s t r a t io n .suggested
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by exports  o re : prof u s s i j n a l i 'z a t io n ,  c e n t r a l i s a t i o n  ant:! 
co m p u te r isa t io n  (L y n n s A.D. J r . ,  1969, p .9 ) .  R e co g n it io n  
of tha neer! fo r  p r o f e s s io n a l i s a t io n  and c e n t r a l i s a t i o n  of 
v a lu a t io n  fo r  m u n ic ip a l t a x a t io n  in  Uest Banga l is  e v id en t  
in  the c r e a t i o n  of the C e n tra l  V a lu a t io n  Board under the 
Uest Benga l C e n t ra l  V a lu a t io n  Board A c t ,  1973 ( CV/B A c t ) .  
C rea t io n  of such an agency had been recommended by s e v e r a l  
committees beg inn ing u i t h  the Lo ca l  F inance  In q u ir y  
Committee (1951 ). A lthough the exper ience  of c e n t r a l i s a 
t io n  has not been too encourag ing in  some of the S ta te s  
uhere t h i s  has been t r i e d  ( e . g . ,  O r i s s a ) ,  i t  i s  to be 
hoped th a t  c e n t r a l i s a t i o n  u i l l  h e lp  to b r ing  about s i g n i 
f i c a n t  improvement in  p ro p e rty  t ax a d m in is t ra t io n  in.
Uest Ben g a l.

4.47 S ince  v a lu a t io n  of p ro p e r t ie s  is  re q u ire d  to be 
made fo r  s e v e r a l  purposes such as lo vy  of u e a l th  -tax 
and e s t a t e  duty uh ich  are taxes  a d m in is te re d . by the Centre 
and stamp duty uh ich  i s  adm in is te red  by the S t a t e s ,  thero  
should  be g re a te r  c o o rd in a t io n  among the v a lu a t io n  
agencies  of the C e n t ra l  and S t a t e  govt nments and those 
of l o c a l  a u t h o r i t i e s .  Such c o o rd in a t io n  uould be to the 
advantage of a l l  concerned . At p resen t the d i f f e r e n t  
agenc ies  uork almost in  i s o l a t i o n .  Th is  f a c i l i t a t e s  
concealment of f a c t s .  I t  i s  p o ss ib le  fo r  a taxpayer  
nou to get auay u i t h  a lou m un ic ip a l assessment of a 
p rope rty  on the p lea  th a t  i t  has been assessed on lou  
va lu e  fo r  u e a lth  t a x  purposes or stamp duty and v ic e  
v e r s a .  Such c o o rd in a t io n  uould a lso  he lp  to make a b e t te r  
assessment of the annual v a lu e  of cinemas and r e s t a u — 
re n ts  f o r  uh ich  the assessment i s  made on the b a s is  of gross 
re ce ip ts * .  I t  may be necessary  to amend the C e n t ra l  laus
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r e l a t i n g  to income-tax and u 1th-tax to perm it such 
exchange of in fo rm a t io n *  There sh-ould be no o b je c t io n  
on the p a rt  of the Centre to such amendments ' as these 
uould he lp  the b e t te r  enforcem ent of the d i r e c t  taxes 
in  the co u n try .

iv  • R e fo r m of assessment and a p p e l la te  procedure

4*48 The assessment and a p p e l la te  procedures should
a lso  be re fo rm ed . At p re sen t ,  in  C a lc u t ta  o b je c t io n s  can 
be ra is e d  a g a in s t  a proposed assessment and such o b je c t io n s  
are heard by spec ia l^  o f f  ice rs "  appo inted  "by the S ta te  
government* These o f f i c e r s  are g e n e r a l l y  draun from r e l a t i 
v e ly  ju n io r  l e v e ls  of the j u d i c i a l  s e r v ic e s  and they do not 
possess any s p e c ia l i s e d  knouledge or t r a in in g  in  v a lu a t io n *  
V a lu a t io n  is  e s s e n t i a l l y  a t e c h n ic a l  m atter and i t  uould be 
d e s i r a b le  to c o n s t i t u t e  a sepa ra te  a u t h o r i t y  to hear o b je c 
t io n s  a g a in s t  assessm ents.

4*49 The CMC B i l l  1980 contem plates the c re a t io n  of a
M u n ic ip a l  Assessment T r ib u n a l  c o n s is t in g  of not more than 
f i v e  members to decide appea ls  a g a in s t  an "order passed by 
the S p e c ia l  O f f i c e r  ( c la u s e  181) * The CVB Act, on the 
o ther hand, p rov ides fo r  f i l i n g  of appeals  a g a in s t *  
assessment made by CUB befo re  a R ev ieu  Committee. Apart 
from the anomaly of an appea l being heard a g a in s t  
t.he CVB's o rders  by a Committee in  uh ich  the P re s id e n t  
of CVB i s  a lso  a member, i t  is  not c le a r  uhat uould be 
the fu n c t io n s  of the M u n ic ip a l  Assessment T r ib u n a l  
v is - a - v i s  assessments made by ,tho C W B . W h ile  the 
trend touards c e n t r a l i s a t i o n  and p r o f e s s io n a l i s a t io n  in
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the m atter o f p roperty  v a lu a t io n  which the c re a t io n  o f  the CUB 
s in g n i f i e s  i s  to be welcomed, the assessment an'd a p p e l la te  
machinery need to be ove rhau led  and the manner in uhich tha 
machinery w i l l  fu n c t io n  should be l a id  down c l e a r l y .  In s te ad  
o f having a t i e r  o f  s p e c ia l  o f f i c e r s  to. hear o b je c t io n s  a g a in s t  
proposed v a lu a t io n s  i t  would be b e t te r  to have the assessments 
made in the f i r s t  in s ta n ce  by an A s s is t a n t  Assessor in  ca'sss 
where the AU does not exceed a s p e c i f ie d  l i m i t .  B igger cases  
should be handled by Deputy A ssesso rs . When the norms o f  v a lu a 
t io n  are l a id  down, the standard  a c t u a l l y  adopted by the A s s is 
t a n t  Assessor should not depart  from the. §orms by more than a 
s p e c i f ie d  l i m i t ,  say , 10 per c e n t .  A h ig h e r  margin (sa y  20 per 
cen t)  may be l a id  down fo r  Deputy A ssesso rs . P r o v is io n  may be 
made fo r  the rev iew  o f  the assessments made by the A s s is ta n t  
Assessor and the Deputy Assessor by the Commissioner or the 
M u n ic ip a l Assessment T r ib u n a l .  Review o f  cases  where the AU i s  
r e l a t i v e l y  la rg e  may be made by the CUB but w ith ou t  any 
C o u n c i l lo r  o f  the ward concerned on the Review Committee.
There i s  no~ reason why v a lu a t io n  m atte rs  should go be fo re  
c i v i l  co u r ts  fo r  a d ju d ic a t io n .  The powers o f  the Commissioner 
to r e v is e  an assessment done by the Assesso r e x is t in g  under the 
CMC A c t ,  1951 should co n t in u e .  These powers p rov ide  a check 
ag a in s t  g ross  d i s t o r t io n s  in  v a lu a t io n .  The p o ss ib le  r o le  o f  
the CUB in  the assessment and the rev iew  p rocess  o f  the m un ic i
p a l i t i e s  o f  U est  Bengal i s  cons idered  fu r th e r  in  another S e c t io n .



4*50 Thu p roposa ls  put' fo rw ard  above should  he lp  to 
improve the 3ystem of p rop erty  t a x a t io n  g e n e ra l ly *
S p e c ia l  problem s are encountered  in  the a s a e s a w R t  o f 
c e r t a in  -elaoeee o f  proper t ie s  vtvLch neecf to  be taaklfed 
on a ae-p.arata fo o t in g *  Those aire ( i )  G ovorw jant 
p ro p e r t ie s  ( i i )  p ro p e r t ie s  o f P a r * ;  Ir « e ^  author
( i i i )  buaie© * . -amd { t v )  m u rlt i^ to re yo d  •buildings#

i<% Government p ro p e r t ie s

4 .5 1  C s n tra l governmant p rop0 rtie% * 'C Q a3 iructed
b e fo re  A p r i l  1937 pay tho p ro p e rty  ta* a t  t a t . ;s  assessed
befo re  th a t  date* P ro p e r t ie s  c o n s tru c te d  ' a f t e r  Apr ii> 1,
1937 pay o n ly  s e ru ic e  charges* S e v e r a l  QJsnp^ttaes appoln
ted  b y  S ta ta  gov/eiTn«nents' t6 s tu d y "m u n ic ip a l f  iftan«e%
h a v e  t a k e n  the v i e u  t h a t  C e n t r a l  govarnrasot p r o p e r t i e s

shou ld  bear the  p ro p e rty  tax l i k e  any o ther p ro p e rty
(v id e ,  fo r  exam ple, M u n ic ip a l F in an ce  Commission o f '
M aharash tra , (1 9 7 4 ), Chapter \J11I and M u n ic ip a l F^nanfe
E n q u iry  Committee o f K a rn a tak a , (1 9 7 5 ), Chapter )U»A}«t j 
On e f f i c ie n c y  grounds, th e re  is  no doubt a cuse f o r
s u b je c t in g  a l l  p ro p e r t ie s ,  whether under' gouerm iervt QT
under p r ig a te  ‘ownership*, to  the p ro p e rty  tex* $ A f te r  a l l ,

• : V ■ ■ j  : 7
the ta x  r e f l e c t s  the c o s t  o f f in a n c in g  m u n ic ip a l s e r v ic e s
and e f f i c i e n t  a l lo c a t io n  o f rasou rcds  re q u ire s  f u l l
accoun ting  fo r  a l l  suc^i c o s ts . T a x a tio n  o f government'
p ro p e rt ie s  is  needed £^so to r e f l e c t  the r o s t  of
u n d e r u t i l i s a t io n  o f land  in  govorrynant ow nersh ip  cfr
occupation-*, However* t h is  argument lo ses  i t s  fo rc e
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ubeo tho -pto p a rty  t  ax i s  la v io d  in  tho form  of a genera l 
tax and th a t .at p ro g ress ive  rat<js. Hence, u>t>ilG 
aoce-piifuj tha 10900 o f uxteqding the property t ax to 
government p ro p e rt ie s /  i t  is  suggested th a t in  ad d itio n  
to igs c h a rg e s , those p ro p e rtie s  should be aobjoctuti
to tho gonera! property-tax at the rnto*. Thn
as-so-â  &hcMjld bo <Qado by
tt)& &.ao«i aad 4a**J.ld jn*§- methods A4batu g£n*t>a>**mon£ proper — 
ti©4. are 3&SbQG9Qr ' a t  nrns.rny*L a. ̂  The ; same
pta*eckiTS.'mo^-be fo llow ed  fo r  C e n tra l gover«*o.f>t and 

<fiailya^ profx^rtios too* AJJL g o y e n w o ^  p ra p a r t ia s  should 
algo bo ^e-qyired to pay*, tha ta x  proposed fo f  yw>-*ea4cio#%tial 
US© rjf pjM7pw»-Cio»*. fin ly  fW fm y  qbmJ BflJ jrT̂  rvfcs
nv^ be <**e4*pfc«d*

* i*  y^ r.l; T ru s t  pro fta fltia s  

4*52 f o r t  T ru s t  p ro p e rtie s , pra&anfc a  prnbi*wu
tt^-au^s of-  **®4* r ju jm ro  g t> t also fc>o<ausa a

■s-ob^tantiai area of la^ t ^a^ongi^g -to tt»o Q o s i*  Trusfc 
Â . leased out for ômn»ojc>jia4 purp»ae^ «u*i the Poa^. Tr-uiet 
r-qcoj^oa *o*vfc #0*  tha land only ot> yhich have
baaQ aregted -ĥ  the ^ ^ a e ? ^  The ^o*£. 1501> pays
R3 TS,000 par amum fo r the ^and* ftnnua^ raA^isiorj of 
Po rt TruS'fc properties- was haj.d up for se ve ra l ^oars

jr ' ' ’ ’bo#ausa of l« |k  of agtfuernent. about the bafiis fco be adopted. 
HonD^er, i t  is  understood ifchat a toritatiuG agreement has 
^j.nfa bean reached and tho tax u i l l  go up f rom Rs 115,000 
to Rs J.0 lakh par quarter* Considering the p e cu lia r it ie s  
of Po rt Trust p ro p e rtie s  thera seams to be no altarrvativa 
but to assess tho propartias or> art agreed basis# Again, the
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tax on commercial use of p ro p e r t ie s ,  i f  imposed, should 
app ly  to P o r t  T ru s t  p ro p e r t ie s  as u e l l .  I t  may be noted 
in  passing th a t  the Loca l f in a n c e  En q u iry  Committee (19 51J 
and, more r e c e n t l y ,  the M un ic ipa l ' F inance  Commission of 
M aharashtra  (1 974) suggested th a t  P o r t  T rusts  should pay 
the m un ic ipa l taxes as a percentage of t h e i r  gross revenue 
as is  in  vogue in  Madras (MFC, M aharashtra , para 8 .2 2 ) .
The Karnataka M u n ic ip a l  F inance  En q u iry  Committee (1975) 
a lso  supported t h is  suggest ion  (p .1 5 5 ) .  The m atter 
r e q u ir e s  fu r th e r  exam ination  before  i t  can be adopted 
in  C a lc u t t a .  However, i t  is  not gone in to  fu r th e r  as i t  
i s  b a s i c a l l y  a problem p e c u l ia r  to p ro p e r t ie s  be long ing 
to  a p a r t i c u la r  p u b l ic  a u th o r i t y  and an am icable bas is  
fo r  assessment of these p ro p e r t ie s  in  C a lc u t t a  seems to 
be in  s ig h t .

i i i .  Bus tees

4*53 A f,B u s te e "  is  de fined  in  the CM Act 1951 as a 
c o l l e c t i o n  of; huts on more than 10 cotahs of land having 
a t  l e a s t  tuo te n a n ts .  "H u ts ’1 mean s t r u c tu r e s  uh ich  do 
not have a pucca ro o f  and p l in t h  of more than 3 f t .

4*54 A bustee land is  u s u a l ly  owned by a lan d lo rd  
u h i le  the s t r u c tu r e s  are e re c te d  by the tenan ts  c a l le d  
nTh ika  t e n a n ts 1” . I t  is  the Th ika  tenan ts  who oun the 
huts and l e t  them out to o c c u p ie r s .  The gross v a lu e  of 
a hut determ ines the tax payable by the hut owner. The 
gross va lu e  of huts i s  assessed by tak in g  the annual 
ren t ,  r e c e iv a b le  minus 50 per cen t of the r e le v a n t  r a te  
of tax uhere no improvement is  done by the CMDA.
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Deductions arc a llow ed a lso  fo r  ground ren t  and r e p a i r s .  
Thus, fo r  a bustee hav ing  s ig h t  rooms in  ono hut and lu t  
out on Rs 309 per month, tho assessment is  main as 
fo l lo w s *

R s » 309 x Rs 12

Less 9.25 par cent (50 por 
cent of the r e le v a n t  r a t e ,  
th a t  i s ,  18.5 per c e n t )

Less ground re n t

Loss 10 per cent of the  r e n t a l  (A )  Rs 337

Rs 2942

4.55 Tho assessment of a bustee i s made by adding up
the net va lu e  of the hut and the r e n t paid fo r  th a  land
uh ich in  t h is  case would be as fo l lo w s ••

Net va lu e  of hut » Rs 2942

fllus re n t  paid fo r  land = Rs 86

= Rs 3708 

= Rs 343

Rs 3365 ----- (A )

Rs 86

Rs 3279

Rs 3028
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Tax payable on tho not va lu a  of a hut i s  t h a  l i a b i l i t y  
c f  tha hut ounar. As regards  tha t a x  orv tha crourv! r a n t ,
50 p»c. i s  payabla by tha tanan t  and 50 p .c .  by tha land-
J -0  r :J •

4*55 For bustees a n ly  one b i l l  i s  drawn up and sen t 
to tho la n d lo rd  but the amount i s  s p l i t - u p  and the 
r e s p e c t iv e  shares of the la n d lo rd  and tha T h ika  tanan ts  
are shoun in  the b i l l .  ' Uhere the land is  occup ied by 
the ouner j (n o t  l a  as ad to a T h ik a  t e n a n t ) ,  the v a lu a t io n  
is  made by assuming some r e n t ,  th a t  is  on a n o t io n a l  
bas i s  •

4.57 There are about 3500 ho ld ings  in  C a lc u t t a  uh ich
come under th e ■-d escr ip t ion  of ' , bustoe•,,* Many bustees 
uent ou ts id e  the pu rv ieu  of the d e f i n i t i o n  of a bustee 
because o f a change made in  the d e f  i n i t i o n  by the 1951 
A c t .  Those on land of le s s  than 10 cotahs ceased to be 
in  the ca teg o ry  of bustea s i  ce then . Under the CMC B i l l ,  
tho p roperty  tax  b i l l  in  ra s p e c t  o f the huts u i l l  be issued 
to the T h ik a  tenan ts  them se lves , th a t  is»  the hut owners. 
The s q u a t t e r s ’ c o lo n is s  are assessed on a d i f f e r e n t  
b a s is .

4*58 The *rate of t  ax j<MTN*t)(jsrtees i s  g a n a r a l ly  charged
at a f l a t  r a te  (see  d is cu ss io n  on Rate  S t r u c tu r e  in  the 
S e c t io n  b e lo u ) .  On e f f i c i e n c y  grounds, assessment of 
bustees should be made on .the b a s is  of a t  l e a s t  the 
va lu e  of tho land as vacan t  lan d . Houever, because 
of the p ro te c t io n  extended to ten an ts  of b u s i e s  under
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the -Thika Tenancy Act, t h is  uould not be _ appropr ia tu  •
3 u s t  g g s developed by CMDh do not enjoy, ..any s u b s t a n t ia l  
concess ion* The p resen t bas is  of assessment of buste rs  
docs not c a l l  fo r  any change.

iv. M u l t i- s to r e y e d bu ild  ings

4»59 Assessment of m u lt i- s to re y e d  b u i ld in g s  ran  in to  
d i f f i c u l t y  because of l i t i g a t i o n  by owners of f l a t s  in  
such b u i ld in g s .  There have been a s e r i e s  of cases 
a g a in s t  the assessment of f l a t s  in  m u lt i- s to re yed  b u i ld in g s ,  
the main co n ten t io n  being th a t  even though the ho ld ing  
stands • in  the name of one owner, v^iz», a c o o p e ra t iv e  
s o c ie t y ,  the assessment should be r a is e d  a g a in s t  i n d i v i 
dual owners of the f l a t s .  The m atter has s in ce  been 
taken over by a s p e c ia l  c e l l  c rea ted  in  the C o rp o ra t ion  
and the-System  seems to be proceeding more or le s s  
Sm oothly. I t  uould f a c i l i t a t e  assessment of such f l a t s  
i f  the co s t  of c o n s t ru c t io n ,  a c q u is i t io n  and income 
recovered  there from  uas checked u i t h  o ther t  ax a u t h o r i t i e s  
l i k e  the Income Tax Department is  th a t  assessments are 
made on the b as is  of e s ta b l is h e d  f a c t s  and unscrupulous 
persons rannot take advantage of the la c k  of knouledge 
on the part  of one assess in g  a u th o r i t y  of f a c t s  d is c lo s e d  
to ano ther . Tho f a c i l i t y  of sepa ra te  assessment or 
apportionment shou ld , .houever, be a l lo u ed  on ly  uhen the 
r ig h t  of ounersh ip  of' a f l a t  in  a m ultd-storeyed  b u i ld in g  
is  l e g a l l y  te n a b le .



-  294 -

Ro le  S '"-1 r i 'n r t io n s  _ of t h ? Cc , t r a l  V a lu a t io n  oard

4.60 Our study of p roperty  ta.xatioi. in  C a lc u t ta  -and tho 
m u n ic ip a l i t i e s  of U est  Bengal in  Chaotsrs I and I I  shows 
th a t  the p resen t  c h a o t ic  s t a t e  of the PT m  U est Bengal 
i s  due not merely to the shortcom ings of the base but a ls o  
to the manner in  which i s  i t  a d m in is te re d ,  th a t  i s ,  the system 
and procedures of assessm ent. As mentioned a l r e a d y ,  so f a r  
as the m u n ic ip a l i t i e s  a re  concerned, quenquennia l r e v is io n  
of assessments — generally r e fe r re d  to as ‘v a lu a t io n '1 — i s  
done by a s se sso rs  appointed  out of a panel m ain ta ined  by the 
S t a t e  government. A f t e r  the l i s t  of such ' v a lu a t i o n ” i s  
drawn up, an e la b o ra te  procedure  i s  gone through fo r  i t s  v a l 
i d a t io n .  F i r s t ,  a p u b l ic  n o t ic e  i s  issued  fo r  i t s  in s p e c t io n ,  
and o b je c t io n s  a re  i n v i t e d ;  nex t ,  the o b je c t io n s  a re  heard 
and then the l i s t  i s  a u th e n t ic a te d .  U n l ik e  in  o the r S t a t e s ,  
where the  a u th o r i t y  i s  sometimes d e le g a te d ,  in  U est  Bengal
the p u b l ic  n o t ic e  i s  issued  by Chairman of the m un ic ipa l

4 /°^e\
c o u n c i l ,— -'^tha o b je c t io n s  a re  heard by a committee of the 
co u n c il  c o n s is t in g  of not l e s s  than th fe e  but not more than 
f i v e  members in c lu d in g  the Chairman, c a l le d  the Assessment 
Review Committee (ARC ). The BM Act pr id es  fo r  the appo in t 
ment of an Assessment T r ib u n a l  to  take over the powers and 
fu n c t io n s  of the ARC (S e c t io n  149 A) - and th i s  i s  a unique 
fe a tu re  of the U es t  Bengal m u n ic ip a l i t i e s  - but i t  remains 
in o p e r a t iv e .  In C a lc u t ta  and Howrah the r e v is io n s  a re  done 
d ep a rtm en ta lly  but o b je c t io n s  a re  heard in  C a lc u t ta  by 
S p e c ia l  O f f i c e r s  deputed by the S t a t e  government from 
aoseny i t s  j u d i c i a l  department w h i le  in  Howrah i t  i s  the

J , !  For an e x c e l le n t  com parative  study of the p r a c t ic e s  
fo llow ed  in  t h i s  regard in  d i f f e r e n t  S t a t e s ,  see 
M a lh o tra ,  D.D. (1980) .
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ARC uho oc ides the o b je c t io n s .  Our study ro v e a ls  how a r b i 
t r a r y  and in iq u i to u s  the v a lu a t io n s  made by the assesso rs  
and th'3 r e v is io n s  made bj ths ARCs a re .

4.61 The system of g e t t in g  the genera l r e v is io n s  dons by
the panel a ssesso rs  appointed  on the b a s is  of lo w es t  tender
has proved to be p a r t i& c l a r l y  damaging to the e q u ity  and
e l a s t i c i t y  of the p rope rty  tax in  the m u n ic ip a l i t i e s .  To 
expect any one to do the v a lu a t io n  of a ho ld ing  cn a remu
n e ra t io n  which works out to l e s s  than 50 p is  s im ply  r id i c lu o u s .  
That th is  system could not be a l lo u e d  to con tinue  any lo n g e r  
has been w ide ly  acknowledged. The c re a t io n  of the C en tra l  
V a lu a t io n  Board through the Uest Bengal C en tra l  V a lu a t io n  
Board Act 1978 (CUB Act) r e f l e c t s  t h i s  re c o g n it io n  and the 
a n x ie ty  of the p o l i c y  makers to reform the system of v a lu a t io n  
and ensure a c e r t a in  degree of u n ifo rm ity  in  the s tandards
of assessment fo r  p rope rty  ta x a t io n  by l o c a l  a u t h o r i t i e s  
throughout the S t a t e .  For many r e a s o n : ,  the c re a t io n  of a 
c e n t r a l  agency to oversee  the v a lu a t io n s  made fo r  m un ic ipa l 
ta x a t io n  i s  to be u e l  corned. However, t h e s e t t i n g  up of a 
c e n t r a l  a u th o r i t y  fo r  purposes of v a lu a t io n  by i t s e l f  cannot 
a c h ie ve  the o b je c t i v e  of im proving the system of p roperty  
ta x a t io n  and make i t  more e q u ita b le  and p ro d u c t iv e .  I t  i s  
n ecessa ry  to be c le a r  about the ta sks  to be ass igned  to the 
CUB and t h e i r  r e la t io n s h ip  u i th  the m un ic ipa l b o d ie s .

4.62 The tasks  taken up by the CUB 'uhich has nou been 
fu n c t io n in g  fo r  about tuo yea rs  a re  b road ly  the f o l lo u in g ;

a) Appointment and m on ito r ing  of C onsu ltan ts  to a d v ise
on concepts to be adopted fo r  v a lu a t io n  and m atters 
r e la te d  to the  s t a f f i n g  p a t te rn  of the CUB;
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b) A s s is ta n ce  to ths S t a t e  governmer. b in m atters  
of v a lu a t io n  and nssossment;

c) Study of the. adequacy of the e x is t in g  le g a l  pro
v is io n s  and making suggest ions  fo r  amendment; and

d) T ra in in g  of a s s e s s o rs ,  s t a f f  spd o th e rs .

In order to fo rm u la te  a model fo r  v a lu a t io n  and assessment 
as u e l l  as fo r  the m anageria l s t r u c tu r e ~ o f  the Board , the 
CUB has appointed some c o n s u l ta n ts ,  as d es ired  by the World 
Bank. I t  i s  understood th a t  in  o rder to implement the con
cept of v a lu a t io n  contemplated in  the  CMC B i l l ,  a t e n t a t i v e  
v a lu a t io n  model has been evotvod by the co n su ltan ts  in  uhich 
the r e n ta l  v a lu e  u i l l  be d e r ived  by tak in g  in to  account the
r e l a t i v e  s ig n i f i c a n c e  of f a c to r s  l i k e  lo c a t io n ,  use , na tu re
of c o n s t ru c t io n ,  age of the b u i ld in g  and so on. A sample 
survey  i s  in tended to  be c a r r ie d  out in  o rder to  assess the
u e ig h t  of each f a c t o r  in  in f lu e n c in g  the rental v a lu e .  The
m anageria l s t r u c t u r e  fo r  the CUB u i l l  be f i n a l i s e d  a f t e r  the 
p r o f i l e  uf uork in v o lv e d  in  the proposed v a lu a t io n  process 
i s  draun up. As regards a s s is t a n c e  to government in  v a lu a t io n  
and assessment uo rk , the members of the Board have o ta iL sd  
v i s i t i n g  the m u n ic ip a l i t i e s  and o f f e r in g  guidance in  tech 
n i c a l  m atters  r e l a t in g  to v a lu a t io n  and assessm ent. The CUB 
has bpen meeting the Chairmen and commissioners of the muni
c i p a l i t i e s  in  o rder to a d v is e  them on v a lu a t io n  and a sse ss 
ment. I t  has a ls o  met the i n s t i t u t i o n s  of en g in ee rs ,  a rch 
i t e c t s *  cha rte red  accoun tan ts  and cost  accoun tan ts  u ith  a 
v ie u  to  a t t r a c t i n g  good t a le n t  fo r  assessment uork in  the
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m u n ic ip a l i t i e s .  F u r th e r ,  s tu d ie s  have bean undertaken by 
the CUB to examine the adequacy of tho Q S is t i °c i  1 eg c l  pro 
v is io n s  in  the CUB Act as u e l l  as the o ther 1 o g is la t io n s  
bear ing  on m un ic ipa l assessm en t, and suggest ions  have b^cn 
put forward to the S t a t s  government fo r  s u i t a b le /  amendments,
The CUB has a ls o  taken up the tasks of p rep a r in g  a manual on 
v a lu a t io n  and assessment and o rg an is in g  t r a in in g  sess io n s  fo r  
the s t a f f  of the m u n ic ip a l i t i e s .  As regards i t s  fu tu re  pro
gramme of work, the CUB i s  paying p a r t i c u l a r  a t t e n t io n  to  the 
com pletion of a model of v a lu a t io n  and assessment fo r  the 
C a lc u t ta  Corpora t ion  a re a .  I t  i s  expected th a t  i t  u i l l  take 
a t  l e a s t  tuo yea rs  to  b u i ld  up i t s  f u l l  o rg a n is a t io n a l  s t r u 
c tu re  but in order th a t  the  p rocess of r e v is io n  of v a lu a t io n s  
i s  not held up, the CUB proposes to a s s i s t  the Government in  
a p p ly in g  s c i e n t i f i c  methods of v a lu a t io n  and assessm ent, even 
b e fo re  the task  of v a lu a t io n  i s  taken up by i t  d i r e c t l y ,  by 
a s s i s t i n g  the S t a t e  government in  the p re p a ra t io n  of q u a l i f i e d  
and competent a s s e s s o rs ,  by t r a in in g  aft the a ssesso rs  as u e l l  
as m un ic ipa l s t a f f  and by s u p e rv is io n  of the v a lu a t io n  and 
the assessment uork , so th a t  e r ro rs  and om issions can be re 
c t i f i e d  b e fo re  i t  i s  too l a t e .  The CU3 a ls o  f e e ls  th a t  i t  
could a s s i s t . i n  the v a lu a t io n  of 35 m u n ic ip a l i t i e s  in  the 
M e t ro p o l i t a n ,Development Area and some ten major m u n ic ip a l i t i e s  
ou ts ide  the area by March 1984 prov ided  i t  can reasonab ly  
s treng th en  i t s  a d m in is t r a t i v e  re so u rce s .  W h ile  one gets an 
idea  of the plan of a c t io n  of the CUB in  the near fu tu re  
from the programme of uork o u t l in e d  above, some of the  b a s ic  
q u es t io n s  r e l a t in g  to  the r o le  and fu n c t io n s  of the CUB in  
the a d m in is t ra t io n  of the p rop e rty  tax in  the S t a t e  s t i l l  
remain unansuered. The q u es t io n s  uh ich  a r i s e  f o r  c o n s i



d e ra t io n  in  t h i s  cnntuxc  a r e  u h a t ,  in  f u t u r e ,  u i l l  ba the 
arrangement fo r  c a r r y in g  out *he ' ' ' val uat i on-1 1 s th r  
g en e ra l r e v i s i o n  of a s s e s s m e n ts ,  in +‘he m u n i c i p a l i t i e s  and 
the  c o r p o r a t i o n s ?  U i l l  i t  be done by the a s s e s s o r s  in  the 
m u n i c i p a l i t i e s  out o f  the  p ane l  m a i n l i n e d  by Government and 
by t h e i r  oun s t a f f  in  the  C o rp o ra t io n s  as a t  p r e s e n t ,  or  u i l l  
t h i s  f u n c t i o n  be taken up u h o l l y  by tn r CUB? I f  i  t  i s  not 
p o s s i b l e  f o r  the CUB to  u n d e r tak e  t h i s  r e s p o n s i b i l i t y  d i r e c t l y  
throughout the S t a t e ,  u i l l  i t  do so in  l im i t e d  a r e a s ?  I f  so , 
uhat u i l l  be th.e arrangement fo r  genera l r e v is io n  in  the 
o ther a r e a s ?  In o ther  uords , uhat p r e c is e l y  u i l l  be the nature  
of a s s is t a n c e  uh ich  the  CUB proposes to  render to  the muni
c i p a l i t i e s  in  ( i )  CMD and o ther s e le c te d  m u n ic ip a l i t i e s  and 
( i i )  to  those in  o th e r  a r e a s ?  I f  the system of g e t t in g  the 
GRs done by the panel a ssesso rs  i s  not to be g iven up, uhat 
s teps  a r e  going to  be taken fo r  im proving  the system so th a t  
the d e f i c i e n c i e s  of the p as t  a re  remedied?

4.63 From the p r o v i s io t s  o f the  CUB Act contem p lating  the 
s e t t in g  up of not only a CUB but a ls o  a U a lu a t io n  A u th o r i ty  
(UA) fo r  a m u n ic ip a l i t y  or group of m u n ic ip a l i t i e s ,  i t  uould 
appear th a t  the o b je c t i v e  behind the l e g i s l a t i o n  it> to take 
auay the task  of v a lu a t io n  from the m u n ic ip a l i t i e s  and e n t ru s t  
i t  to  the CUB or the  V a lu a t io n  A u t h o r i t i e s  in  the course of 
t im e , i f  not im m ed ia te ly .  A ls o ,  the c o n s t i t u t io n  of the 
Rev ieu  Committee as l a i d  doun in  the U . B .  CUB Act - v iz  th a t  
i t  s h a l l  c o n s is t  of the  j u d i c i a l  member of the CUB uho u i l l  
a ls o  be the P r e s id e n t  o f the Committee and the C o u n c i l lo r  
or Commissioner of the uard concerned - in d ic a te s  • th a t  the 
CUB i s  expected to  be in v o lv e d  a ls o  a t  the s tage  of re v ie u
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which i s  e s s e n t i a l l y  an a p p e l la t e  fu n c t io n .  But ohetheir tha 
committee so c o n s t i tu te d  u i l l  take over the task  of hea r ing  
o b je c t io n s  in  a l l  m u n ic ip a l i t i e s  or only in  some se le c te d  
areas  i s  not c l e a r .  Uhat the main, intended fu n c t io n s
of the CUB a re  needs to be s p e l le d  out c le a r l y  even i f  im ple
menting them takes time so th a t  the p re p a ra t io n s  can be made 
fo r  moving touards the g oa ls  in  v iew  u i t h  a c le a r  sense c f  
d i r e c t i o n .  That th e re  i s  c o n s id e ra b le  confusion  on these 
is sues  is  e v id e n t  from the qu es t io n s  ra ised  by the p a r t i c i 
pants a t  the sem inar on the CUB organ ised  a t  Digha in  
December 1980 ( v id e  Pauradarpan . Uol I I .  Numbers 2 & 3,
1980-81 ,/ .for an accoun t of the p roceed ings of the/Sem inar) .

4.64 However d e s i r a b le  i t  might be to c e n t r a l i s e  the ta sk
■or one agency

of v a lu a t io n  and assessment in  an expert b o d y^ lik e  the CUB, 
as was done some yea rs  ago in  the U .K . ,  to
undertake the r e s p o n s ib i l i t y  of v a lu a t io n  of p ro p e r t ie s  
in  a l l  m u n ic ip a l i t i e s  throughout the S t a t e  would be a s tu 
pendous task  and i t  would re q u ire  c o n s id e ra b le  o rg a n is a t io n a l  
s t re n g th  and e f f o r t  to d is ch a rg e  such r e s p o n s ib i l i t y  p rop e r ly  
and on t im e. The shee r  volume and com p lex ity  o f  the work, 
w ith  each m u n ic ip a l i t y  hav ing  i t s  own p e c u l ia - r i t ie s  c a l l i n g  
fo r  in t im a te  knowledge of l o c a l  co n d it io n s  of r e n t a l  and 
p ro p e rty  markets uould argue fo r  a d e c e n t r a l is e d  system. I t  
i s  doub tfu l i f  even a s epara te_ U a u la t io n  A u th o r i ty  or 
a u t h o r i t i e s  fo r  groups o f m u n ic ip a l i t i e s  can be in  a p o s i t io n  
to undertake the ta sk  of v a lu a t io n  d i r e c t l y .  In stead  of 
helpi-ag the assessm ent, i t  might lead  to d e la ys  and a r r e a r s .  
What i<* more, i f  the CUB i s  to  do the  work of v a lu a t io n
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then i t  uould be in a o p ro p r ia te  to a s s o c ia t e  any of i t s  members 
u i th  tho Revieu  Committee (M ukherjee , aach i n , 1990). Hnncaf 
on a r e a l i s t i c  v ie u ,  the v a lu a t io n s  a re  b e t t e r  dona a t  the 
l o c a l  l e v e l  by the m u n ic ip a l i t i e s  them se lves . The questions 
uhich a r i s e  next fo r  c o n s id e ra t io n  a r e ,  should i t  be done 
through the panel a sse sso rs  as a t  p resen t  or by t h e i r  oun 
s t a f f ,  and uhat should be tha ro le  of’ the CUB and the m unic i
p a l i t i e s  in  the process of assessm ent?

4.65 G e t t in g  the  r e v is io n s  done by q u a l i f i e d  assesso rs  
c a r r i e s  some advantages in  th a t  the a ssesso rs  can b r ing  to 
bear on t h e i r  uork  c e r t a in  e x p e r t is e  and exper ience  uhich i s  
not a v a i l a b l e  u i th  the m u n ic ip a l i t i e s .  None of the m unic i
p a l i t i e s  have any t ra in e d  s t a f f  or any system of t r a in in g .
The a ssesso rs  hav ing  the necessa ry  q u a l i f i c a t i o n s  can meet 
t h i s  d e f i c ie n c y .  A lso ,  be ing  o u t s id e r s ,  they u i l l  presumably, 
not be s u b je c t  to the same degree of l o c a l  p ressu res  or in 
f lu e n ce  as the oun s t a f f  of the m u n ic ip a l i t y .  G e t t in g  the 
assessments done d e p a r tm e r ta l l  v , on the o ther  hand, has too 
advan tages , namely, i )  the a s se ss in g  s t a f f  uould have more 
in t im a te  knowledge of l o c a l  c o n d i t io n s ,  p r e v a i l i n g  ra te s  of 
ren t  and land p r ic e s  and i i )  w ith  i t s  own s t a f f  a m u n ic ip a l i t y  
would be in  a b e t t e r  p o s i t io n  to en fo rce  a c c o u n t a b i l i t y  fo r  
the assessments to  the m u n ic ip a l ity . .  At p re s e n t ,  the  r e l a t io n 
sh ip  between a panel a s se s so r  and the m u n ic ip a l i t i e s  seems 
to be somewhat tenuous. Once the v a lu a t io n  l i s t  i s  drawn 
up and p resen ted , i t  i s  not easy fo r  the m u n ic ip a l i t y  to  
b r in g  th e  a s se s so r  to  book even i f  in s ta n c e s  of gross under
assessment or apparen t m istakes come to  n o t i c e .  I t  would 
c e r t a in l y  be e a s ie r  fo r  a m u n ic ip a l i t y  to take a c t io n  a g a in s t
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i t s  own - U f f  than age j.,io t r\ . a id e r s ,  Cent, ic  b i  ir.g h ow ' . -■ , 
the manner in  which l o c a l  in f lu e n c e  snems to opera te  in  the 
r.i' -'-l" c f  v a lu a t i o n s , the ba lance  of advent*, jo  sterns to l i s  
w ith  the system of g e t t in g  the assessments done by o u ts id e rs .  
The exoer ience  and e x p e r t is e  of panel assesso rs  mentioned 
^ - l i a r a r e  a ls o  an im portan t p o in t  in  fa vo u r  of i n v i t i n g  
then to ca rry  out the r e v is io n s  of v a lu a t io n .  Bu t  i f  th is  
system i s  to y ie ld  good r e s u l t s ,  reform in  two d i r e c t io n s  is  
needed, v i z . .  i )  r e v is io n  o f the s c a le  of rem uneration fo r  
the assessment work; and i i )  d e v is in g  an e f f e c t i v e  method of 
e n fo rc in g  the a c c u n t a b i l i t y  of the a s s e s s o rs .

4.66 That the p r a c t i c e  o f i n v i t i n g  tenders  fo r  assessment 
work and then a p p o in t in g  the lo w e s t  tendercy  i s  p a te n t ly  
harm ful should be e v id e n t  to any one. There can be no two 
op in ions th a t  the rem uneration now paid to the a s s e s s o rs ,  
namely, l e s s  than a rupee per h o ld in g  (sometimes even 25 or 
30 p per h o ld in g ) , i s  ab su rd ly  low and c o n s t i t u t e s  an i n v i 
t a t io n  fo r  c o r ru p t io n .  The T & CP study (1974) noted th a t  
th e re  a r  : in s ta n ce s  whera th a s se s so r  d id  r :>t even bo ther  to 
c o l l e c t  h is  rem uneration . One way of re form ing the system 
uould be to la y  down a s c a le  of rem uneration r e la te d  to  the 
v a lu e  of the p ro p e rty  such as one per cent of AV in  the case 
of p ro p e r t ie s  u i t h  annual v a lu e  of not more than Rs 1000 u ith  
a minimum of Rs 1 per h o ld in g  and h a l f  to q u a r te r  per cent 
fo r  p ro p e r t ie s  of h ig h e r  v a lu e s  and so on. Th is  system u i l l  
no doubt r a i s e  the cos t  of assessment fo r  the n H Jn i c ip a l i t i e s ; 
fo r  in s ta n c e ,  in  a m u n ic ip a l i t y  u i t h  15000 ho ld ings  and t o t a l  
r a te a b le  v a lu e  of Rs 20 la k h ,  the ro s t  of GR under such a 
system might go up to  between Rs 20000 to Rs 25000, as a g a in s t
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Rs 7000 uu tiGOO at. - i"ysent. but t h is  should be regarded as 
a sm all p r ic e  to ba paid fo r  im proving  tho system of v a lu a t io n ,  
SGOUrxiiy uquicy and r a is in g  t.ia y i e l d .

4,6 7 Reform of tha s c a le  of remunerst^rn a lone  uould not
be s u f f i c i a . i t  fo r  in s u r in g  b e t t e r  roHe."ty v a lu a t io n .  Some
e f f e c t i v e  method c f  making the a sse sso rs  accoun tab le  fo r  the
assessments must, t h e r e fo r e ,  be d e v ise d .  A p re se n t ,  there
does not seem to  be any remedy fo r  the m u n ic ip a l i t y  uhere an
asse sso r  is  found to have done the uork in  an u n s a t is f a c to r y
manner. V a lu a t io n  being l a r g e ly  a s u b je c t iv e  m a t te r ,  i t  is
v i r t u a l l y  im p o ss ib le  to prove any a c t  o f misdemeanour in  the
m atte r  of v a lu a t io n ,  even i f  th e re  i s  prima f a c i e  o r id en ce
to j u s t i f y  s u s p ic io n .  A l l  th a t  a m u n ic ip a l i t y  can do, i f  such

<*c
in s ta n ce s  come to n o t i c e ,  i s  to re p o r t  a g a in s t^ a sse sso r ,  to 
the Government so th a t  he can be excluded from the p an e l.
But b e fo re  re p o r t in g  a g a in s t  any a s se sso r  the re  has to be 
some t a n g ib le  b a s is  fo r  the com p la in t . Feu m u n ic ip a l i t ie s  
have the means to  e s t a b l i s h  such charges . Perhaps i t  i s  
here th a t  the CVB can p la y  ai. im portan t r o le .  H e re a f t e r  the 
pane ls  can be m ainta ined by the CUB, and the v a lu a t io n s  
done by the a ssesso rs  can a ls o  be monicored and checked on 
a sampl£»§ b a s is  a f t e r  every  GR. tak in g  in t o  account the pre- 
v a i l i n g  ra te s  of re n t  and land p r ic e s ^ in  s h o r t ,  inorms of 
assessment in  the m u n ic ip a l i t i e s  in  q u es t io n . That uould 
c a l l  fo r  ( i )  b u i ld in g  up a good data  base fo r  l e v e l s  of ren t  
and p r ic e s  of r e a l  p ro p e r ty  in  each m u n ic ip a l i t y  and
( i i )  m a in ta in in g  the record of p a r t ic u la r 's  of each h o ld in g . 
Here aga in  the CVB can render v a lu a b le  h e lp .  I t  can guide 
the m u n ic ip a l i t i e s  in  b u i ld in g  up a data  base on the b as is
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c f  in fo rm a t io n  a v a i l a b l e  from the returns burnished by the

taxpayers  and o ther sources  l i k e  re n t  paid by government
and semi-government o rg a n is a t io n s  fo r  accommodation h ired
in  p r i v a t e  b u i ld in g s  and la y  down norms a g a in s t  uh ich the
assessments can be e v a lu a te d .  I t  can a ls o  in d ic a t e  how to
m ain ta in  the records of p a r t i c u l a r s  of each ho ld in g  on the
basis of uhich the assessments a re  made and t h e i r  so u rce s ,
so th a t  in  the case of any in a c cu ra cy  de tected  on m onitoring
the r e s p o n s ib i l i t y  fo r  n eg l ig en ce  can be f ix e d .  In both these
ta s k s ,  the CUB can take the a s s is t a n c e  o f the s t a f f  of the
m u n ic ip a l i t i e s  on a co n t in u in g  b a s is .  Invo lvem ent of the
s t a f f  of the m u n ic ip a l i t i e s  in  the assessm ents uould a ls o  be
necessa ry  to ensure speedy in te r im  assessment o f neu consum-
a t io n s  in betueen the  general r e v i s io n s .  W ith a data  base b u i l t  up in  this- uay

_^it should  be p o s s ib le  fo r  the CUB not only to check on thg 
q u a l i t y  of assessments but a ls o  d e te c t  in s tan ces  of under
v a lu a t io n  and take s u i t a b le  a c t io n  uhere w a rran ted . Sim
u l t a n e o u s ly ,  i t  uould be necessary  to en fo rce  some of the 
p ro v is io n s  of the law re q u ir in g  subm ission of re tu rn  of 
p ro p e r t ie d  b e fo re  e£ch GR. U ith  the tremendous advancement 
in  the m atte r  of data  p ro cess in g  f a c i l i t a t e d  by the advent 
of e le c ro n ic  a id s ,  i t  should not be beyond thu w i ly  -f
even a c e n t ra l  agency l i k e  CUB to  undertake  the task  of 
com piling  and m a in ta in in g  data  on p ro p e r ty  v a lu e s  and ren ts  • 
fo r  a l l  the m u n ic ip a l i t i e s  s y s t e m a t i c a l l y  and a t  one p la c e .
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4 . 6 Q I f  the ro le  of the '.MB in  the matt r of v a lu a t io n  
at i n i t i a l  s tages  is  con fined  to  the fo rm u la t io n  of norrns 
and m on ito r ing  of assessments done by the a s f ^ s n r s ,  then 
i t  could  take  p a r t  in the p rocess o f- re v ie u  or r e v is io n  
w ithou t g iv in g  r i s e  to any ques tion  of p r o p e r ia t y .  Tho 
system of r e v ie u  ( th a t  is  hea r ing  of o b je c t io n s  ag a in s t  
proposed v a lu a t io n s )  may ba reformed by la y in g  do'..in that, 
i )  uhere norms have been p re s c r ib e d ,  the r e v ie u  u i l l  be done 
by an o f f i c e r  of the  m u n ic ip a l i t y  or an o f f i c e r  of the 
S ta te  government to  be s p e c i a l l y  deputed fo r  tha purpose i f  
the gap betueen th a  standard  adopted in an assessment and 
the p re sc r ib ed  norm does not go beyond a s p e c i f ie d  l i m i t ,  
say , 10 per. cen t o f the norm a f t e r  tak in g  in to  the  p e rm is s ib le  
v a r ia t io n s  on account of age, type  of c o n s t ru c t io n ,  e t c . 5 

and i i )  uhere the  gap is  l a r g e r  than the s p e c i f ie d  margin, 
the o b je c t io n  u i l l  be heard by the Cl/B/Va lu a t  ion A u th o r ity  
as the case rfiay be o r ,  a l t e r n a t i v e l y  by the M un ic ip a l 
Assessment T r ib u n a l .  The c o n s t i t u t io n  o f the  Revieu Committee 
envisaged in  th a  CUB Act, a p a r t  from r a is in g  the question  of 
p ro p r ie ty  (hou can an a sse s s in g  a u th o r i t y  a ls o  be the 
a p p e l la te  body ? )  i s  open to  the c r i t i c i s m  th a t  i t  opens up 
scope fo r  l o c a l  p ressu res  by a l lo u in g  the C o u n c i l lo r  or
Commissioner of the uard concerned ’ to  s i t  on the Committee.
I t  i s  r e le v a n t  to  note here th a t  th e  Bn Act s p e c i f i c a l l y  
excludes the Commissioner o f the  uard from uh ich  an o b je c t io n  
p e t i t i o n  i s  made from tak in g  p a r t  in  the hearing  or d e te rm i
n a t ion  of such a p p l i c a t io n  (p ro v is o  to  & ec t ion  149(1) of tha  
Bn A c t ) .  The p ro v is io n  a u th o r is in g  the s e t t in g  up of a 
M u n ic ip a l Assessment T r ib u n a l  in  the Bn Act as amended by the 
BM Amendment Act a lso  s t ip u l a t e s  th a t  th e  members of the
t r ib u n a l  " s h a l l  be appointed by the S ta te  government from among



- 30 5 -

parsons o ther than ^Commissi n-ar or o f f i c e r  nr o ther employ;,) 
of a m u n ic ip a l i t y  recommendad by tho Commissioners of a 
m u n ic ip a l i t y 11 , (S e c t io n  1 49 A (1 A) The c o n s t i t u t io n  of
the Review Committee contem plated in the CUB r.ct thusseems 
saems to be a l i t t l e  in c o n s is te n t  u i th  the s p i r i t  of the 
p ro v is io n  o f tha  Bn Act g overn in '!  the c o n s t i t u t io n  o f the 
ARCs and the M u n ic ip a l  Assessment. T r ib u n a l .

4 .69 P e rm it t in g  the Commissioner or C o u n c i l lo r  of the
ward in  uh ich  the  ho ld ing  f ig u r in g  in  the re v ie w  is  lo ca ted
to  s i t  in  the  Review Committee, as contem plated  in  the CUB
Act i s  presumably guided by the  c o n s id e ra t io n  th a t  when the
CUB takes  over the ta sk  o f v a lu a t io n ,  the m u n ic ip a l i t i e s  u i l l
cease to  have any say in  the  m atter of v a lu a t io n  and,
th e r e fo r e ,  i t  uould ba d e s i r a b le  to  have the r e p re s e n ta t iv e
of the ward concerned to  s i t  in  the Review Committee.
Considering the experience  of the manner in  uh ich the ARCs
have in t e r f e r e d  w ith  the assessm ents , the bar aga in s t  the
p a r t i c ip a t io n  o f any Commissioner or employee of the Council
in  the process o f rev iew  seems to  be d e s i r a b le .  , I t  is  s a lu t a r y
to  r e c a l l  the the T ax a t io n  Enqu iry
Commission (1953-54) t i r t  th a t  no r e v i s io n a l  or
a p p e l la te  fu n c t io n s  should be vested  in  the m un ic ipa l
C o u n c i l lo r s  as "q u i t e  o ften  any b e n e f i t s  d e r iv e d  from c a r e f u l
assessments a re  lo s t  a t  the s t a g e 'o f  ap p ea l"  (TEC, 1953-54,
U o l . I I I ,  p . 392). A lso , the tren d  of reform in  o ther S ta te s  

e l im in a te  ’
has been tcL ' or c o n ta in  the ro le  o f  the  C o u n c i l lo rs
in  the v a lu a t io n  process (M a lh o t ra ,  1980).
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4. 7D N o v o r th o lo s s , i t  would not ba 'appropria te  exclude
t h a  r a p r a s a n t a t i vas of  tho  l o c a l  pjap l a  from tho process  of 
v a l u a t i o n  a l t o g e t h e r .  One wav o f  in v o lv in g  tho  C o u n c i l lo r s /  
Commissionors in  th a  p ro cass  of v a lu a t io n  u i l l  ba to perm it 
tha m to  ba a s s o c ia te d  u i t h  tho Cl/3 when tha  norms of v a l u a t i o n  
f o r  a g iven  m u n ic ip a l i t y  a r a  f o rm u la to d .  Tha proper  courso 
f o r  the  CUB in  f ix in g  t h a s a  norms uould bo to  dotarrnina tha  
proposed norms f i p s t  on t h a  b as is  o f  a v a i l a b l a  data  and 
than i n v i t a  o b je c t io n s  from tho  p u b l ic .  At t h a  s tage  o f  
hear ing  th asa  o b je c t io n s ,  tho commissionars of the  m u n ic ip a l i t y  
can be a s s o c ia te d  u ith  tho CUB, Ones the norms a re  fo rm u la ted , 
the Commissioners should have no say in  tha m atter of assessment 
o f i n d iv id u a l  h o ld in g s .

4.71 In s h o r t ,  the system proposed hara uould run b raod ly
on the f o l lo u in g  l in e s .  The norms of assessm ent, th a t  i s ,
r e n t s ,  land v a lu e s  and c o s ts  of c o n s t ru c t io n  u i l l  be l a id  doun
by the CUB f o r  each m u n ic ip a l i t y ,  s e p a ra te ly  fo r  d i f f a r a n t
zones or uards u ith  in d ic a t io n s  o f the  a l lo u a n c a  to be made
o r d in a r i l y  f o r  age, type  of use o f b u i ld in g  and so on. Returns
u i l l  be obta ined  from each taxp aye r  g iv in g  the  p a r t i c u l a r s  o f
tha  h o ld in g s .  V e r i f i c a t i o n s  o f these  p a r t i c u l a r s  u i l l  be made
by the s t a f f  o f  the m u n ic ip a l i t y  on lo c a l  enqu iry  and t h e i r  

. . i n  the m un ic ipa l
f in d in g s  c le a r l y r e c o r d e d / . r e g is t e r s .  The Pan a l Assessor u i l l
than make the assassmants in  the  l i g h t  o f  the  norms and
g u id e l in e s  issued  by the CUB and the p a r t i c u l a r s  o f each
ho ld ing  as a v a i l a b l a  from the reco rd s . I t  may not be p o ss ib le
fo r  them to  in s p e c t  a l l^ T o ld in g s  in  the m u n ic ip a l i t y  but they
should in sp e c t  a t  le a s t  a s p e c i f ie d  f r a c t io n  o f sm all ho ld ings
and a l l  la rg e  h o ld in g s ,  t h a t ,  i s ,  ho ld ings  u i th  annual va lu e
exceeding a c e r t a in  l i m i t .  In te r im  assessments u i l l  be made
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by tha n u n ic ip a l  s t a f f  on tha b a s is  o f tho p ro sc r ib ed  norms
and g u id e l in e s .  A f te r  the v a lu a t io n s  a ra  made in  t h i s  way,
o b je c t io n s  in  in d iv id u a l  cases  u i l l  be heard by an o f f i c e r
c’f  the m u n ic ip a l i t y  or S t a te  government i f  the  departu re  from
the norms does not exceed 10 per cen t.  For t h i s  purpose a
m un ic ipa l cadre  of e x ecu t iv e  o f f i c e r s  may be c o n s t i tu te d  as
has been done in  s e v e ra l  S t a t e s .  uhere the gap between the
standard a p p l ied  and the norms i s  l a r g e r ,  the rev iew  w i l l  be
made by a Committee o f the CUB but w ithou t any lo c a l  rep- 

j. i_ • .or a l t e r n a t i v e l y  by the M u n ic ip a l  A r e s e n ta t iv e  / In the case o f c o rp o ra t io n s ,  a mo
,4.48 and 4.4ysuch as the one proposed in  paras J_ above may be fo l lo w e d .

In course o f t im e  i t  should be p o s s ib le  to s t re a m lin e  the
system so tha t  assessments can be made q u ic k ly  by tha a sse sso rs
on the b as is  o f the re tu rn  f i l e d  w ith on ly  t e s t  checks fo r  
purposes of m onitoring  by the  CUB. Th is  w i l l  enable  the CUB 
to  be a s s o c ia te d  w ith  tha assessments a t  the  re v iew  stage 
and a lso  enab le  i t  to judge the  q u a l i t y  o f th e  assessments 
made by the  a s s e s s o rs .  T h is  does not p re c lu d e  the other 
fu n c t io n s  which tha CUB proposes to  take  up, fo r  example, 
t r a in in g  o f a s s e s s o rs ,  fo rm u la t io n  and v a lu a t io n  ofassessment 
assessment code and so on. The CUB might a ls o  a s s i s t  tha 
S ta te  government in  e v a lu a t in g  the  e f f o r t  made by each o f  the  
m u n ic ip a l i t i e s  in  the m atte r  o f p roperty  t a x a t io n  and the 
g ran ts  from the S ta te  government can be made c o n d i t io n a l  on 
the s a t i s f a c t io n  o f the CUB in  t h i s  reg a rd .

Tax on Land and B u i ld in g  as an Instrument of
F in an cing Development

(a )  The r o l f  of a !tR e v o lv ing Fund”

4.72 Tax a tion  of land and b u i ld in g ,  e s p e c ia l l y  land , can 
not only ba a source  o f revenue fp r  meeting the cost of 
s e r v ic e s  r e g u la r l y  prov ided  by lo c a l  a u t h o r i t i e s  but a lso

ssGssment T r ib u n a l ,  d i f i a d  system
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consti-  3S a potont i n s t r i  .nant of f in a n c in g  tha cost nf 
urban re n e u a l.  Urban land is  an ass^t uhich u s u a l ly  only 
n p n re c ia ta s  and a l l  p u b l ic  programmes of urb.’ n d jv T'pmonf 
con fa r  ancrmous b e n e f i t  on the ouners o f the  land loca ted  
in  tha a raa  o f development by enhancing tho  va lu e  of t h e i r  
p ro p e r ty .  Hence, urban developrrent should no rm a lly  ba s e l f -  
f in an c in g *  Fo r ,  the b e n e f i t  of such development can ba 
q u a n t i f ie d  and tho b e n e f i c i a r i e s  i d e n t i f i e d .  So there  
should be no problam in re co v e r in g  the cc-st o f  development 
and th e re fo re  f in a n c in g  such development, i f  some funds can 
bo secured fo r  the  i n i t i a l  in ve s tm en t.

4.73 A good example o f hou a p u b l ic  a u t h o r i t y  en trusted  
u i th  the- ta sk  o f urban development can f in an ce  i t s  a c t i v i 
t i e s  u i th  an i n i t i a l  seed money i s  provided by the D e lh i 
Development A u th o r i ty  (QDA). Created in  1955 and provided 
u i th  a r e v o lv in g  fund of Rs 5 c ro re ,  DDA has undertaken the 
in te g ra te d  development of land in  D e lh i on a la rg e  s c a le .
I t s  a c t i v i t i e s  in c lu d e  not on ly  a c q u is i t io n  o f land fo r  
development but a ls o  co n s tr  c t io n  of b u i ld in g s  and f l a t s  fo r  
r e s i d e n t i a l  purposes, sheds fo r  group in d u s t r i e s ,  c o n s t ru c t io n  
o f p u b l ic  conven iences  l i k e  bus te rnu .ius , uarehouse, d i s t r i c t /  
community c e n t re s  u ith  accommodation fo r  shopping, o f f i c e s ,  
cinemas and h o t e l s ,  c o n s t ru c t io n  of s p e c ia l  markets and any 
development p ro je c t  uhich the L t .  Governor may cons ide r  
e s s e n t ia l  fo r  the  im plem entation  o f th e  P laster P lan  for D e lh i  
and the Zonal P la n s ,  p rov ided  such p ro je c t s  are  s e l f - f in a n c in g .  
For a l l  these  a c t i v i t i e s  DDA has r e l ie d  m a in ly ,  f i r s t ,  on 
some i n i t i a l  funds p laced  a t  i t s  d isp o sa l  by the  Government 
of Ind ia  and, t h e r e a f t e r ,  on amounts r e a l iz e d  by au c t io n in g  
the land or covered  space developed by i t  and on r e a l i z a t io n
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o f  50 per cent o f  unearned increm ent in  the va lue  o f  land when 
such land i s  t r a n s fe r r e d  by a le s se e  o f  the DDA. At the same 
time i t  uas re q u ire d  to a l l o t  land a t co n ce s s io n a l  r a te s  fo r  
e s s e n t ia l  s e r v ic e s  and community f a c i l i t i e s  l i k e  h o s p i t a ls ,  
schoo ls ,  c o l le g e s ,  e t c . ,  and to earmark a reas  fo r  u t i l i z a t i o n  
o f  land p lo t t e d  development or as group housing pockets 
fo r  the middle income group, lou  income group and the weaker 
s e c t io n s .

b# Sources o f  f inance  fo r  the C a lc u t ta  Improvement T ru s t

4.74 An agency to undertake the p re p a ra t io n  and execu tion
o f  schemes fo r  '’ the improvement and expansion o f  C a lc u t t a ” 
and a lso  to undertake schemes fo r  b u i ld in g  roads, housing — 
schemes, and schemes fo r  rehousing  o f  persons d isp la ced  as a 
r e s u l t  o f  the improvement programmes, u i th  powers to a cq u ire  
land uas se t up in  the shape o f  C a lc u t ta  Improvement T rust  in  
1911. The T ru s t  has to i t s  c r e d i t  s e v e ra l  major schemes fo r  
the improvement and expansion o f  C a lc u t t a .  The C IT , however, 
has not been ab le  to re co ve r  the co s t  o f  ex ecu t io n  o f  i t s  
schemes in  the same uay as DDA has done. The tuo major
sources o f  re co ve ry  o f co s t  o f  development by CIT are ( i )
betterm ent fee and ( i i )  s a le  o f  land . Amounts recovered  
through the be tte rm en t fee have been p i t i f u l l y  sm all (T ab le  
IV .  5 ) .  For a few y e a rs  the c o l l e c t i o n  o f  b e tte rm en t fee uas 
s t a l l e d  by l i t i g a t i o n .  New th e re  i s  no bar to the im p o s it io n  
o f  betterm ent fee . But going by pas t  expe r ience  t h i s  source 
i s  u n l ik e l y  to make any s u b s t a n t ia l  c o n t r ib u t io n  to the C IT ’ s 
f in a n ce s .  The o the r  source , v i z . . s a le  o f  lan d , a ls o ,  i t  i s  
s t a te d ,  does not have the p o t e n t i a l i t y  which i t  has in  D e lh i ,  
m ain ly  because o f  the fa c t  th a t  the a v a i l a b i l i t y  o f  vacan t 
land in  C a lc u t ta  i s  r a th e r  l im i t e d  and a f t e r  deve lop ing  an



TABLE IV . 5

Budget Provision and Actuals for Betterment gee Levied by Calcutta

Improvement Trust

( Rs. lakh)

1966- 1967- 1968- 1969- 1970- 1971- 1972- 1973- 1974- 1975- 1976- 1977- 1978- 1979- 1980-
.67 68 69 . 70 71 72 73 74 75 76 77 78 79 80 S I

Budget 1.86 0.01 1.11 0.02 0.02 0.03 0.03 0.50 0.03 0.02 0.01 0.03 0.01 0.01

Actuals - G. 07 0.06 0.08 0.02 0.02 0 .10 0.01 0.01 — 0.01 — —

Source : Calcutta Improvement Trust.



a rea , i . e . ,  opening i t  up by c rea tin g  roads and sa tt in g  ap art 
land fo r  sch o o ls , parks, m arkets, a t e . ,  not much is  l a f t  fo r  
sa la  by auction* Tha CIT has th e re fo re  to f a l l  back m ain ly 
on other sources l ik e  m unicipal co n tr ib u tio n  a q u a lto  ^ par 
cant of tha ra tea b le  ualua of p ro p a rtie s  as assassad by tha 
C a lcu tta  Corporation , ^ha co n tr ib u t io n  i s ,  howevar, in  
a rre a rs  fo r  many years and tho CIT has baan fac in g  a mounting 
f in a n c ia l  c r i s i s .  U ith  the s a t t in g  up o f tha  C a lcu tta  
M etropo litan  Development A y th o rity  (CMDA), r e s p o n s ib i l i t y  
fo r  tha p lann ing  of development and improvement of tha c i t y  
of C a lcu tta  has devolved m ainly on the new o rg a n isa tio n .
Tha CIT*s main task  now sasms to  be tha execution  o f schemas 
entrusted to  i t  by CMQA or the Corporation . The CMOA has 
i t s  own source of f in a n ce , ar im portant source being 50 per 
cant share o f the t o t a l  revenue from the en try  tax . S ince  
tha uork on the development o? C a lcu tta  is  now being c a r r ie d  
out under the co n tro l o f ths CMQA, i t  is  contended on b eh a lf 
o f tha Corporation th a t th a f^  is  no nas-d fo r  any separate  
c o n tr ib u t io n  from tha Corporation to th^ ’CIT as tha CIT now 
is  engaged la rg e ly  in  tha work entrusted by the  CMDA,

4.75 The m erits  o f C IT ’ s~case fo r  getting  the m unicipal 
co n tr ib u tio n  from the C a lcu tta  Corporation need not ba gone 
in to  here. Whether the CIT should ex p lo it i t s  oun sources o f 
revenye to a g re a ta r  extent or whether i t  should depend more 
on co w tfib u tio n s  from the Corporations and CMDA in vo lves  
questions hearing  on what a p p ro p ria te ly  should ba the oun 
sources of funds o f lo c a l a u th o r it ia s  and uhat should bo tha 
arrangamant fo r  devo lu tion  of funds among d if f e r e n t  lo c a l 
a u th o r it ia s .  These questions are beyond the  scope of th is  
study. Tha su b stan tive  question  is  whether adequate



arrangements are  there  fo r  re co ta r in g  the :o s t of do-'elcipmen 
from the b e n e f ic ia r ie s  by a t le a s t  one of the agencias 
invo lved  in  tho task  o f development, and, i f  no t, hou b js t  
such an arrangement can be made.

o# Developm ent charge and co r'M rs ion  charge

4.76 One way in  uhich the banaf ic ija r ie s  of urban develop
ment co n tr ib u te  to  the cost of development is  no doubt the 
a d d it io n a l amount of tax on land and b u ild in g s  which they 
pay as a r e s u lt  o f enhancement of the ra te a b le  va lua 
fo llo w in g  from development. Th is  presumably is  the lo g ic  
u n d e r ly in g 'th e  s t ip u la t io n  th a t  the C a lcu tta  Corporation 
u i l l  make a co n tr ib u tio n  to  the  CIT in  the form of h a lf  per 
cent o f the  ra te a b le  va lua assessed by the Corporation .
Where ra te a b le  va lues f a l l  behind the r is e  in  tha value of 
p ro p e rtie s  t h is  mechanism obviously  does not uork. U ith  
improvement in  the va lu a tio n  o f p ro p e rtie s , i t  might be 
expected th a t th is  arrangement u i l l  bring b a tte r  re s u lts .  
E v e n  .so , the tax  on land and b u ild in g s  alone cannot po ss ib ly  
r e a l iz e  tho co s t o f development of urban land . Hence, lo c a l 
a u th o r it ie s  a re  g e n e ra lly  empowered ,o le vy  taxos in tho 
form of betterm ent fe e , conversion  charge and development 
charge* I t  is  to  ba noted th a t  the Uest Bengal Toun and 
Country (P lan n in g  and Development) Act, 1979, uhich u i l l  
nou govern the fun ction ing  of the CMOA contem plates the 
le vy  o f a development charga in  the whole or in  part of a 
"p lanning a re a "  a t ra tes  not exceeding those s p e c if ie d  in  
tho sa id  Act (S e c t io n  102). The development charge can ba 
le v ied  fo r  the  ’’ in s t i tu t io n  o f use-" as a lso  fo r  "change of 
u^e" and fo r  c a rry in g  out development by e re c tio n  or re- 
e ra^ tion  o f any b u ild in g  or uorks. The development charge
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fo r  i n s t i t u t i o n  of usa" shall not exceed Rs 10 per sq.m t. 
fo r  re s id e n c e ,  Rs 50.-par sq.tpt. for in d u s t ry  and Rs 200 
per sq.mt. fo r  commerce.- The maximum charge for change' nf 
use ranges from Rs 15 .per sq .m t. in  tha case o f conve-rsit n 
from a g r i c u l t u r e  t o ' r e s id e n c e , to  Rs 150 par sq.mt. for 

change of use from in d u s try  to  commerce (v id ^  s e c t io n  103 of 

the  A c t).

d• Drawbacks of betterm ent lo w

4.77 Experience of betterm ent fee le v ie d  by the CIT
suggests th a t i t  u i l l  not be r e a l i s t i c  to  expect much out of 
arvy tax in  the nature of betterm ent le vy  be i t  le v ied  by CIT 
or any o ther a u th o r ity .  Of course , tha betterm ent levy  of the 
CIT s u ffe rs  from some se r io u s  in f i r m it ie s  which may have been 
responsib le  fo r  i t s  poor y ie ld .  Under Sec tio n  78A o f the 
C a lcu tta  Improvement A ct, 1911 as amended in  1931, the 
betterment fee can be le v ie d  by the CITat the ra te  o f 50 
per cent of tha increase  re s u lt in g  from the  execution  o f any 
improvement scheme in the va lue  of land loca ted  in  the area 
comprised in  the scheme. The A c t, houever, perm its any 
person l ia b le  to  pay the betterm ent fee to  opt for en tering  
in to  agreement u ith  the CIT not to  pay the fee immediately 
but to  keep i t  outstanding as a charge on h is  in te re s t  in  the 
land %ubject to  the payment in  p e rp e tu ity  of in te re s t  at the 
ra te  o f 6 per cant per annum (Se c t io n  78G of the Act)*
Th is  p ro v is io n  may be one major fa c to r  und erly ing  the poor 
shouing of the betterm ent fee le v ia b le  by the  CIT. Houever, 
the performance of betterm ent levy  has nottbeen very 
encouraging in any p a rt  of In d ia , fudging by the experience 
o f other S ta te s , c o lle c t io n s  from development charge or 
conversion charge a lso  should not ba looked upon as a
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prom is ing  sou re a o f  n v s n ' i .

4.79 Tha battarm ant le v y  has baon ax p a r4 r- .i"- ~' rf "■f 4-k 
in  UK too a t  d i f f a r a n t  t im es and attam pts hava baen made 
th a ra  to  tax  th a  ga ins  from the  davalopmant o f land a t  f a i r l y  
h igh r a t a s .  A Davalopmant Land Tax (QLT) i s  in  op era t ion  
in  UK s in c a  1976, Lav iad  s e p a r a te ly  from c a p i t a l  ga ins  t a x ,  
tho DLT a p p l ie s  to  the r a a l i s a d  davalopmant v a lu a  accru ing  
to  any parson from the d is p o s a l  o f  an i n t a r a s t  in  land in  
UK* Tha d is p o s a l  may ba e i t h e r  a c tu a l  or deemed. E s s e n t i a l l y ,  
i t  i s  a tax  on the r a a l i s a d  davalopmant va lue  or battarm ant 
occu r ing  as a coneaquance o f  " t h a  g ran t o f  p lann in g  p e rm is s io n " .  
In i t s  e a r l i e r  form s, a tax  o f  t h i s  na tu re  uas la v ie d  in  UK 
through tha  ba tta rm ant le v y  and the  Dovalppmant Ga ins  Tax. 
Annulmant o f  th e s e  taxes  w i th in  r e l a t i v e l y  sh o r t  per iods  
u n d e r l in e s  the  problems uh ich  any such tax  unavo idab ly  g iv e s  
r i s a  t o .  Tha DLT a ls o ,  u i th  i t s  d e f i n i t i o n  o f  a "deemed 
d is p o s a l " ,  " m a t e r i a l  dava lopm ant" and com p lica ted  methed of 
computation ( f o r  d e t a i l s  v id e  P in so h , 1980), does not q u ite  
o f fa »  a modBl uh ich  can be worked ha re . Yat th a ra  can ba no 
tuo  op in ions t h a t  i f  urban renewal is to  be s e l f - f in a n c in g ,  
soma way must be found to  re c o v e r  tha co s t  from the  b e n e f i 
c i a r i e s  by t a x in g  th a  a p p re c ia t io n  in  the va lu e  of t h e i r  
? e a l  e s t a t e .  O th e ru is e ,  i t  i s  not p o s s ib le  to  undertake * 
la rg e - s c a le  development a l l  the t im e u i th  funds frdm e x te rn a l  
sources l i k e  th e  S t a te  o r  C e n tra l  Government. For th e re  can 
ba no j u s t i f i c a t i o n  fo r  s u b s id is in g  ben.afSc i a r i e s  o f  
development w ith  funds ra is e d  from o th e rs .



- 315 -

a» Casa f o r  a b e t term ent c ass on p rop a rt y  tax

4. 79 One s im p le  way nf making th e  b e n e f i c i a r i e s  o f d a v i lo p -  
ment share tha  co s t  o f  development is  to  le v y  a battarm snt 
cess or su rcharge  on the c o n so l id a te d  ra te  la y ie d  by tha 
C o rpo ra t ion . Evan though enhanced p ro p e rty  v a lu a s  should 
r e f l e c t  the b e n e f i t  of development and thus tha normal 
p ro p e rty  tax  i t s e l f  should h e lp  to  recoup tha  cost of develop
ment , because o f  the gap betueen r a n t a l  v a lu e s  and c a p i t a l  
v a lu e s ,  a cess  or surcharge f o r  betterm ent on the p ro p a rty  
tax  cannot be regarded as u n ju s t  o r double t a x a t io n .  A 
fu r th e r  argument in  support of a cess/su rcha rg e  for develop** 
ment i s  th a t  even when le v ie d  on an improved base - u i th  
improved env ironm ent, ^ re n ta l  v a lu e s ,  and so the  ARUs, may 
bs expected to  go up on r e v i s io n  - the r e g u la r  p roperty  tax  
can a t 4 best he lp  to  meet tho  a d d i t io n a l  cost o f  maintenance 
a id  s a rv ic  ing o f  development schemes. I t  is u n l ik e l y  th a t  
they uould by them selves be able to  re co ve r  the c a p i t a l  
c o s tc ,  The aim o f the  cess/su rch a rg e  u i l l  be to  recoup the 
c a p i t a l  eost by s iphoning o f f  a p a r t  o f th e  unearned 
increment in  u e a l th  th a t  takes  p la ce  uhen th e re  i s  any 
improvement in  the area  uhere the  p roperty  in  q u es t ion  i s  
lo c a te d .  Such cess/su rcha rg e  can be l e v ie d  by the C o rpo ra t ion  
and should be payable e q u a l ly  by tha ,ouner and the o c cu p ie r  
a lo n g u ith  tha c o n so l id a te d  r a t e .  I t  shou ld  be a p p l ic a b le  
to  a l l  lands and b u i ld in g s  . lo c a te d  u i t h i n  a "p la rm ing  a r a a ” . 
The laun ing  a re a  may be n o t i f ie d -  as soon as an improvement 
programme is a»nounead. The betterm ent cess/su rch a rg e  may 
be r e a l iz e d  f o r  a s p e c i f i e d  p e r io d ,  say , f i v e  to  ten  y e a r s ,  
commencing from the q u a r te r  in  uh ich  the  development uork

,tr

i s  complatad in  the  a raa  and th a  d u ra t io n  o f  tha  cass or
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surcharge would depend upon the ra ta  a t  uhich it  is  la v ie d  
and tha  t im a uh ich u i l l  ba required to  racova r  tha cost*  
whan tho ren t  o f tha  p ro p e r t ie s  a f fe c te d  by the cess ct 
surcharge is  su b je c t  to  ren t  c o n t r o l ,  the l i a b i l i t y  fo r  
paying the cess/su rcha rge  should  bo cas t  on the  o ccu p ie r .
I f  t h i s  i s  found a c c e p ta b le ,  the  development charge may not 
be needed.• Levy o f  such a charga is  not going to be easy 
in  any case s in c e  i t  u i l l  g ive  r i s e  to  q u as t io r®  l i k e  hou 
to  compute the  development v a lu e ,  uhat uould be the proper 
ra te  o f the  ch a rg es , uhathar i t ,  can ba la v ie d  a t  a f l a t  
r a te  on a l l  p ro p e r t ie s  in  a g iven  area  and so on, and th asa  
problems do not admit of easy ansuers . A lso  such a charge 
being a nnce fq r  a l l  l e v y ,  payable be fo re  tha increm enta l 
va lue  i s  r e a l i s e d  by tha ouner, is d i f f i c u l t  to  re co ve r  as 
ouners o f te n  f in d  them selves unable to  pay because of the 
l i q u i d i t y  problem. Tha conve rs ion  charge does liot s u f f e r  
from these  draubacks and should ba e a s i l y  r e a l is a b le  from 
the ouner at. the  i n s t i t u t i o n  o f convers ion  or u i t h in  a 
reasonable p e r io d  t h a r a a f t a r .  So the convers ion  charga may 
be re ta in e d  but the a u th o r i t y  fo r  levy ing  i t  may ba de lega ted  
to  th e  m u n ic ip a l .■ a u t h o r i t i e s  o f  tha area  eone^rned.

4,8$ Ano ther, and perhaps more r e l i a b l e ,  uay o f re co ve r in g  
the  cost of urban development i s  to  perm it tha  development 
agency to  put the  land and b u i ld in g  developed by i t  to  
commercial use such as by a u c t io n in g  tho developed land or 
covered space or l e t t i n g  out such space a t  market r a te s .
Th is  i s  the way the DDA has operated  i t s  r e v o lv in g  fund.
The CIT a ls o  has executed a feu  schemas uh ich  proved 
rem unerative  when run on commercial p r i n c ip l e s  ( e . g , ,  the 

-T la n ic k ta la  Scheme). No doubt, a p u b l ic  development a u th o r i ty



- 317 -

cannot a lways uork on a commorcial b as is  as i t  h&s to-meat 
o b l ig a t io n s  such as housing t h s  p a r ,  p ro v id in g  space fo r  
community u e l f a r e  such as' h o s p i t a ls  and sch o o ls .  Evon so, 
u i th  f a s t  a p p re c ia t in g  value of r e a l  estate in urban a raas  
e s p e c ia l l y  in  a c i t y  l i k e  C a lc u t t a ,  tha CIT or CMQA or 
s im i la r  Development A u th o r i ty  uh ich  may ba c re a te d  fo r  
the  development of o the r  a reas  should bo ab le  to re co ve r  
a good p a r t  o f  the co s ts  o f development by b 'u ild ing  houses 
and f l a t s  and s e l l i n g  covered space or by l e t t i n g  out 
f l a t s  b u i l t  by them a t  market r a t e s ,  i f  not lan d . Assuming 
£hat C a lcu t ta  does not o f f e r  scope f o r  d eve lo p in g  and 
s a i l i n g  l&nd to  the  same ex tan t  as Delhi' o r by l e t t i n g  out 
th a  f l a t s ’ b u i l t 1 by i t  a t  c o m p e t i t iv e  r a te s ,  development can 
be undertaken by the CIT or CMDA financed  by c o n s t ru c t in g  
houses or D eve lo p in g  a reas  uh ich  a re  c u r r e n t l y  u n d e r- u t i l is e d  
a f t e r  tak ing  them over and th e n  s e l l i n g  or r e n t in g  the  
p roperty  b u i l t  the reon  by th e  Development Agency. There a re  
in s tan ces  uhere the  CIT cou ld  ndt do so because of the 
compulsion to  reduce d r a s t i c a l l y  the ren t charged by i t  fo r  
i t s  f l a t s  even though, to  a l l  appearances, the occupants o f  
such f l a t s  belonged to the  not ve ry  poor s e c t io n s  o f the 
s o c ie t y .  Such a p o l i c y ,  i t  must be r e a l i s e d ,  i s  t o t a l l y  
m isconce ived . By c r ip p l in g  the  development ag en c ie s , 
p o l i c i e s  l i k e  t h i s  lead  to  the and o f a l l  development. For 
wp e x te rn a l  sources  can p ro v id e  funds e n d le s s ly  and the  
f inance  fo r  both development o f  a c i t y  and th e  m aintenanc 
of i t s  c i v i c  s e r v ic e s  must be found u l t im a t e l y  from the  
pe&ple uho b e n e f i t  from i t  d i r e c t l y  or i n d i r e c t l y .  Tha 
attempt to  evade t h i s  b a s ic  is s u e  cannot b u t ’ be s e l f - d e fe a t in g .  
The enormous•p o s s i b i l i t i e s  o f commercial and r e a l  e s ta te  
development o f  tha  p ro p e r t ie s  ouned by the  C orpora t ion  i t s e l f
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f in d s  r e c o g n it io n  in tho o b se rv a t io n s  of t h a • Commissioner 
o f C a lc u t ta  C o rpo ra t ion  in  tha  Budget e s t im a te s  fo r  the 
yea r  1980-81. Tha o b se rv a t io n s  a ra  worth qu t in g .  Drawing 
a t t e n t io n  to  th esa  p o s s i b i l i t i e s ,  tha Commissioner s a id :

"Tha Corpo ra t ion  re q u ir e s  a d d i t io n a l  spaces 
fo r  a d m in is t r a t i v e  purposes, f o r  lo c a t in g  
community s e r v ic e s  fu n c t io n s ,  fo r  r e lo c a t io n  
o f some of i t s  oun fu n c t io n s ,  f o r  r e s id e n t ia l  
agcommodation o f i t s  employees e t c . • At the  same 
time the  C o rpo ra t ion  has a la rg e  numbar o f under
u t i l i s e d  and i l l - u t i l i s e d  p ro p e r t ie s  a t  im portant 
lo c a t io n s  in  the  c i t y  uh ich  have not been pr o p a r ly
e x p lo ite d  to earn the  urban land v a lu e  and to
b u i ld  up spaces not on ly  f o r  i t s  oun purposes 
mentionad above but a lso  to  p ro v id e  spaces fo r  
lo c a t in g  some o f the  b a s ic  p u b l ic  u t i l i t i e s  l i k e  
Banks, Telephone Exchangas, Te leg raph  and Post 
O f f i c e s ,  R a ilu ay  Booking O ff ices .,  Gas and 
E l e c t r i c i t y  O f f ic e s  e t c .  No com prehensive  
p lann in g  and s t r a t e g y  o f a c t io n  have been formu
la te d  y e t  by tho Corpo ra t ion  but I  am uorking on 
i t  and hope to come up u i th  a p o l i c y  document 
b e fo re  lo n g .11 (para  12.3 )

Thus i t  uould be in c o r r a c t  to  say tha t the  scope fo r  under
tak in g  the  ta sk  o f dauelopment by e x p lo i t in g  urban land 
va lu e  in  C a lc u t t a  on the D e lh i  p a t te rn  i s  l im i t e d .  Th is
should not stand in  the  uay o f  earmarking o f c e r t a in  types
of houses fo r  th a  usakar s e c t io n s  as th e  o v e r a l l  co s t  can 
be recovered through s u i t a b le  p o l ic y  o f p r i c in g  of the o thar 
types  o f houses and p r o p e r t ie s .  The same method can be 
adopted p r o f i t a b l y  by tha  Hourah Improvement T ru s t .  
Development a u t h o r i t i e s  in  o th e r  m u n ic ip a l i t i e s  should be in  
a b e t te r  p o s i t io n  to  f o l l o u  the  DDA’ s example.
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R ate_ _S_t r u c t ure

a * E x i s t in g  ra te s

4.81 The tax  on land and b u i ld in g  is  at present le v ie d  
by the C a lc u t t a  C o rp o ra t io n  as a co n so l id a te d  r a t e .
S e c t io n  165 of the CM Act, 1951 a u th o r is e s  the C o rp o ra t ion  
to lev/y the co n so l id a ted  ra te  on a graduated s c a le  not 
exceeding the fo l lo w in g ^

( i )  uhere the AV does not exceed Rs 1000 
15 per c e n t ;

( i i )  where the AV exceeds Rs 1000 but does not
exceed Rs 3000 - 13 per cen t ;

( i i i )  uhere. the AV exceeds Rs 3000 but do&a not exceeds
Rs 12,000 - 22 p e r c e n t ;

( i v )  uihere the AV exceeds Rs 12,000 _
23 per -cent•

Urlycnx- ttf-AV -txctejAo ft/3 3<5®o
The Act a lso  p rov ides  thatyjthe c o n so l id a te d  r a te

can go upto 33 per cent w ith  the ap p ro va l of the S t a te  
government* Fo r the l a s t  s e v e ra l  y e a r s ,  the tax  i s  being 
le v ie d  by the C o rpo ra t ion  on lands and b u i ld in g s  wh’ich  are

bustees ” , a t  the f o l lo u in g  r a te s *

( i ) on AV not exceed ing Rs 1000 - 15 per c e n t ;
( i i ) on AV exceed ing Rs 1000 but 

not Rs 3000
- 18 per ce n t ;

( i i i ) .on AV exceed ing Rs 3000 but 
not Rs 12,000

- 22 per ce n t ;

( i v ) on AV exceed ing Rs 12,000 
but not Rs 1 5,000

- 27 per c e n t ;

M on AV exceed ing Rs 15,000 - 33 per cent •
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4.82 An a d d i t io n a l  \ per cent of AV i s  charged as
Howrah B r idge  Tax ( i  per cent f o r  p ro p e r t ie s  in  Tollygunge 
area). In  bustees where no developmeot has been made by 
CMD A, the co n so l id a te d  ra te  i s  le v ie d  at the ra te  of 15 
per cent of AV where the AV does not exceed Ra 1000 and
13 per cent fo r  AV exceed ing Rs 1000 ( i n  a d d i t io n ,  % per 
cent of AV is  charged as Howrah B r id g e  Tax)*  P ro p e r t ie s  
in  buatees developed by CMD A are taxed at the same ra te  
as p ro p e rtie s  Tiot in  bustees* The Commissioner w ith
the approval of the S tan d in g  Firvance Committee exempt from 
tha conso lidated  r a te  a l l  lands and b u i ld in g s  the A\# of 
which does ro t Bxcasd Rs 50 prov ided  the owner does «pt own 
or occupy any o th e r land or b u i ld iu Q  the t o t a l  v a lu a t io n  
of whieh does rjot exceed Rs 50.

4-.8 3 Land a r V i  ld in g  used e x c lu s i v e l y  f o r  p u b l ic  u&r3hip
and p u b l ic  b u r i a l  o r  burn ing  ground i s  axeiupt froirv the 
co iw > lic la ted  r a t e .  The C o rp o ra t io n  cax> g tan t  f u l l  or 
p a r t i a l  exemption, to  any land o r  b u i ld in g  used e x c lu s iv e ly  
f o r  purposes o f p u b l ic  c h a r i t y  provided th a t  nq trad e  or 
bu s in ess  i s  c a r r ie d  in  i t  or i t  i s  not l e t  out on. r e n t .

b . Rate  s t r u c t ure pro posed in  „C PTC J3i_ 11 J  980

4*84 The CMC B i l l ,  1990 seeks to  rep lace ' the e x i s t io g  
r a te  s t ru c tu re  by what is  d esc r ib ed  as "the  s t r a i g h t - l i n e  
method'1 whereby the c o n so l id a te d  r a te  w i l l  be imposed a t 
the ra te  of 11 per cent of Annual Value i f  the Annual Value 
does not exceed Rs 600* and :,uhere the Annual Value 
exceeds Rs 600 but not Rs 13,000 suoh percstvtage of the
AV as i s  worked out by d i v id in g  the Annual Value by 600 and
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adding 10 to the q u o t ie n t ,  the .sum thus worked out being 
rounded o f f  to the nea res t  f i r s t  p lace of dec im al'* . Uhere 
the Annual Value exceeds Rs 18,000 the ra te  w i l l  be 40 per 
Cent of Annual Va lue* The new B i l l  a u th o r is e s  the Playor-in- 
C o u n c il  to exempt any land c r  b u i ld in g ,  the AV of w h i c h  does 
not exceed Rs 300, i f  the taxp aye r  does not own or occupy 
more than one p iece  of land or b u i ld in g ,  the aggregate AV 
of which exceeds Rs 300. The Mayor-in-’C o u n c i l  w i l l  a lso  be 
empowered to g ran t exemption to any land or b u i ld in g  
e x c lu s i v e l y  used w ith  p r io r  a p p ro va l  f o r  purposes of p u b l ic  
c h a r i t y  or f o r  the purpose of m ed ica l r e l i e f  to  or fo r  the 
e d u ca t io n  of the poor, f r e e  of charge , or to  any land used 
f o r  p u b l ic  playground o r  any park under an^  of the  s t a tu t o r y  
bodies s p e c i f ie d  in  the B i l l* -  Th®- B i l l ;  fu r th e r .  p ro v id es  
th a t  lands and b u i ld in g s  be long ing  to the Union Government 
s h a l l  be exempt from .the co n so l id a te d  ra te  except where such 
r a te s  uere a lready^.being le v ie d  e a r l i e r *  The Co-rpoxation 
w i l l  be ab le  to  l e v y  a  jsa-rvic«- .c&apgp -an -y^iora p ro p e r t ie s  
a t  such r a t e s  as may be determ ined by the C e n t r a l  Got*errjm©nt 
from time to  time* The ra te  o f  tax  on p rop& r^ iea  Qf the 
P o r t  T rus t  of C a lc u t t a  are to be governed by agreement 
between the P o r t  .Trust and the Co rpo ra t ion*  P r o p e r t ie s  of 
the C a lc u t ta  Improvement T ru s t ,  CMDA, Uest Benga l Housing 
Board and a few o th e r  s t a tu t o r y  bodies w i l l  be taxed a t 
the ra te  of 21 per cent of the AV* Land or b u i ld in g  used 
f o r  any approved scheme of su b s id ised  housing f o r  the low 
income groups or i n d u s t r i a l  workers  and com pris ing  tenements 
l e t  out to  such persons s h a l l  be taxed at the r a te  of 21 
per ^ent* Bustees  u i l l  be taxed at the ra te  of 15 per cen t*  
Bustees  improved under the Uest Benga l Slum Areas ( im p rove 
ment and C le a ra n ce )  Act, 1972, w i l l  be taxed at the ra te  
of 18 per cent*
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c • _%ne isjsues

4.85 As noted in  an e a r l i e r  s e c t io n ,  by an amundrnunt to 
the C H Act, 1951 mads in  1976, the C o rpo ra t ion  uas 
au tho r ised  to- impose a surcharge  at such ra te s  not 
exceed ing 50•per cent of the co n so lid a ted  ra te  as may be 
determ ined by the S ta te  government on any land or b u i ld in g  
uh ich  is  used w ho lly  or p a r t l y  fo r  commercial or non- 
r e s i d e n t i a l  purposes* The le v y  of the commercial surcharge 
uas cha llen g ed  and a D i v i s io n  Bench of the C a lc u t t a  High 
Court issued  a w r i t  d i r e c t in g  the C o rp o ra t ion  not to  le vy  
the commercial su rch a rg e . : The judgement is  under appea l to 
the Supreme Court* The neu B i l l  a lso  en v isag es  the le v y  of 
a commercial su rch a rg e . The m erits  of le v y in g  a commercial 
surcharge hove bf3en d iscussed  s e p a ra te ly  and are not gone 
in to  h e re . The g en e ra l  is su es  which a r is e  f o r  c o n s id e ra t io n  
in  reform ing  the ra te  s t r u c tu r e  are*

a ) Whether-the r a te s  should' be t re a te d  as 
" .conso lidated  rr  „ o "  or the tax  should be 
charged s e p a r a te ly  under the heads, g en e ra l  
tax j  water r a t e ,  l ig h t in g  and sewerage, e t c .

b) What should be l e v e l s  of maximum and minimum 
ra te s  i . e . ,  the g e n e ra l  l e v e l  of r a te s  and 
whether the r a te s  should be p ro g re s s iv e ,  and
i f  so , what should be the degree of p rog ress ion  
and whether p rog ress ion  should be in troduced  
on the b as is  of s teps or s la b s .

e )  Uhat should be the c o n d it io n s  govern ing  
exemptions’. .

d • rCase o_r jand a g a in s t  cons oj.id^atin^ Jthe, r a te s

4*86 Though i t  is  c a l l e d  a co n so l id a ted  r a t e ,  the tax  on 
land and b u i ld in g s  is  made up .o f fo u r  components, namely, . 
g e n e ra l  t a x ,  water r a t e ,  l i g h t i n g  r a te  and sewerage r a t e .  
The shares  of these  components rough ly  were 56 per cen t ,
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2 5 per c a n t ,  10 per cunt nn<! f; our" c u n t , r a s p a c t i v o ly ,  of 
tho t o t a l .  The c o n so l id a te d  r a te s  being graduated , tha

iv . ' . ir a ta s  of thuso components a lso  tu rn out to bw prngr...;
as Table IV .  5 uould shou *

TABLE IV .  5

Bro ak-up of the Conso lid uturi FJata
in  C a lc u t t a

(P e r cent of annual i/

Conso lida ted G en ara l U ato r L ig h t in g Semen
ra te ra te ra te ra te ra te

1 5 8± 4 ... 1 i
18 10 4^ 2 ' 1*
22 1 2 f 5-o 2 i 2
37 1 5 7 2 i 2±-
33 1S£ 3 i 3

Source : Samadar, S ivap ra sad  (1 978)«
_Calcut_t_a^ _ IS , The Corpora 
t io n  of C a lc u t t a ,
C a lc u t t a ,  p. 129•

4*87 By v i r t u e  of S e c .  167 (1 A) of tho C PI Act, 1951, 
in troduced  in  1976, 25 per cent of tha  conso lid a ted  r a te  
i s  a t  p resent deemed to  bo the amount due as w ate r r a te  and
5 per cant as ssuorage r a t e .  Uhere, houever, any water 
meter i s  a ttached  tq any b u i ld in g ,  th e  amount due as 
u a ta r  r a te  i s  c a lc u l^ ta d  on the b a s is  of the annual 
read ing  o f the mete*.
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4.88 The neu B i l l  does not s p e c i f y  the shares of u a te r  
ra te  or seuerage ra te  and t r e a t s  the tax on land and 
b u i ld in g s  as c o n s o l id a te d .  The p ra c t ic e  of charg ing  the 
p rope rty  tax  under sep a ra te  heads l ik e  u a te r  r a t e ,  
l ig h t in g  r a t e ,  seuerage r a t e ,  e t c . ,  d e r iv e s  i t s  r a t io n a le  
from the v iu u  th a t  the l o c a l  rates, are e s s e n t i a l l y  a p r ice  
fo r  s e r v ic e s  provided by lo c a l  a u t h o r i t i e s .  This v ie u  can 
be su s ta in ed  provided the tax  is  charged on the bas is  of 
cost of p ro v id in g  each s e r v ic e  .and no attempt is  made to ‘ 
su b s id is e  any s e c t io n  of the b e n e f i c i a r ie s  of such 
s e r v ic e s  or c ro s s- su b s id is e  one s e r v ic e  by the su rp lu s  from 
an o th e r .  Although econom ists l ik e  B ird  (1976) s t r e s s  the 
need fo r  keeping the b e n e f i t  p r in c ip le  in  v ia u  u h i le  
e v a lu a t in g  m u n ic ip a l ta x e s ,  i t  i s  g e n e r a l ly  agreed th a t  
the b e n e f i t  p r in c ip le  cannot be pursued beyond a po in t 
( B i r d ,  R.. and S la c k ,  M • 1 978). I f ,  on • the o ther hand, 
the p rope rty  tax is  viewed as a tax  based on the a b i l i t y  
to pay, th e re  may not be much po in t in  charg ing  the tax 
under s sp a ra te  heads. A co n so lid a ted  ra te  is  adm in is 
t r a t i v e l y  s im p le r  and admits of .graduation (Sarm a,
K»S#R*'N*, 1980). T here fo re  t r e a t in g  tho tux as c o n s o l i 
dated poems j u s t i f i e d .  N e v e r th e le s s , i t  may bu u s e fu l  to 
have an a l l o c a t i o n  of the tax  on land and b u i ld in g s :'under 
th ree  heads, m a in ly ,  g e n e ra l  t a x ,  water r a te  and seuerage 
fo r  tuo reaso n s . F i r s t ,  uhere , as in  the case of p ro p e r t ie s  
be longing to  the C e n t ra l  Government, the C o rp o ra t ion  cannot 
charge a tax  on land and b u i ld in g s  by uay of gerje ra l tax ,  
q s e r v ic e  charge can be r e a l i s e d *  For t h i s  purpose, a l l o 
c a t io n  of the c o n so l id a te d  ra te  under g e n e ra l  tax  and 
s e r v ic e  charge i s  needed. Seco n d ly ,  i t  may be u s e fu l  to 
have some accoun ting  fo r  the r e c e ip t s  from charges f o r  
p rov id ing  s e r v ic e s  l i k e  u a te r  and sewerage so th a t  the
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amount to be charged i f  f u l l  co s t  i s  to' be recove red  - even 
though nc from a l l  t a x p a y e r s  but the  r e l a t i v e l y  a f f lu e n t  
s e c t io n s  - can be determined and the cost  o f  s u b s id is in g  any 
p a r t i c u l a r  s e c t i o n  o f  the community can a lso  be q u a n t i f i e d *  
Moreover, supply o f  w ate r , u n l ik e  l ig h t in g  o r  seuerage, i s  a 
s e r v ic e ,  to uh ich the p r in c ip le  o f  " e x c lu s io n "  can be ap p lied  
and th e re fo re  charg ing  fo r  u a te r  accord ing  to consumption 
uould be j u s t i f i e d  even i f  i t  i s  supp lied  f re e  to c e r t a in  
sec t ions*

4.89 At p re se n t  the r e c e ip t s  on account o f  u a te r  and 
seuerage f a l l  f a r  sho rt  o f  the c o s ts  as may be seen from 
Table I V . 6.

TABLE IV .  6 '
\

R e ce ip t  and Ex p en d itu re  fo r  S e le c te d  
C iv i c  S e r v ic e s  in  C a lc u t ta

(R s  la k h )

Year U a te r  supply Seuerage and
dra inage

1977-78* , Pace ip t  347.50
Expend itu re  568.24'

1978-79 R e ce ip t  414.00
Expend itu re  627.51

Revised  e s t im a te s
Source : C a lc u t t a  C o rp o ra t io n ,

Budget Documents

E v id e n t l y ,  a la rg e  element o f  subsidy i s  nou p rov ided  
in  making these  s e r v ic e s  a v a i l a b l e .  Sepa ra te  accoun ting  
uould enab le  the C o rpo ra t ion  to r e s t ru c tu r e  the r a te s  
so th a t  the f u l l  co s t  i s  recovered  from s e c t io n s  uho do 
not need to be su b s id ised  and these  s e r v ic e s  are p rov ided  
f re e  or at nominal r a te  t o ' t h e  poorer s e c t io n s .  F u r th e r ,

69.50
205.78

82.80
247.29
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i f  w ater be metersd  ' J i l l  be no; ne : d fo r  le v y in g
a w ater r a te .  O p e r a t io n  o f  the -‘e x c lu s io n  p r i n c ip l e "  a lso  
c a l l s  fo r  m eter ing . The f e a s i b i l i t y  or m etering  
supp ly , t h e r e fo r e ,  needs some c o n s id e ra t io n .

e. Should w ate r  be metered ?

4 . 9 0  In  the case o f  s e r v ic e s  l i k e  w a te r ,  i t  i s  p o ss ib le  
to  measure consumption. At p re sen t  only about 10 per cent 
o f  the t o t a l  q u a n t i t y  o f  w a te r  sup p lied  by the Corporat ion  
i s  charged s e p a ra te ly  by m e te r in g . U a te r  i s  metered mainly 
in  the case o f  supply to some i n s t i t u t i o n s  ( l i k e  o ther  
m u n ic ip a l i t i e s )  or those who do not pay the co n so l id a te d  
r a t e .  The CMC B i l l  env isages  i n s t a l l a t i o n  o f  w a te r  meters 
u n iv e r s a l l y  and re co ve ry  o f charges fo r  consumption o f  water 
a t  r a t e s  to be f ix ed  by the C o rpo ra t ion . I f  i t  works, t h i s  
system should lead  to some economy in  the use o f  w ater by 
c i t i z e n s .  At p re se n t ,  a g re a te r  q u a n t i ty  o f  w ate r  i s  
sup p lied  to h o ld in g s  w ith  r e l a t i v e l y  la rg e  annual va lue  as 
the s iz e  < p the f e r r u le  which co n tro ls  the volume o f  water 
supply  to a prem ises i s  l in k e d  to the annual va lu e  and thus 
the i m p l i c i t  p ro g ress io n  in  the r a t e s  could be viewed as a 
way o f  charg ing  fo r  w ate r on consumption b a s is  on the 
assumption th a t  the consumption o f  water goes up w ith  the"
A \J o r .  ths h o ld in g s  more than p ro p o r t io n a te ly .  Thus i t  may 
be sa id  th a t  the e x is t in g  system p rov id es  fo r  charg ing  
h ig h e r  w ater r a t e s  fo r  a l a r g e r  volume o f  w ate r  supp ly .
But t h i s  i s  a r a th e r  crude method o f  r e l a t in g  the s e r v ic e  
charge fo r w a te r  to the q u a n t i ty  o f  water consumed. A lso , 
under t h i s  method i t  i s  not c l e a r  whether the p ro g re ss io n
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in  the u a te r  r a te s  o c cu r r in g  i n d i r e c t l y  v i a  the p ro g re ss ive  
charge of the co n so l id a te d  r a te  can be looked upon as 
d e l i b e r a t e l y  in tended* I f  u a te r  meters are f i t t e i in  a l l  
ho ld ings  then i t  should be p o ss ib le  to  charge fo r  u a te r  
suppy on the bas is  of a c tu a l  consumption and in trod u ce  a 
p ro g re ss ive  p r ic in g  p o l i c y  f a r  u a t e r ,  i f  d e s ire d *  That 
uould make fo r  g re a te r  economy in  the use of u a te r*  I t  
i s ,  t h e r e fo r e ,  to be cons ide red  whether m etering would be 
f e a s ib l e  in  C a lc u t ta  and, i f  so , th e re  is  a case fo r  
p rog ress ion  in  the r a te s  to  be charged fo r  water supp ly*

4 .SI-  In  a study of the t a r i f f  s t r u c tu r e  f o r  water 
Supply and sewerage s e r v ic e s  f o r  Bombay, the Tata  I n s t i t u t e  
¥  S o c i a l  S c ie n ce s  (1977) recommended i n t e r a l i a » ( a )  
graded s c a le s  of charges f o r  w ater depending on per c a p i t a  
consumption fo r  v a r io u s  c a te g o r ie s  (b )  m etering  a l l  
p ro p e r t ie s  and ( c )  reduc ing  supp ly  d i r e c te d  through the 
mains to the minimum* W h ile  such a system would he lp  
r a t i o n a l i s e  the t a r i f f  f o r  w a te r ,  i t s  success depends 
c r u c i a l l y  on the smooth working of the m eters. I f  the 
metering, system works w e l l ,  then th e re  may not be any need 
fo r  the • ijn so lida ted  r a te  to  in c lu d e  charges fo r  water and 
no separate  accoun ting  fo r  w ater r a t e s  would be c a l l e d  
fo r *  Except fo r  seuerage and l i g h t in g  charges the r a te s  
uould thei" re p re se n t  m a in ly  the g e n e ra l  p rope rty  tax  and 
the tax  coqld , t h e r e fo r e ,  be d e sc r ib e d  a p p r o p r ia t e ly  
as "co n so l id a ted  r a t e 1'*

4.92 . Whether the m etering  system  can uork in  C a l c u t t a ,
remains to  be seen* Maintenance of these  meters in  a 
proper co n d it io n  i s  not going to  be e a s y .  Moreover, 
th e re  are  about 10,000 s t r e e t  taps in  C a lc u t t a  u h ich  is  
p robab ly  not tV»e case in  o ther  In d ia n  c i t i e s *  Even so ,
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m eter ing  fo r  water supp ly  to a l l  h o ld ings  (excep t p o ss ib ly  
bustaes where the q u a n t i t y  su p p lied  can be re g u la te d  by 
the number of ta p s )  deserves  to  be t r i a d  as i t  uould he lp  
to in trod u ce  economy in  the use of u a te r  and make the users 
pay the cos t  of u a te r  consumed by them. As fo r  p ro g ress io n , 
u h i le  from the e f f i c i e n c y  angle u a te r  should be charged a t 
a f l a t  r a ta  on consumption b a s is ,  some g raduat ion  in  the 
u a te r  charges as a uay of encourag ing  economy might be 
j u s t i f i e d *  As mentioned a l r e a d y ,  p rog ress ion  in  water 
charges - even when the consumption is  metered - might a lso  
be j u s t i f i e d  on the assumption t h a t  the b e t t e r - o f f  s e c t io n s  
consume a g re a te r  q u a n t i t y  of water* There fo re  u i t h  
m etaring  and p ro v is io n  f o r  sep a ra te  charge f o r  u a t e r ,  the

jCrry

system of in c lu d in g  water charges udbfeh co n so l id a ted  r a te  
may be d is co n t in u ed *  However, u n t i l  the m etering system 
s t a r t s  w ork ing , and a l lo u in g  fo r  the p o s s i b i l i t y  th a t  
m etering may not uork  in  a l l  c a se s ,  and th e re fo re  the u a te r  
charge may have to be recovered  through the co n so l id a ted  
r a t e ,  sep a ra te  accoun ting  fo r  u a te r  r a te  might be needed so 
th a t  a reba te  f o r  w ate r  r a te s  can be g iven  where w a te r  i s  
charged by m etering* I t  i s ,  t h e r e fo r e ,  suggested th a t  the  
p ro v is io n  fo r  s p l i t t i n g  up the co n so l id a te d  r a ta  as
req u ired  under S e c t io n  165 (1 A) of the e x is t in g  Act may
be r e ta in e d  a t  l e a s t  fo r  the p resen t even though i t  
might im ply some p ro g ress io n  in  the s e r v ic e  charges*

4.93 I t  may be noted th a t  in  Bombay, Madras and D e lh i  
a lso  the p roperty  tax  r a te s  are  made up of s e v e r a l  components, 
namely, a g en e ra l  tax and charges f o r  s e r v ic e s  ( v id e  T ab le s  
I V . 7 - I V *9)• U h i le  in  Bombay o n ly  a sm a ll  component of 

i the ta x ,  v^iz*, some of the c e s se s ,  i s  g raduated , in  Madras
land D e lh i ,  the g e n e ra l  tax is  graduated and the s e r v ic e ^ a r e r g e s
la f ix e d  p ro p o rt io n  of the AV* The s e r v ic e  charges are
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TABLE I V . 7

Rates  j3f_ :P_ronert y  ^Tax_•_J3e l h i

R a teab le  
va lu e  of 
p roperty  
/r!s

(;Pe_r _CQ.n.t la. X a.Au,Q,).
T o ta lG enera l tax U a te r  Scavang ing  F i r e  

(m a rg in a l  r a te  tax • tax
ra te  )

thousand) a b c a b c a b c

Upto 1 10 1 5 1 5 5 1 5 2* .* 16* 25* 23
1 - 2 11 * 1 5 1 5 5 1 5 2* * 18 25* 23
2 - 5 12* 18 18 5 1 5 2* * 19 28* 26
5 - 1 0 1 5 22 1 8 5 1 5 2* * 21* 32* 26

1 0 - 1 5 1 8 26 20 5 1 5 2* * 24* 36* 28
15 -20 20 28 23 5 1 5 ' 2* * 26* 38* 31
20 -25 25 30 27 5 1 5 2* * 31* 40* 35
25 + 30 30 30 5 1 5 2* * 36* 40* 38

a Rate fo r  r e s i d e n t i a l b u ild  ings
b Rate fo r  cinema houses, r e s i d e n t i a l h o t e I s , i n d u s t r i a l

ho ld ings  e tc *
c Rate fo r  r e s t a u r a n t s , e a t in g  houses., nu rs ing homes j

i n s t i t u t i o n s ,  shops e tc *

Source : M u n ic ip a l  C o rp o ra t ion
of D e lh i .
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TABLE/-IV.8 

R ja to jP r o  pe r t x  J_3x »̂. j3ojriba)/

„ ,(.Pt3_r .cunt jd f  r utoable_ jy a lusj^

Tax R ate Ex p la n a t io n
---- - . . .

G enera l tax 
( in c lu d in g  f i r e  ta x ) 25-2
U ater  tax 7
U ate r  b e n e f i t  tax 5
Conservancy tax 
(H a la lk h o re  ta x ) 4
Ueuorage b e n e f i t  tax 3

& uc.^tion _c_e_s_s C a teg o r ie s  of 
r a te a b le  va lu e  

(R s )
3 • l2 a« 7 - .74
b# 2 i b. 75 - 299
c« 3 c • 300 -4999

j d • 5 d • 5000 and above
S ta te  educa t ion  cess Res . Non-Res.

a* 2 4 a • 75 - 150
b* 3 6 b i 15i - 300
c« 4 a c« 301 -3000
d • 5 10 d. 3001 -6000
e • ■ 6 12 e • 6001 and above

Employment 
guarantee qe^js

a*

b.
c • 
d • 
3#

0
0
0
0
0

1
1 i  1 2
2
2$
3

47~
to
55 i

'5~(T
to
64,2

Source •
• G rea te r  Bombay M u n ic ip a l  C o rp o ra t io n .
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TABLE IV .  9 

j j aA eA  of. P roper t y  JTax.J. Haclras

___ _ ^(.Per ,ce,nt of rateable^ v a lu e )
_R_a to abl8_ _y a lu a t io n _____ __

Head Rs 500 Above Rs 500 Above Rs 1 000 Above
& belou & upto and & upto and Rs 5000 

in c lu s i v e  in c lu s iv e  of
of Rs 1000 Rs 5000

1 . Pro.p,e_r ty_ .tax

a . G enera l tax 5 1 0-j 12 144
b . Water tax , 1* 1* 14 14
c« Drainage tax ■5* 54 5 4 54
d. L ig h t in g  tax 34 34 34 34

2* Ed u ca t io n  tax 4 44 5 5'

T o ta l 194 254 27^ .30

Source : Governmen t  jqf JTajiii l  Nadu
R eport on Madras 

CoVp'oration A d m in is tra t io n *  
V o l .  I I ,  p. 298.



- 332 -

le v ie d  at a f l a t  r a te  presume ly  on the presumption th a t  
these are in  tho nature of a p r ice *  K r c e n t l y ,  in  Madras, 
the ua te r  r a ta  has been sep a ra ted  from the genn ra l n ronerty  
tax and i s  payable to a sep a ra te  U ater Supp ly  O rg an isa t io n *
The charge may s t i l l  be f ix e d  in  terms of a p ropo rt ion  of 
tho AV.

f • Levtt-L of r a te s  of  p roperty  tax and daqroe of p rog ress ion

4*94 As fo r  the q u es t io n  uhat should bo the l e v e l  of r a te s  
and whether p roperty  taxes should a t  a l l  be progressives, a 
measure o f p rog ress ion  in  the r a te s  of tax on ho ld ings  would 
be j u s t i f i e d  i f  i t  i s  accepted  th a t  the tax i s  r e la t e d  to the 
a b i l i t y  to pay* S in ce  the l o c a l  p rop e rty  tax i s  v iewed as 
founded b e t te r  on the a b i l i t y  p r in c ip le  than on b e n e f i t  

'C o n s id e r a t io n s ,  a degree of p rog ress ion  in  the p roperty  tax 
would not be in a p p ro p r ia te *  T h is ,  however, assumes th a t  the 
p roperty  tax  i s  borne by the  lan d lo rd s  and no p a r t  of i t  i s  
s h i f t e d  fo rw ard* As may be seen from t  he d is cu s s io n s  
on the e q u i t y  o f the PT i  , C a ^ u t t a  in  the Apnendix, 
the in c id e n ce  o f the PT i s  an a c u te ly  c o n t r o v e r s i a l  
a re a .  In  the case o f n o n - re s id o n t ia l  p ro p e r t ie s ,  the 
tax may be passed on to the consumers of the p r ju u c io  
o f- the  f i rm s  occupying the taxed premises and who 
u l t im a t e l y  b ea r8 the burden of the tax i s  d i f f i c u l t
to say w ith  any degree of c e r t a in t y *  The in c id en ce  of the
tax on tenan ted  r e s i d e n t i a l  p ro p e r t ie s  depends on the 
e l a s t i c i t i e s  o f supp ly  and demand fo r  housing* Uhere the 
demand is  so g re a t  i t  may be presumed th a t  a good pa rt  
of the tax i s  passed on to tenan ts  even u i t h  r e n t  c o n t ro l  
s in ce  50 per cen t o f the tax is  under the law meant to be
borne by o c c u p ie r s .  16 C a lc u t t a ,  however, both the owner’ s
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and the occup io r  *s sharo of th- tax ara paid in  most cases 
by the owners and the e x te n t  to which they  cro ab le  to  re co ve r  
i t  through re n t  i s  d i f f i c u l t  tc  sp e c if y -  In any case , one 
h a l f  of the tax i s  borne by the owners and fo r  oun^r-occupied 
houses the tax o b v io u s ly  has to be borne by the owners them
s e lv e s .  S in ce  lan d lo rd s  of b igger ho ld ings presumably
belong to the r e l a t i v e l y  a f f l u e n t  c la s s ,  a degree o f p ro g ress 
ion  in  the PT might not be u n ju s t i f i e d *  At the same t im e , 
one should not lose s ig h t  of the c o n s id e ra t io n s  which argue 
fo r  keeping the degree of p rog ress ion  in  the p roperty  tax 
w i th in  moderate l i m i t s .  F i r s t  of a l l ,  the re  i s  the p o s s ib i 
l i t y  th a t  in  the case o f tenanted  h o ld in g s ,  a p a rt  of the tax 
may be borne by the ten an ts  a t  l e a s t  in  the long run and a 
p ro g ress ive  r a te  on la rg e  ho ld ings  may h u rt  the ten an ts  who 
may not be as w e l l  o f f  as the owners of ho ld ings*  B e s id e s ,  
l o g i c a l l y ,  the a b i l i t y  to pay should be r e la t e d  to the t o t a l  
of the v a lu e  of a t a x p a y e r s  w ea lth  or income and not to the 
s ize  of any in d i v id u a l  h o ld in g .  U ith  p ro g ress io n  in  the 
p roperty  ta x ,  a man owning ten  sm a l l  houses and one owning 
one b ig  house w i l l  bear unequal burdens of tax  even though 
t h e i r  economic worth may be the samei A lso , p rog ress ion  
in  t h e ‘ p ro p e r ty  tax may r e s u l t  in  in e q u i t y  as no a llow ance  
i s  made fo r  l i a b i l i t i e s  in  the com putation of the tax base. 
Thus, a net worth or w ea lth  tax  p rov ides  a b e t te r  instrum ent 
of p ro g re ss ive  t a x a t io n  than the PT« Economic c o n s id e ra t io n s  
a lso  argue fo r  some m oderation in  f i x in g  the l e v e l  and degree 
of p ro g ress io n  of the PT« A lthough, as a l r e a d y  mentioned, 
the in c id e n ce  o f the PT i s  d i f f i c u l t  to as-certttain, i f  i t  i s  
assumed th a t  the tax i s  borne f u l l y  by the la n d lo rd s  in  the 
case o f owner-occupied p ro p e r t ie s  and a t  l e a s t  to the e x te n t  
of 50 per cen t in  the case o f tenanted  p ro p e r t ie s ,  a h igh 
r a te  o f tax  b r in g s  down the r a te  of r e tu r n  on investm en t in  
housing .
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4*95 Evan assuming a gross re tu rn  of 20 per cent on in v e s t 
ment in  housing, the net r e tu rn  a f t e r  deducting  p roperty  tax , 
income tax and w ea lth  tax works out to -bout 12 per cent fo r  
investm ent of Rs 1 la k h , and a l i t t l e  over 6 per cent fo r  
investm en t o f Rs 10 lakh* Assuming c a p i t a l  a p p re c ia t io n  at 
the ra te  of 10 per cen t per annum, the net r e tu rn  works out 
to about 19 per cent fo r  investm en t of Rs 1 lakh  and about
14 per cent fo r  investm en t of Rs 10 lakh (T ab le  11/» 1 0 ).  Of 
cou rse , these c a lc u la t io n s  proceed on the assumption th a t  the 
p roperty  tax i s  borne e n t i r e l y  by the owner. I f ,  t h i s  assum
p t ion  i s  re laxed ,, then the r a t e  of r e tu rn  on the housing would 
be higher# But even a l lo w in g  fo r  the p o s s i b i l i t y  of s h i f t i n g  
and c a p i t a l  a p p re c ia t io n ,  s in c e  i t  cannot perhaps be denied  
th a t  fo r  r e s i d e n t i a l  houses a good part..of- the tax i s  p robab ly  
borne by the la n d lo rd s ,  the PT has a dep ress ing  in f lu e n c e  on 
the ra te  o f r e tu r n  on investm en t in  housing p a r t i c u l a r l y  fo r  
la rg e  in ve s tm en ts .  (F o r  sm a ll  in v e s to r s  the r a t e  of r e tu rn  
i s  g e n e ra l ly  h ighe r  as they pay no income tax  or w ea lth  t a x )*  
Keeping t h i s  in  v ie u  and a lso  the f a c t  noted in  Chapter I  
v i z * th a t  the trends in  investm en t in  housing in  C a lc u t t a  
are r?ot to< encourag ing , a hig/ degree o f p rog ress ion  in  the 
case of p rop e rty  tax  may not be d e s i r a b le *  A lso , the degree 

'o f  p rog ress ion  should be kept ati a moderate l e v e l  i f  e va s io n  
and avo idance a r t  to be kept .under c o n t r o l .  In  s h o r t ,  w h i le  
the re  i s  some case fo r  p ro g ress io n  in  the PT, both e q u i t y  as 
w e l l  as e f f i c i e n c y  c o n s id e ra t io n s  c a l l  fo r  moderation in  the 
l e v e l  and degree o f p rog ress ion*

4*96 One way o f in t ro d u c in g  a degree o f p rog ress ion  in  
the PT i s  to g ran t  exemption fo r  sm a ll  h o ld in g s ,  t h a t  i s ,  
ho ld ings  up to a s p e c i f i e d  l e v e l  of AV as i s  now proposed fo r  
C a lc u t ta  as w e l l  as Hourah and the o ther m u n ic ip a l i t i e s *
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TttBLE I V . 10

R etu rn  _on Urban Prô De r̂tjj/ ^ in_Calcuttq_ at. 
’ S"e lecto d“ InvVs*t'rno"nt ’ ’

_ - -» .* *■ a ... * ■ _  ( R s )_

1» j i : '3 s  i. A/ustmant 100D00 300000 500000 1000000
2 •• P:. ras  r.j tu rn  - 20% 20000 60000 100000 200000
3- Annual va lu e  fo r  house tax  

(- .' t j r  deducting  1Q% of 2 
fo r  re p a i r s )

1 8000 54000• 90000 130000

4. M u n ic ip a l house/property  tax 6030 1 8090 30150 60300
5. Income minus house tax (2-4 ) 1 3970 4191 0 69850 139700
6. Deduct from 5 : r e p a i r s  164%'» 

c o l l e c t i o n  charges 6% ' 
insurance  e t c .  1%

3283 9 849 1641 5 32830

7. Taxable income (5-6 ) 1 06 87 32061 53435 106870
8. Income tax  on 7" . - 5524 1441 8 13322
9. W ealth  tax - . 1 000 2750 31 750

10. T o ta l  taxes (4+8+9) 6030 24614 47318 115372
11 • P r o v is io n  fo r  r e p a i r s  and 

maintenance (10%) and 
insurance  (1% )

2200 6600 11000 22000

12. T o ta l  outgo. .3s (10+11) 3230 31 214 5831 8 137372
1 3. Net r e tu rn  (2-1 2.) 11 770. 29786 41682 62628
14. Line '13 as per can t of l in e  1 11 .77 9.60 3 < 24 6-26
1 5. Annual c a p i t a l  a p p re c ia t io n  

1 0% per year
1 0000 30000 50000 100000

16. C a p i t a l  ga ins  tax on l in e  
1 5-a  25$

.2500 7500 1.2500 25000

17. C a p i t a l  ga ins net of tax 
(15-16)

7500 22500 37500 75000

18. Net r e tu rn  (18 as per cen t 19.27 17.10 1 5.84 13.76
jdf 1 )
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L o g i c a l l y ,  there  is  no v a l i d  ground fo r  exempting o ro o e r t ie s  
of low ra te a b le  v a lu e s  a l to g e th e r  from tax , fo r  the owners 
of such p ro p e r t ie s  may not be a l l  th a t  sm a ll*  However, fo r  
a d m in is t r a t iv e  reasons and a lso  in v iew  of the f a c t  th a t  a 
p a r t  of the tax may be borne by the tenan ts  who, irr the case 
of sm a ll  p ro p e r t ie s ,  would be in  the low income groups, 
exemption of p ro p e r t ie s  w ith  R\l of upto a sp ec if  ied  lev 'e l 
may not be o b je c t io n a b le *  The M u n ic ip a l  F inance  Commission 
of M aharashtra  had suggested th a t  a tenement may be exempted 
from p rope rty  tax i f  tha income of the fa m i ly  occupying i t  
is  le s s  than Rs 150 in  the c o rp o ra t io n s  and Rs 100 per month 
in  o the r  m u n ic ip a l c o u n c i ls *  (MFC Maharashtra 1974, para 
7*10*6)* Such a p ro v is io n  is  d i f f i c u l t  to a d m in is te r ,  as
d e te rm in a t io n  of incomes of f a m i l i e s  i s  f a r  from s im ple*

the
4.97 As fo r  the degree of p ro g ress io n  in  r a te s  and the

. I
maximum l e v e l  of the PT, what shou ld  be the degree of
p rog ress ion  in  a tax  is  u l t im a t e l y  a m atter of p o l i t i c a l
judgment. But as argued < bove w h i le  in t ro d i  ^ing the 
p rog ress ion  in  the PT, i t  is  n ecessa ry  to bear in  mind 
the p o ss ib le  i l l  e f f e c t s  uh ich  h igh m a i^ in a l  r a te s  may 
have on e q u i t y  and on investm en t in  housing and the impetus 
they  may prov ide  fo r  e v a s io n  and avo idance*  I t  may be 
argued th a t  investm en t in  housing in  c i t i e s  l i k e  Bombay^ • 
and D e lh i  has not gone down d e s p i t e  v e r y  high r a te s  of 
p rope rty  tax and r e n t  c o n t r o l .  There is  reason to th in k  
th a t  such high r a t e s  are t o le r a t e d  because of low v a lu a t io n s  
r e l a t i v e l y  to t h e i r  market v a lu e  o f l e v e l s  of r e n t  r e s u l t in g  
in  d e ra t in g  of p ro p e r t ie s *  As d is c u s s e d  a l r e a d y ,  where 
v a lu a t io n s  are kept v e r y  low but r a t e s  are h igh , in e q u i t ie s  
c reep  in  un less  the  v a lu a t io n  is  u n ifo rm ly  low fo r  a l l  
p ro p e r t ie s *  H igh r a t e s  in  such s i t u a t i o n s  breeds e v a s io n ,
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c o r ru p t io n  and m a lp ra c t ic e  and there  is  a w idespread f e e l in g  
th a t  these  are on the in c re a s e *  Hance the aim of re form  
should be to do the v a lu a t io n  p ro p e r ly  and f i x  the r a te s  a t  
a reasonab le  l e v e l .  ^Keeping in  v iew  the o v e r a l l  impact of 
income tax  and w ea lth  ta x ,  i t  would seem d e s i r a b le  to f i x  
the c e i l i n g  of the PT a t not more than 30-33 per cent of 
AV ( in c lu d in g  s e r v ic e  c h a rg e s ) .  I f  p ro p e r t ie s  are
va lu ed  r e a l i s t i c a l l y  and re v is e d  r e g u l a r l y ,  e ven - th is  r a te  
of tax should ensure e l a s t i c i t y  in  the revenues .

4.98 : The proposed p ro v is io n - in  the CMC B i l l ,  1990 des igned
to g ran t a reba te  of 25 per cen t Qf co n so l id a te d  ratq, to 
newly co n s tru c ted  b u i ld in g s  usod fo r  r e s i d e n t i a l  purposes 
would he lp  to c o r r e c t  to some ex ten t  the d i s t o r t io n s  caused 
by high r a te s  of taxes and r e n t  c o n t r o l .  Viewed from 
th is  an g le ,  the im p o s it io n  of a sep a ra te  urban land tax or 
m u l t i- s t r o r ie d  b u i ld in g s  tax seems u n d e s i r a b le .  M u l t i p l i c i t y  
of taxes makes i t  d i f f i c u l t  to c o n t ro l  the in c id en ce  or 
v a ry  i t  a cco rd ing  to any d j s i r e d  p a t te rn *  I f  v a lu a t io n s  
are done on a r e a l i s t i c  b a s is ,  the r a te s  of p roperty  tax 
should be so f ix e d  as to ensure a reasonab le  r a te  of r e tu rn  
to in v e s to r s  in  housing a f t e r  ta k in g  in to  account the u taLe 
of the market fo r  housing, c o n s t r a in t s  on movement of r e n t  
and o the r  r e le v a n t  f a c to r s *  For the p re se n t ,  however, the 
e x is t in g  v a lu a t io n s  have to  be taken as g iven  and w ith  the 
c o n s t r a in t  of r a i s in g  revenues fo r  l o c a l  a u t h o r i t i e s ,  
scope fo r  r a t i o n a l i s i n g  the r a te s  seems l im ite d *
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4.99" In  o i'aer th a t  p ro g r e s s iv i t y  does not lead to 
d is t o r t io n s ,  i t  is  n ecessa ry  to see th a t  the ra te s  are 
framed in  such a manner th a t  the in c id e n ce  does not go up 
too s h a rp ly  a t  any p a r t ic u la r  p o in t . T h is  is  the drawback 
of the s tep  system , u h ich  is  c u r r e n t ly  fo llo w e d  fo r  le v y in g  
the co n so lid a te d  ra te  in  C a lc u t ta .  To m it ig a te  th is  e f f e c t ,  
the neu B i l l  e n v isa g e s , as mentioned e a r l i e r ,  uhat is  c a l le d  
a s t r a ig h t - l in e  system  whereby the ra te  o f tax  goes on 
in c re a s in g  c o n tin u o u s ly  a l l  a long the l in e  from 11 per cen t 
to 40 per cen t* U h i le ,  no doubt t h is  a vo id s  the v e ry  sharp  
r is e  a t  the co rn e rs  o f the s tep s  of the e x is t in g  ra te  
sch ed u le , i t  should  be noted th a t  t h is  a lso  is  e s s e n t ia l l y  
in  the natu re  of a s te p  system  in  th a t  an in c re a s e  in  the AV
leads to  an in c re a s e  in  the ra te  o f tax  a p p lic a b le  to  the
e n t i r e  span o f the AV and thus i t  can g ive  r is e  to a sharp
in c re a s e  in  the m arg in a l r a te s  of tax  a t d i f f e r e n t  p o in ts
though of co u rse , the in c re a s e s  u i l l  not be as sharp  as 
under the e x is t in g  s te p s . Fo i in s ta n c e , u ith  the s t r a ig h t-  
l in e  fo rm u la  proposed in  the CMC B i l l ,  the tax  on an annual 
va lu e  of Rs 12,000 u i l l  be payab le a t the r a te  of 30 per 
cen t (10+12000/600) u h ich  comes to Rs 3600 uhereas u ith  an 
annual v a lu e  of Rs 12,300 the tax  is  payab le  a t  the ra te  of
30.5 per cen t ( l  0+12300/600) uh ich  uorks out to Rs 3751 .50 . 
There i s  thus an in c re a s e  o f Rs 151.5 in  the tax  burden fo r  
an in c re a s e  of Rs 300 in  the AV uh ich  means a m arg ina l r a te
o f 50.5 per c e n t. I t  is  a lso  to be noted th a t  the degree
of p ro g ress io n  (m easured by the s lope o f the re g re s s io n  l in e
o f tax  payab le on income a t  d i f f e r e n t  le v e ls  in  a double
log l in e a r  fo rm ) u i l l  be o n ly  s l i g h t l y  h ig h e r under the 
fo rm u la  proposed in  the B i l l  than in  the e x is t in g
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s t ru c tu re  (1•135 as a g a in s t  1*111.), a lthough  both uould 
appear to be p ro g re s s iv e , i f  a s lope  of more than 1 is  
taken as in d ic a t io n  of p ro g re s s iv e ity . R eg ress io n  r e s u l t s  
are g iven  in  Appendix I I  to t h is  c h a p te r .

4. IOC A lthough, u ith  the s te p  system , the r i s e  in  the 
m arg in a l r a te s  a t the co rn e rs  is  ra th e r  sh a rp , i t  has the 
m erit of keeping the m arg in a l r a te  co n stan t over the leng th  
of each step* Also i t  is  s im p le r to c a lc u la t e .  On the 
o th e r hand, because of the sharp  changes a t  the co rn ers  
and the r e s u lt in g  d is to r t io n s  in  c h o ic e s , the s te p  
system  is  g e n e ra l ly  not fo llo w e d  in  the case of p ro g re ss ive  
ta x a t io n *  The b ig  jumps in  the in c id e n ce  and h igh m arg ina l 
in c id e n ce  a t the tu rn in g  po in ts  c re a te  a tendency to  keep 
w ith in  a g iven  s tep  a t any co st and thus puts a premium 
on d is h o n e s ty . The jumps may get moderated i f  the steps 
are made s h o r te r  as fo r  example in  the schedu le  proposed in  
Table IV .1 1 . Under t h is  a l t e r n a t iv e  (A l t e r n a t iv e  I )  th e re  
u i l l  be e ig h t  s tep s  in s te a d  of the e x is t in g  f i v e .  There 
u i l l  be no revenue lo s s  - r a 'h e r  th e re  may be a s l ig h t  
ga in* In  v ie u  of i t s  sho rtcom ings, however, i t  uould be. 
d e s ir a b le  to move over to a s la b  system . Table I I/ .12 
s e ts  out a. p o ss ib le  a l t e r n a t iv e  r a te  s t ru c tu re  (A l t e r n a 
t iv e  I i )  fo l lo w in g  the s la b  system . Under t h is  system  . 
the m arg in a l r a te  goes up to a maximum of 45 per cen t 
fo r  AV exceed ing  Rs 50,000. Yet ano ther a l t e r n a t iv e  ra te  
schedu le  based on the s la b  system  but w ith  few er s la b s  and 
the maximum m arg in a l r a te  going up to  40 per cen t is  g iven  
in  Tab le IV . 13* T h is  a l t e r n a t iv e  (A l t e r n a t iv e  I I I )  would 
make the ra to  s t r u c tu r e  s im p le  and h e lp  r a t io n a l i s e  the 
system  w ith o u t a f f e c t in g  reven u e . A ra te  schedu le  l ik e  
th is  would perm it w ider v a r ia t io n s  than  is  p o ss ib le  w ith  
a s t r a ig h t - l in e  fo rm u la , w h ich  b es id es  being a v a r ia n t  o f
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TABLE IV . 11

Es tim ated Revenue.; Mnder A1 t s rn . i t i  v.:  ̂ Scmjc 
....... *_ A lte rn a t iv e  I

Annual
v a lu s

Tax r a t e  
( p e r  c e n t )

T o t a l  • 
number 
o f  p ro 
p e r t ie s

T o t a l  AV 
(Rs l a k h )

*

Tax 
*  pay

ab le
(Rs Lakh)

( D (2 ) (3 ) (4 ) (5 )

Uhere
I; "

AV exceeds Rs 50 but 
not Rs 1000

15 54466 305.71 45.86

ft ft tt ffe-1000 but 
not Rs 3000

18 47506 868.74 156.37

It tt w fe 3000 but 
not Rs 6000

20 16367 683.58 136.^2

11 tt it fe 6000 but 
no t Rs 10000

22 6817 509.91 112.18

1! ?! tt Rs 10000 but 
not Rs 15000

25 3517 417.27 104.32

ft It tt Rs 15001 but 
not fe 30000

27 2301 474.73 128.18

it ?! ?t Rs 30000 but 
not Rs 50000

30 780 297.78 89.33

ft It it Rs 50000 35 1031 1635.63 572.47

T o ta l
, - 132785 5193.35 134. "

Source : C a lc u t ta  C o rp o ra t ion .
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TABfcE IV .12

Annual 
v& lu e

1)

Tax T o ta l  T o ta l
r a te  number AW (Rs

(p e r  o f pro- thousand)
c e n t) p e r t ie s

(2> (3 ) U )

AV p e r Tax pay- T o ta l tax  Tax pay-
p ro p e rty  a b le  p ayab le  a b le  as

(Rs) pe r pro- (Rs thou- per c e n t
p e rty  sand) o f AV o f

(Rs) p ro p e rty

(5 ) (6) (7 ) (8)

On f i r s t Rs 0 - 1000 15 5 4466 30571 56 1 .29 84 45 75.14 14.97
On next Rs 1001 - 3000 18 47506 86874 1828.70 299 14204.29 20.68
On n x t Rs 3001 - 6000 22 16367 68358 4176 .57 76 9 12586.22 18.41
On next Rs 6001 - 10000 25 6817 50991 7479.98 1540 10498.18 20.59
On next fe 10001 - 15000 . 30 3517 41 727 11864.37 2 729 9597.89 23.00
On next Rs 15001 - 30000 35 2301 474|73 206 31 .46 56 41 12979.94 27*34
On next Rs 30001 - 50000 40 780 29 7^8 38 1 76 . 92 12191 9bl>8.913 31.93
On next Rs 50001 and above 45 1031 16 356 3 1586 45.00 65010 6 7850.11 41.48

TOTAL 132785 519335 141800.75
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TABLE IV.. 13

E s t im ated  Revenue Under A l t e r n a t i v e  Ra te  Sch ed u le  - A l t e r n a t i v e  I I I

Annual
v a lu e

TOTAL

(1)

On
On next 
On next 
On next

Rs 0 - 500
fe 501 - 5000
Rs 5001 - 30000
Rs 30001 and 

a b ov e

Tay Number 
r a t e  o f  P r0”  
(p e r  p e r t i e s  
c en t)

T o ta l  AV 
(Rs thou
sand)

AV per 
p ro p e r 
ty (Rs)

Tax pay
a b le  per 
p ro p e r ty  

(R s )

CZ)

0
20
30
40

T o ta l  tax 
p a y a b lg 
( c o l  , 6 x 
c o l .  3)
(Rs thousand)

(3 ) (4 ) (5) (6) (7 )

11614 
103093 

1626 7 
1811

21 75.43 
16 41 79.55 
1596 39.49 
193340.88

187.31 
1592.54 
9813.70 

106 759 .1a

0 . 0 
258.51 

2384.11 
39143*6 7

0
2,66,51
3 ,87 ,82
7,0fl,89

132785 519335.33 t3 ,6 3 ,2 2
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s te p s ,  is  not eas i l y  in te  H i g i b l e . A l t e r n a t i v e  I I I  a lso  
u i l l  inuol\/G no revenue lo ss  and in  f a c t  may lead to an 
a c c ru a l  of a d d i t io n a l  revenue of Rs 1 c ro re  or so . I t  
shou ld , houever,, be po inted  out ag a in ,  t h a t  a m arg ina l 
r a te  of 40 per cen t might be on the h igh s id e  i f  the 
v a lu a t io n s  are done r e a l i s t i c a l l y .  The qu es t ion  of uhat 
uould be the more a p p ro p r ia te  r a te s  uould need to be 
re co n s id e red  uhen v a lu a t io n  are brought in  a lignm ent u i t h  
the market v a lu e s  and,as in d ic a te d  e a r l i e r ,  the
maximum ra te  of the PT should not exceed 30-33 per c e n t o f  th 

th« c u r re n t  annual v a lu e s  of the p r o p e r t ie s .

h* Exempt io n s

4.1CT1 As fo r  exem ptions, the p ro v is io n  in  the neu B i l l  
uhereby the exemption u i l l  be granted  by the Mayor-in- 
C o u n c il  to p ro p e r t ie s  used f o r  p u b l ic  c h a r i t y  or fo r  
purposes o f n o d ic a l  r e l i e f  or fo r  e d u ca t io n  of the poor, 
f r e e  of charge , seems to  be u e l l  designed* However, the 
co n d it io n s  l a id  down in  the e x is t in g  Act • t h a t  exemption 
s h a l l  not be granted f o r  c h a r i t y  i f  any trad e  or business 
i s  c a r r i e d  on in  the p ro p e r ty  or i f  i t  i s  l e t  ou t, p rov ides  
a h e a l th y  check* A lthough the t o t a l  r a t e a b le  va lu e  of 
p roperty  exempt from the co n so l id a te d  r a te  in  C a lc u t t a  
does not seem to be c o n s id e ra b le ,  exemption should  be 
g ranted o n ly  s p a r in g ly *  I t  i s ,  t h e r e fo r e ,  su g g es ted - th a t  
the p ro v iso  th a t  no trad e  or bus iness  shou ld  be c a r r ie d  
on in  i t  or i t  should not be l e t  out on r e n t ,b e  r e ta in e d  
in  the p ro v is io n  govern ing  exemptions f o r  c h a r i t y *
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4.-102 • ne la v y  of c o n so l id a te d  ra te  on Union Government
p ro p e r t ie s  r a i s e s  the qu es t ion  of the nowur of S ta te  
governments to tax  the Centre* Tho e x is t in g  p r^ c t ic c  
whereby s e r v ic o  charges are le v ie d  on Union Government 
p ro p e r t ie s  seems to bu in  order* The p r a c t ic e  w ith  regard 
to CIT p ro p e r t ie s  and P o r t  T ru s t  p rop e rty  a lso  does not 
c a l l  f o r  any change*

4.1CT3 The ra te  of tax on bu stees , namely, 15 per cen t ,  
where the busteo has not been deve loped , a ls o  seems 
reasonab le  a lthough i f  tho minimum ra te  i s  r a is e d  fo r  
o th e r  p ro p e r t ie s  the re  may be a case f o r  r a i s in g  the tax 
on bustees a lso  because bustees are a good source of income 
fo r  in te rm e d ia te  ten an ts  (T h ik a  t e n a n ts )*

Rate  S t r u c tu r a  i n Hourah and the Munic i p a l i t ie s

4.104 Although the CMC B i l l  seeks to reform  the ra te  
s t r u c tu r e  by r e p la c in g  the e x is t in g  s tep  system by a 
’’s t r a ig h t  l i n e ” fo rm u la , the s t r u c tu r e  of r a t a s  proposed 
in  the HMC B i l l  and a lso  the BM Amendment Act contem plates 
s teps  in  p lace of the p ro p o r t io n a l  r a te s  so long p reva len t*  
The r a te s  proposed in  the HMC B i l l  v a r i e s  from 10 per 
cent on ho ld ings  w ith  annual value not exceed ing Rs 500 
t r  40 per cent where the annual va lu e  exceeds Rs 25»000*
The BM A ct, as amended by the BM Amendment Act, au th o r is e s  
the m u n ic ip a l i t i e s  to le v y  the tax  a t  r a te s  v a ry in g  from 
10 per cen t 'w h e re  the AV does not exceed Rs 200 tc  40 per 
cent where tha AV exceeds Rs 25,000* The r e s p e c t iv e  
schedule of r a te s  f o r  Hourah and o th e r  m u n ic ip a l i t ie s  as 
re cen t  l e g i s l a t i o n s  are g iven  below (T ab le  IV *1 4 ) .
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TABLE IV .  14

Cunu n b u x ^ U c a u u  u gate o f  Tax on H o ld ings  in  Hpwran r iu n ic ip a l
Corporat ion  and the M u n ic ip a l i t i e s  o f  Uest Bengal

In  Howrah* 
On ho ld ings  
w ith  AV (R s )

Rate (/£)
In  the M u n ic i p a l i t i e s * *

On h o ld in g s  Rate (% )  
w ith  AV (R s )

Not exceeding 500 10 Not exceeding 200 10
501 - 1000 18 201 - 500 18

1001 - 3000 25 501 - 2000 . 25
3001 - 10000 30 • J001 -10000 30

10001 - 25000 35 10001 -25000 35
More than 25000 40 Mtre than 25000^ 40

&
Under c lau se  88(1) o f  the HMC B i l l .

* *
Under - ac t io n  1 2 4 ( l )  o f  the BM Act as amended by 
S e c t io n  53 o f  the BM Amendment Act# i960.

H o ld ing s  o f-uh ich . the A?- does not exceed Rs 100 have been 
exempted from the tax both in  Howrah as u e l l  as in  the 
M u n ic ip a l i t i e s .  The r a te  rn h o ld in g s  and o ther s e r v ic e  
charges  uhich uere le v ie d  s e p a ra te ly  e a r l i e r  have nou been 
amlgamated in to  a co n so lid a ted  r a te  as in  C a lc u t ta .  Ue
have argued e a r l i e r  th a t  uhere the e x c lu s io n  p r in c ip le  can\ !
u o rk , separate  l e v i e s  by uay c f  s e r v ic e s  charges  would be 
a p p ro p r ia te .  I t  i s  however net p o s s ib le  to app ly  t h i s  
c r i t e r i o n  to s e r v ic e s  o ther th$n u a te r  supp ly . Even s4r”s in ce  
m etering  o f  u a te r  uould be d i f f i c u l t  in  the m u n ic ip a l i t i e s
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the con su x id a t io n  o f  the r a te s  uou ld  make fo r  s im p l ic i t y  
and th e re fo re  i s  a step  in the r ig h t  d ir e c t io n .  But 
whereas in  C a lc u t ta  the step  system i s  being d o n e  away 
w ith ,  i t  i«  being in trod u ced  in  Howrah and the m u n ic ip a l i 
t i e s .  The reasons behind such in c o n s is te n c y  in  the 
approach are ro t  c le a r .  C on s id e rin g  the l im i t a t io n s  o f  the 
step  system i t  would be d e s ira b le  to fo l lo w  a s lab  system 
i f  a t  a l l  p ro g ress io n  i s  to be in trod u ced  as suggested fo r 
C a lc u t t a . .  For reasons mentioned e a r l i e r ,  w h ile  th e re  may 
be a case fo r  having some p ro g re ss io n  in  the PT , i t  i s  
a d v is a b le  to keeo the degree o f  p ro g re ss ie n  w ith in  moderate
l im i t s .  As in  the case o f  C a lc u t ta ,  the maximum r a t e ,  i t  i s

t *  33suggested , should ro t  exceed SQ^per cen t as o th e rw ise  the 
r a t s  o f  re tu rn  on housing i s  u n l ik e ly  to  be a t t r a c t i v e  
compared to a l t e r n a t iv e  chann e ls  # f  in ves tm en t.

3.105 One o f  the  c r i t ic is m s  o f  the r a te s  o f  tax o f  p ro p e rty  
tax  in  U est Bengal m u n ic ip a l i t ie s  has been th a t  th e re  i s  wide 
v a r ia t io n  as between ta te s  among the  m u n ic ip a l i t ie s  and th a -̂  
compared C a lc u tta *  P ro p e rty  h o ld e rs  in  the low er AV
b ra c k e ts  in  s e v e ra l m u n ic ip a l i t ie s  were su b je c ted  to  tax a t 
a h ig h e r ra te  than  ownsrs o f  p ro p e r t ie s  o f  eq ua l AV in  the 
c i t y  o f  C a lc u tta  as th* r a te s  in  C a lc u t ta  were g raduated , 
whereas the r a te s  in  the m u n ic ip a l i t ie s  were f l a t  (Kapoor 
R .M ., 1980). The in tro d u c t io n  e f  g v a d u a t ie *  in  the ra te s  
would now remove saph'-disppf i t i e a  irrtfcerfcoBden o f  tax  on 
h o ld in g s  o f  equa l AV in  t a lc u t t a  ang tfee m u w ie ip a i i t ie s .  
However, i t  should  be reeetQnised th a t  the  e f f e c t i v e  in c id e n ce  
o f  the tax  depends not m erely om a o m ita l r a te s  but a lso  on 
the assessm ent o f  the ra te a b le  a^gual v a lu e s . As may be 
•seen from Table  IV , 15, ther$  i s  w ide d is p a r i t y  in  the 
in c id e n ce  o f  the PT per ho ld ing  amo»§ the m u n ic ip a l i t ie s
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.TABLE I U . 15

Pe r H o ld inq  P ro p e rty  Tax and Tax Rate in  
S e le c te d  M u n ic ip a l i t ie s  o f  Uest Benqal

(1978-79)

M u n ic ip a l i t y / c la s s  P e r h o ld in g  (R s ) Tax ra te  %
PT RV ( t o t a l )

Chinsurah A 74 334 ' 25.00
Serampore A 119 523 25.25
B a l ly A 221 1256 21.00
T ita g ra h A 225 1147 23.00
P a n ih a t i A 45 "344 22.00
South Dum Dum A 86 614 23.50
Bhadresuar B 132 840 24.00
Champdany B 225 1055 24. 50
R ish ra 8 158 1023 21.00
Budge Budge B 290 1289 27.50
Dum Dum C 393 19S5 23.00
Neu Ba rrackp o re c 18 2?4 9.00
S i l i g u r i A 162 109$ 19.00
Asanso l A 243 1370 25.00
Kharagpur A 47 330 8.15
3 a lp a ig u r i B 145 74S 2 1 .50 ’
D a r je e lin g B 259 1007 27. 50
Bankura 8 42 317 22.51
Kurseong $ 282 1179 23.00
Kalinpong. e 183 1260 19.50
S u r i t 90 416 23.00
Katua • X  . . . . 59 347 21.75

■XT

Source : S t a t i s t i c a l  Appendix Tables
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o f  U est Bengal but. t h e - d is p a r i t i e s  cannot a lw ays  be 
a t t r ib u t e d  to d i f f e r e n c e s  in  the ra te  o f  tax . For in s ta n c e ,  
in  Ch insurah , an A c la s s  m u n ic ip a l i t y  in  the CMD, the tax 
per ho ld ing  i s  Rs 74 uhereas in  D a lp a ig u r i  (a  3 c la s s  
m u n ic ip a l i t y  p u ts id e  CMD) i t  i s  Rs 145, a lthough the ra te  
o f  tax i s  lou/er in  DalpLaguri than in  Ch insurah. The lower 
in c id en ce  in  Chinsurah a r i s e s  from lou RV o f  the h o ld in g s . 
Uhere the R\ls are under-assessed , a r e l a t i v e l y  high ra te  o f  
tax may serve to c o r r e c t  the d e f i c ie n c y .  The aim o f  reform 
should be to ensure th a t  the v a lu a t io n s  are made on 
s c i e n t i f i c (p r i n c ip le s  app lied  u n ifo rm ly  throughout the 
S ta te .A s  for u n ifo rm ity  in  the r a t e s ,  i t  may not be 
a p p ro p r ia te  to  take away the d i s c r e t io n  o f  the m u n ic ip a l i t y  
in  the m atter a lthough the S ta te  government might req u ire  
them to come up to c e r t a in  minimum standard o f  tax e f f o r t  
fo r  judging t h e i r  e l i g i b i l i t y  fo r  subven tions .

1• Concluding remarks

4.106 S e v e ra l  o rp p o sa is  ha\iz been put forward above in 
the hope th a t  they might he lp  to improve q u ic k ly  the 
e l a s t i c i t y  o f  the p rpperty  tax as u e l l  as i t s  a q u i t y .
These upuld a lso  enab le  the m u n ic ip a l a u t h o r i t i e s  to use 
the tax as an in s trum ent o f  p o l i c y  to subserve the 
o b je c t i v e s  o f  toun p lan n in g , pp t im a l land use, reducing 
congestion  and promoting development. Fpr im proving the 
y i e l d  o f  the PT, measures uould be needed to improve the 
c o l l e c t i o n s  too . Measures fo r  secu r ing  b e t t e r  c c l l e c t i o n s  
are  beyond the scope o f  t h i s  s tudy . A t te n t io n  has 
th e re fo re  been con f ined  m ain ly  to the reform o f  the base.
I t  must be added, houever, th a t  reform o f  p ro p e rty  t a x a t io n ,  
or fo r  th a t  m a tte r  any tax ,  c a l l s  fo r  c o n s id e ra b le



d e te rm in a t io n  and c o l l e c t i v e  e f fo r t ' .  Th is  i s  p a r t i c u l a r l y  
t ru e  o f  the PT fo r ,  being a ve ry  obvious tax , i t  u n iv e r s a l l y  
evokes o p p o s it io n ..  N e v e r th e le s s ,  i t  i s  u s e fu l  to remember 
th a t  the PT i s  im portan t fo r  i t  o ro v id es  an independent 
t a x  handle fo r  l o c a l  a u t h o r i t i e s  and, in  Uest Benga l, the 
tax c o n s t i t u t e s  the main source o f  revenue fo r  the 
m u n ic ip a l i t i e s .  But i f  i t  i s  to p lay  i t s  due r o l e ,  reform 
i '9 im p e ra t iv e .
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Appendix I

COIWfSS IPN ER  f L A ND S ) ; QJ F I CÊ

Dated the 31st Ja n u a ry ,  1381 

C IRCULAR

Th-e fo l lo w in g  r a te s  have been f ixed  by the F inance 
Branch fo r  va r io u s  r e s id e n t ia l '  c o lo n ie s  fo r  the purposes o f  
c a l c u la t in g  50 per cen t un learned in c re a s e .  These r a te s  
u i l l  be v a l id  fo r  the yea r  1981.

Name o f  the Scheme  ̂ Rate

1. Vasan i V ih a r ,  Anand N ike tan , Rs 940.00
Sh an t i  N ike tan , Sa fda r ju ng  E n c la v e ,
Anand Lok, Gulmohar P a rk ,  Panchshee l 
P a rk ,  Uestend, M as jid  Moth, Maharani 
Bagh, N i t i  Bagh, New F r ien d s  Colony,
Chiragh E n c la v e ,  N.p. R. Colony,
E a s t  o f  K a i la sh

2. Sarvodaya En c la ve
3. M a lv iy a  Nagar, Sadhna Enc lave  

Cosmpolitan House B ld g . ,  S o c ie ty
4. Danakpuri
5. Nara ina
6. Tagore Garden
7. U az irp u r
8. Shali,mar Bagh
9. Paschiui P u r i

10. P itam  Pura
11. V ikas  P u t i
12. 3 h i lm i l

No.P A /C (L )/8 1/7

Commissimer (Lands )

Rs 8 25.00 
Rs 825.00

Rs 500.00 
Rs 8 32.00 
Rs 832.00 
Rs 8 32.00 
Rs 600.00 
Rs 440.00 
Rs 440.00 
RS 320.00 
Rs 350.00

sd/- 
(K . L .  B h a t ia )



- 351 -

Appendix I'.

nation o f  the Peg r oe o f  Tax P ro g re s s i on

1. Method

Tax payab le  i s  reg ressed  on the l e v e l  o f  average 
r a te a b le  va lue  in  a double log l i n e a r  form and the est im ated  
slope i s  the degree o f  p ro g ress io n . A slope greate.r than 
u n ity  in d ic a t e s  p ro g ress io n  in  the ra t8  schedule .

2. Data

Tax P a yab le  Under  P i f f e r e n t  Rate 
Schedu l e s in  C a lc u t ta  (te)

Average ra te a b le  
v a lu a t io n  (RV)

Tax pay able under a l t e r n a t i v e s  
~T, ..~ " T 2

250 38 28
1250 225 151
3000 540 450
5000 1100 917
8000 1760 1866

10000 2200 2667
15000 40 so 5250
20000 6600 8000
30000 9900 12000
50000 16500 20000

100000 3300D 40000
200000 66000 80000
500000 16500D 200000

1000000 330000 400000

Note : The com putations have been c a r r ie d  out us inq  
on ly  the b a s ic  r a te s .  Su rcharges  4^uA-n° t  been 
taken in to  account.

A l t e r n a t i v e  T»: E x is t in g  ra te  schedule and T? : Proposed ra te
schedu le  in  the '980 B i l l .
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3» ’Reg ress io n  R e s u lts

Log T = -2.4483 ’ + 1*1106 Log RV R2

( t - r a t i o )  (-14*7342)**”“' (6 3.0537)''"'"'''

Log ,T2 = -3.1 302 , + 1 *1 352 Log RV F!2

( t - r a t i o )  (-1 0*2333) .....  (39.5168)

S i g n i f i c a n t  a t  1 per cent l e v e l .

= 0.9974

= 0*9924



U. SUMMARY OF CONCLUSIONS AND RECOMMENDATIONS

5.1 Dudged by the l e v e l  o f  per c a p i t a  revenue expend itu re  
o f  the m un ic ip a l bod ies , the standard o f  c i v i c  s e r v ic e s  in  
Uest Bengal i s  lower than in  the o the r  urban ised  S t a te s  o f  
the In d ia n  Union l i k e  M aharash tra  and G u ja ra t .  The standard  
a lso  f a l l s  belou the A l l  In d ia  average. The growth o f  per 
c a p it a  revenue expend itu re  o f  the C a lc u t t a  Corpora t ion  and
o f the m u n ic ip a l i t i e s  o f  Uest Bengal in  re ce n t  y e a rs  has been 
slower than in  the major c o rp o ra t io n s  and m u n ic ip a l i t i e s  in  
the o th e r  S t a te s  fo r  which comparable da ta  are a v a i l a b le .

5.2 The main c o n s t r a in t  on the improvement o f  c i u i e  
s e r v ic e s  in  U est  Bengal i s  la ck  o f  re so u rce s  o f  the
b o d ie s .  Pe r  c a p i t a  t o t a l  revenue o f  the  C a lc u t t a  Co*fxa5rartiaj| 
i s  lower than th a t  o f  Bombay, D e lh i ,  Madras, Abroetiafc^&d. aftd 
Banga lo re .

5.3 The main reason f a r  the low l e v e l  o f  revenue o f  the 
c o rp o ra t io n s  and m u n ic ip a l i t i e s  in  U est Bengal i s  t h e i r  
dependence; on the p rope rty  tax as the p r in c ip a l  source o f  
revenue o f  t h e i r  own and la ck  o f  growth o f  revenue from the 
tax . At co n s tan t  p r i c e s ,  the revenue o f  the C a lc u t ta  
C orpora t ion  from the PT has su f fe re d  a d e c l in e  betueen 
1960-61 and 1977-78 whereas in  the o th e r  major c o rp o ra t io n s  
there  uas an in c re a s e .  The growth ra te  o f  the PT per h o ld in g  
i s  the lo u e s t  in  C a lc u t t a  among the major c i t i e s .  The 
e l a s t i c i t y  o f  the PT in  co n s tan t  p r i c e s  u i th  re sp e c t  to 
pop u la t ion  and to c i t y  domestic product has been n e g a t iv e  in  
C a lc u t ta .  U ith  re sp ec t  to co s t  o f  c o n s t ru c t io n ,  the e l a s t i c i t y  
i s  l e s s  than u n ity  uhereas  in  Bombay, D e lh i  and Madras, i t  i s  
above u n it y .  The poor e l a s t i c i t y  o f  the PT in  C a lc u t ta  i s
due m ainly to la ck  o f  growth in  the base o f  the ta x ,  namely, 
r a te a b le  va lu s  o f  the h o ld in g s  in  response to  r i s q  in  l e v e l  
o f  r e n t  and the p r i c e s  o f r e a l  e s t a te .
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5.4  F in an co so f the m u n ic ip a l i t ie s  in  U est Bengal p resen t 
a lm ost a s im i la r  p ic tu r e ,  nam ely, lou l e v e l . o f  per c a p ita  
revenue ex p en d itu re  r e s u lt in g  la r g e ly  from heavy r e l ia n c e
on the PT and the poor growth o f  revenue from the PT lead ing  
to an in c re a s in g  dependence on g ra n ts  from the S ta te  
government. The s ta te  o f c i v i c  s e r v ic e s  in  the A c la s s  
m u n ic ip a l i t ie s  seems to he worse than th a t  o f  the sm a lle r 
towns. The l e v e l  o f PT per c a p it a  which accoun ts  fo r  about 
90 per cent o f  the t o t a l  tax revenue o f  the m u n ic ip a l it ie s  
i s  low er in  U es t Bengal than in  the S ta te s  where the 
dependence on the PT i s  le sg  a s , fo r  exam ple, in  G u ja ra t 
and M ah arash tra . N early  2/3xds o f  the house-owners in  the 
m u n ic ip a l i t ie s  o f  U est ^Bengal do not pay more than  Rs 2 per 
month on an average fo r  the m u n ic ip a l s e r v ic e s  enjoyed by 
them. The ..revenue from the PT i s  found to be in e la s t i c  
w ith  re sp e c t to  l e v e ls  o f  re n ts  and a p p re c ia t io n  in  p rop erty  
v a lu e s .

5.5 F a c to rs  u n d e r ly in g  the slow growth o f  RV in  C a le y t ta  
as a lso  in  the m u n ic ip a lit ie s-  b road ly  are ( i '  le g a l  constxa* 
in t s ;  ( i i )  weaknesses o f assessm ent methods and p rocedures 
and ( i i i )  socio-econom ic environm ent. J u d i c i a l  in te rp r e 
t a t io n  o f . " r e a s o n a b le  le t t in g  v a lu e 11 has re s u lte d  in  / 
t y in g  down the  base o f  the PT to  the concep t o f  f a i r  re n t
as contem plated in  the re n t  c o n tro l law s . Rent c o n tro l 
has had a p e rv a s iv e  in f lu e n c e  on the PT assessm ents in  
C a lc u tta  as in  the o ther c i t i e s  o f  In d ia .  T h is , coupled 
w ith  the r u l in g  th a t  i t  i s  the ya lu e ,,o f- th e  p ro p e rty  to th a  
la n d lo rd  which i s  r e le v a n t  fo r  assessm ent o f the PT has 
co n s tra in e d  the upward r e v is io n  q f  the RV o f  h o ld in g s  and 
p rovided  scope fo r  e vas io n  through the d e v ice  o f  m u lt ip le  
le a s in g . The r u l in g  th a t  s e r v ic e  charges should be excluded 
from re n t  has a lso  a tten u a ted  the  r e n ta l  v a lu e  base o f the



tax . The assessments have su f fe re d  a lso  because o f  unduly
l i b e r a l  and vague g u id e l in e s  issued to the a ssess ing  s t a f f .

(ju  tfjc. Cev-j*n-edu'en
The g u id e l in e s  issued/^in 1973 leave  a la rg e  area  o f
d is c re t io n ,o p e n in g  up scope fo r  s u b je c t iv e  judgment and
abuse. Th is  has been aggravated  by im p e rfe c t  i o n s ’o f  the
c a p i t a l  market and la ck  o f  r e l i a b l e  index o f  p roperty  va lu e s
and r e n ts .  A l l  t h i s  has re s u l te d  in  g ross  u n d e rva lu a t io n
and wide d i s p a r i t i e s  in  assessm ents. U n d e rva lu a t io n  are
p a r t i c u l a r l y  acute in  the case o f  bu s in ess  prem ises and
p r iv a t e  m arkets .

5.6 Reform o f  the PT in  Uest Bengal has to take in to  
account the ownership p a t t e r n ,  occupancy s t ru c tu re  o f  the 
p ro p e r t ie s  and the la rg e  p ro p o r t io n  o f  low va lue  h o ld in g s .  
Even w i th in  the g iven  c o n s t r a in t s ,  th e re  i s  c o n s id e ra b le  
scope fo r  improvement e s p e c ia l l y  in  the case o f  p r o p e r t ie s  
under commercial use. Reform i s  needed not only to improve 
the y i e l d  and the eq u ity  o f  the tax but a lso  to promote 
development o f  urban land in  the S t a t e .  The large, p ro p o r t io n  
o f  h o ld in g s  u i t h  vacan t lan d , unduly low tax in c id en ce  per 
ho ld ing  ir. the CMD and A' c l a s t  m u n ic ip a l i t i e s ,  obvious 
u n d e rva lu a t io n  o f  p ro p e r t ie s  and absence o f  any tax fo r  the 
commercial use o f p ro p e r t ie s  p o in t  to the scope fo r  the 
g re a te r  use o f  p roperty  t a x a t io n  to augment revenues and to 
promote urban development in  the m u n ic ip a l i t i e s .

(C h ap te rs  I  and I I )

5.7 Although ren t  e o n t ro l  and the w idespread p r a c t i c e  o f  
u n d e r- rep o rt in g  the a c tu a l  re n ts  o f  the p ro p e r t ie s  have 
undermined i t s  e f f i c a * y ,  annual r e n t a l  v a lu e  i s  s t i l l  
p r e fe r a b le  as ths  base fo r  the PT to o th e r  a l t e r n a t i v e s .  
Desp ite  i t s  s e v e ra l  m e r t is ,  c a p i t a l  va lu e  (CV/) does not 
o f f e r  a s a t i s f a c t o r y  a l t e r n a t i v e  base fo r  t a x a t io n  in  In d ia

- 355 -



- 356 -

as the r e a l  e s ta te  m arkets are  not fre e  or open and i t  i s  
d i f f i c u l t  to  e s t a b lis h  a c tu a l  c a p i t a l  v a lu e s  o f p ro p e r t ie s  on 
the b a s is  o f  e v id e n ce . CV a lso  doss not h e lp  to get round tha 
problems posed by re n t  c o n t ro l  if l m u n ic ip a l assassmants as 
c o u rt  r u l in g s  re q u ire  the  v a la e  o f tenanted  p ro p e r t ie s  to be 
determ ined o r d in a r i ly  by c a p i t a l i s in g  the re n t  re ce iv e d  by 
the la n d lo rd  u h ic h , in  v ie u  o f the re n t  c o n tro l s t a tu te s ,  has 
to be taken  as e q u iv a le n t  to  the standard  re n t  p e rm is s ib le  
under re n t  c o n t ro l .  F u r th e r ,  in  de te rm in in g  the CV,some 
ad justm ents are  needed to e l im in a te  extreme v a lu e s  and 
approxim ate the va lu e  o f  the p ro p e rty  as a fre e h o ld . Such 
ad justm ents a re  not easy to c a r r y  out in  p r a c t ic e .  The 
method o f  income c a p i t a l i s a t io n  fo r  e s t im a t in g  CV a lso  
in v o lv e s  s e v e ra l s te p s , some o f  uh ich  ( l i k e  ch o o s in f an 
a p p ro p r ia te  c a p i t a l i s a t io n  r a t e )  le a ve  a la rg e  a rea  o f  
d is c r e t io n .  *•Seif-assessm Bpt,, which i s  sometimes o f fe re d  
as a s o lu t io n  to the problem o f  v a lu a t io n  a ls o  g iv e s  r i s e  
to  many in t r a c t a b le  problem s. Compared to  CV, the annual 
r e n ta l  va lu e  seems p re fe ra b le  adw irds£zSt&\4» l y  tMC3U»e 
( i )  r e l ia b le  in fo rm a tio n  on re n ts  i s  e a s ie r  to  o b ta in  Where 
re n t in g  i s  in  vogue; ( i i )  r e n ts  are  more s ta b le  anf* le s s  
s e n s it iv e  to market c o n d it io n s , e x p e c ta t io n s  and v a r ia t io n s  
in  the age a tru e tu re  ©f b u ild in g s  and ( i i i )  verifvfcing r e n t a l  

i s  e a s ie r .

5 .8  S i t e  va lge  ta x a t io n  has s e v e ra l econom ic m e r its  but 
poses a fu te  problem s o f v a lu a t io n .  S i t e  v a lu e  r a t in g  i s  
a l f o  open to f f i t i e i f i n  op e q u ity  grounds as i t  would le a y e  
©yt w ea lth  embodied in  the  s t ru c tu re s .  Property^ tax  le v ie d  
on the b a s is  o f  ate  a o r as tax  per u n it  o f  a re a  m ight he lp  
to  redyee tlpe sc |jt?  fo r  s u b je c t iv i t y  but i s  l i a b le  te  a t ta c k  
f f  le g a l grounds a4 i t  would not take  in to  accoun t a l l  ^*rc 
c h a r a c t e r is t i c s  <>f ^pch tioLd iivg b e a t ^ L n Q - i t a .  *ci*f|i|mAe w o rth .
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N e v e r th e le s s ,s ta n d a rd is a t io n  may se rve  the aims o f  e q u ita b le  
■taxation L j t t e r  in  r e a l i t y  th i  a tax  based on a c tu a l  r e n ta l 
va lu e  because o f the problems o f d e te rm in a tio n  o f  the l a t t e r .  
However, because o f  possibAa le g a l  o b je c t io n s  and the time 
l i k e l y  tp be taken  in  form ujlating the norms, t a x a t io n 'o n  a 
s tan d a rd ised  base has to be put o f f  as a long-term  ^ o a l.

(C h ap te r I I I )

5.9 To improve the y ie ld  and the  e q u ity  o f the tax  in
the near fu tu re  i t  i s  necessary  f i r s t  to  ease some o f  the 
le g a l  c o n s t r a in ts  a f f e c t in g  v a lu a t io n .  In  o rd er to m it ig a te  
the  adverse  e f f e c t s  o f  re n t  c o n t ro l  on p ro p e rty  t a x a t io n ,  
s u it a b le  p ro v is io n s  may be made in  the  re n t  c o n tro l law s ,
( i )  to  exempt new ly c o n s tru c te d  p ro p e r t ie s  from the 
o p e ra t io n  o f  re n t  c o n tro l fo r  ten  y e a rs  and ( i i )  to a llo w  
enhancement o f  the e x is t in g  re n ts  o f  o ld  b u ild in g s  a t  v a ry in g  
r a te s  depending upon ’the age o f  the  ten an cy . There should 
be a p ro v is io n  p e rm it t in g  p e r io d ic  in c re a s e s  in  re n ts  fo r  
e ve ry  in c re a s e  i n  the  cpnrjm er p r ic e  index o f  the c i t y  o r 
the Sta.te- by more than a ^pec i. ied  p e r c e n ta g e . , I t  should 
be p rov id ed  in  the law th a t  the .b a s is  o f  annual va lu e  w i l l  
be the  f a i r  re n t  or the re n t  a c t u a l ly  re ce iv e d  by the la n d lo rd  
w h ich eve r i s  h ig h e r .  Rent in  t h i s  eo n tex t should in c lu d e  any 
amount payab le  as a s e r v ic e  ch a rg e . U n t i l  s u it a b le  changes 
are  made in  the re n t  c o n tro l law s to perm it such in c re a s e s  
as suggested h e re , the  m u n ic ip a l law s may be amended to

.• ;; y-'

etjpower the lo c a l  bod ies  to r a is e  .th e  ra te a b le  v a lu e  o f  
.te n a n te d  p ro p e r t ie s  by a s p e c if ie d  m argin w ith  a p ro v is o  
th a t  th s  owner s h a l l  be au th o rised , to pass on the  a d d it io ta l-  
burden o f  th e , tax  to the  t e n a n t^ . . For te n a n c ie s  w hich are  
more than - yea rs- o ld , a n o t io n a l In c re a s e  in  the  r e n t  by 
30 to 40. per cent* shau ld  be. p e rm itte d . In  *tie case  o f
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t e n c ie s  uh ich ars le s s  than 15 yea rs  o ld , in c r a a s e  o f  15 
to iO per cen t may ba a l lo u e d .

(p a ra s  4.1 to 4 .8 )

5.10 There should be a separa te  'tax on the commer?ial
use o f  p ro o e r t ie s  u i t h  r e fe re n c e  to ths a r r a  used fo r 
commercial purooses. S u i t a b la  r a ta s  o f  tax par u n i t  a r e a

may be l a id  doun fo r  d i f f e r e n t  areas' keeping in  view t h e i r
commercial importance and o the r  -ainis o f  no 1 icy' such as
decongestion  e t c .  In  C a lc u t t a ,  such a tax even a t  a moderate
r a t e ,  should fe tch  about Rs 5 to 6 c ro re  a n n u a l ly .  U ith  a 
tax at the r a te  o f  Rs 1.25 per sq. f t . , the revenue from 
p r iv a t e  markets in  C a lc u t ta  should exceed Rs 1 c ro re .  A 
separa te  tax on commercial use o f  p ro p e r t ie s  uould help
to augment the revenue o f  the m u n ic ip a l i t i e s  too 
s u b s t a n t i a l l y .  An a rea  based tax fo r  the commercial use o f  
p ro p e r t ie s  should not be l e g a l l y  o b je c t io n a b le  as i t  uould 
have some definab-le p o l i c y  o b je c t i v e s  in  v ie u .

(p a ra s  4.9 to 4.19)

5.11 ... Large p r i v a t e  markets should be taken over by thew
m u n ic ip a l  a u t h o r i t i e s  and the r ig h t  to ru h  them should 
be auc t ioned  p e r io d i c a l l y  to the h ig h e s t  b id d e r .

(p a ra s  4.20 and 4.-21)

5.12 I f  ouner-occupied p ro p e r t ie s  are to be taxed on a 
p r e f e r e n t i a l  b a s is ,  the reba te  o r  a l lo u an ce  to be g iven  
should -be s p e c i f ie d  in  the lau  and such a l lo u an ce  
should be r e s t r i c t e d  on ly  to p ro p e r t ie s  occup ied  by
the -ouner fo r  h i s  oun r e s i d e n t i a l  and not fo r  commercial 
purposes. The concess ion  fo r  ou-ner-occupation uh ich  may
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be j u s t i f i e d  to avo id  h a rd sh ip  to widows ~nd p ens ion ers
*

should be a llow ed  on ly  fo r  p ro p e r t ie s  u i th  annual va lue  
not exceeding a c e r t a in  l i m i t ,  as proposed in  the CMC B i l l .  
In  the case o f  m u n ic ip a l i t i e s ,  owner-occupied p ro p e r t ie s  
should be assessed on the b a s is  o f  the p re sen t  va lue  o f  the 
b if i ld in g  and the land as proposed fo r  Howrah. The ra te  o f  
re tu rn  to be imputed on the va lue  o f  land and b u i ld in g  
should be in  l i n e  w ith  the y i e l d  o f  sa fe  in ves tm en ts .
Some con cess io n  fo r  owner-occupation may be prov ided  upto 
a s p e c i f ie d  l im i t s  on the p a t te rn  o f  the CffC B i l l  u i t h  
s u i t a b le  v a r i a t i o n *  in  the l i m i t s  to  take account o f  th e *  
v a r ia t io n ®  in  the l e v e l s  o f  r&nt in  the m u n ic ip a l i t i e s .

(p a ra  4 .27 )

5.13 Vacant lands should be assessed on t h e i r  p resen t
market va lu e  and the r a te  o f  raj^urn to be a p p l ied  to the  
c a p i t a l  v a lu e  should be brought bn par u i t h  the c u r re n t  
y i e ld  o f  sa fe  in ves tm en ts . In fo rm a t io n  reg a rd in g
t ra n s a c t io n s  im land en te re  ' i^ to  by government and sami- 
government ag en c ie s  and the ra ta  l i s t  m a in ta ined  by’ the 
Land A c q u is i t io n  department fo r  f ix in g  compensations 
should be used to bu ild-up a da ta  base fo r  v a lu a t io n  o f  
land  in  each t o w n / lo c a l i t y .  For land comprised io  a 
ho ld in g  hav ing  a s t ru c tu re  th e reo n , the annual va lue  
should be assessed  by ap p ly in g  the p re sc r ib e d  ra te  o f  
re tu rn  to the es t im ated  p re se n t  va lue  o f  the la *A  end not 
on the b a s is  o f  ground r e n t .

(p a ra s  4.38 to 4*31)

5.14 There i s  no case fo r  in c lu d in g  p la n t  and 
machinery in  the tax base fo r  p rope rty  t a x a t io n *  However, 
u n t i l  a tax  on commercial use i f  p roperty  i s  leuied> p la n t
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and m achinery may be in c lu d ed  in  the base where the 
assessm ent i s  made on che b a s is  o f fc a p ita l va lt ie .

(p a ra s  4.32 to  4. 35)

5*15 1 ' I  n C a lc u t t a , the AV o f  ho Id  in g s  uhere' th e r e n ta l
tfaiufe' carinot be determ ined e a s i ly  'should be assessed on. 
the" b a s is  o f  the market va 1ue o f  the land  and the co s t

• b'faftlst'¥Qfclt iD in*!::,“̂ ‘ ’■1 ••• ,r-'

(p a ra  4 .36 )

5.16 i For im proving the a d m in is t ra t io n  o f  the p ro p e rty  
ta x * ’ g u id e l in e s  should be fo rm u lated  fo r  v a lu a t io n  o f  
p ro p e r t ie s  in d ic a t in g  b ro ad ly  the range w ith in  uh ich  
the va lu e  o f  p ro p e r t ie s  has to be fix ed  by assess in g  
o f f i c e r s .  The g u id e lin a£ sh o u ld  s p e c ify  the minimum ra te  
o f  re n t  to  be taken per u n it  o f  covered a rea  in  d i f f e r e n t  
l o c a l i t i e s  fo r  two o r t h n o  broad c la s s e s  o f  s t r u c tu r e ,  
and the a llo w an ces  to t e made fo r  the  age o f the 
b u ild in g . The norms so la id  down should be regarded as 
the minimum" and ' Any d ep a rtu re  ' from tins nprms beyond a 
s p e c if ie #  M arg in  should be r e fe r te d  ; to a diesignated 
su p e rio r  o f f i c i a l  o r a u th o r i t y .

(p a ra s  4.37 to 4 .39 )

^5. ■ fcs F|||^ im p roving  th e  e x i s t in g  sy stem o f  p ro p e rty
'l^ax-atio-n^ p a r t ic u la r s  o f  p ro p e rty  l ik e  land  a re a , covered
- a r | a , ,;4 j|sc-J.|pt igjn o f  b u ild in g ,  re n t  re c e iv e d  e tc .  should

b&.fo b ta in e d ^ re g u l^ ly  from a l l  owners and o c cu p ie rs .
A ^ l^ s o ^ f i^ c o u ld / th e n  be made on the b a s is  o f  the 

t: t  ̂ if  

p a r t ic u la r s  f i^ .d  g^d. tt%e norms o f  re n t  f ix e d  fo r
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d i f f e r e n t  areas. Cases'-nay be oigked up »»  a sample
b as is  fo r  test, check and those found q u  i l t y  o f  concealment 
or making a f a ls e  statement severely p e n a l is e d .  The 
In sp e c t io n  book and ths Assessment book m ainta ined in  the 
C a lc u t ta  Co rpo ra t ion  should be m odified to ensure th a t  a l l  
r e le v a n t  p a r t i c u l a r s  o f  property are e n te red .

(p a ra s  4.41 to 4.44)

5.18 There should be b e t t e r  co -o rd in a t i» f»  tjetweerv the 
b u i ld in g  department and the assessment department.

(p a ra  4 .45 )

5.19 S ince  v a lu a t io n  o f  p ro p e r t ie s  i s  req u ired  to be 
made fo r  s e v e r a l  purposes, the re  should be
and arrangement fo r  exchange In fo rm a t io n  arn^nf the y a l u J ^  
t io n  ag en c ie s  o f  the C e n t ta l  and S ta te  a^ t
o f  th L o jc a ir-  a u th o i r i t ie s . i 11 may he ne^ejisapy, -ame^d - e 
C e n tra l  laws r e l a t i n g  to  income-tax
perm it such exchange. ■ ..* • ■. - - T <r

■ t; ( parasf 4 . 4& and. 4*4?)^ - -

5.20 The'Assessment and A p p e l la te  p rocedures  fo r  
p roperty  t a x a t io n  should be re formed. . ,In- the C o rp o ra t io n s ,  
the assessments o f  p r o p e r t ie s  u i th  annual va lue  not excee
d ing a c e r t a in  l im i t  may be made by.A&se^sor;
bigger; c a s e s  should be handled by Depu-ty -Ass«tss,o»pec. The 
standard adopted in  the assessments sh o u ld "n o t  depart  from 
the p re s c r ib e d  norms by more than -a sp.eciified margin (10 
per cent in  the case o f  A s s is ta n t  Assesso rs  and 20 per cen t  
in  the case o f  Deputy- A-ssessaJDs)* P r o v is io n  should, be, made
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fo r  re v ie u  o f  the o rd e rs  o f  the A s s is t a n t  Assessor and the 
Deputy Assessor by the Commissioner or the M u n ic ip a l  
Assessment T r ib u n a l .  Revieu o f  cases  where the AV i s  
r e l a t i v e l y  la rg e  may be made by the CUB. The Revieu 
Committee o f the CUB should not have any C o u n c i l lo r  as 
a member.

(p a ra s  4.48 to 4 .49)

5.21:* In ~ % e - j j i u n i c ip a l i t i e s ,  the gene ra l r e v a lu a t io n s  
may be done by the empanelled a s se s so rs .  The s c a le  o f  
rem un era t ion-a f the assesso rs  should be ra is e d  and r e la te d  
to the va lue  o f  the h o ld in g s .  The q u a l i t y  o f  f a lu a t io n  
done by the a s se sso rs  should be monitored by the CUB. As 
fo r  r e v ie u ,  where norms are p re s c r ib e d ,  the re v ie w  may 

'be slone by a n j a f f i c e r  of- the m u n ic ip a l i t y  i f  the gap 
between the- standard  ap p l ied  in  the assessment and the 
norm does hot exceed .10 per c e n t .  Where the gap i s  
l a r g e r ,  the .review may be done by the CUB or the U a lu a t io n  
A u th o r i t y .  The Review Committee o f  the CUB should not 
hav/e any Commissioner. The C ounc il lo rs/C om m iss ioners  
should be a s s o c ia te d  on ly  a t  the stage o f  fo rm u la t io n  o f  
the norms by the CUB. In te r im  assessments may be made 

..by the m un ic ipa l s t a f f *

(p a ra s  4.60 to 4 .67 )

5,22 An assessment o f  C e n tra l  government and R a ilw ay  
p r o p e r t ie s  should be made by the land and b u i ld in g  method. 
In  a d d it io n  to s e r v ic e  charges , these  p ro p e r t ie s  should 
be sub jec ted  to the g en e ra l p ro p e r ty  tax a t  the minimum 
r a t e .  A l l  government p ro p e r t ie s  should be req u ired  to pay 
the tax proposed fo r  commercial use. Only defence and
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p o l ic e  e s tab lish m en ts  should be exempted.

(p a ra  4 .51 )

5.23 T h e 'p resen t  b a s is  o f  assessment o f  bustees does 
not c a l l  fo r  any change.

(p a ra s  4.53 to  4 .58 )

5.24 In  the case o f  multi-stor-^jee) b u i ld in g s ,  th ?  
f a c i l i t y  o f  separa te  assessment or apporti.^nrrpejrt. shou ld  
be a llow ed  on ly  uhere the r i g h t  o f  ownership  o€ a
in  a m u lt i- s  to b u i ld in g  i s  l e g a l l y  te4>eJilQ,

( p a ra  4 .59)

5.25 A tax on land  and b u i ld in g  &af> be used as a 
in s tru m en t o f  f in a n c in g  development. Land* caun t®  
and developed i n i t i a l l y  u i th  a seed mooey and f u r t h e r  
development may be f inanced  by s e l l i n g  land  aa deyploped 
and or by l e t t in g  out the p ro p e r t ie s  on a comn>ercial < 
b a s is  , f o l lo u in g  the p a t te rn  se t  by the DDA. A s im i la r  
method may be adopted fo r  development o f  urban land in  
Howrah and o the r  m u n ic ip a l i t i e s  by a des ignated  Deve lop
ment A u th o r i t y .  B e n e f i c i a r i e s  o f  urban development should 
be re q u ire d  to c o n t r ib u te  to the co s t  o f  development in  the 
form o f  a betterm ent cess  or surcharge on the c o n so l id a te d  
r a te  le v ie d  by the C o rp o ra t ion  or the m u n ic ip a l i t i e s .  Th is  
cess  or surcharge may be le v ie d  fo r  a s p e c i f ie d  p e r io d  fo r  
h o ld in g s  lo ca ted  in  a p lann ing  a rea  and should be r e a l i s e d  
from the o c cu p ie r  o f  the h o ld in g . The conve rs ion  charge 
may be re ta in e d  but the a u th o r i t y  fo r  le v y in g  i t  may be
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de legated  to the m u n ic ip a l i t i e s  o f  the area  concerned.

(p a ra s  4.72 to 4 30)

5.26 Amalgamating the tax on h o ld ings  and the se rv ico  
charges l i k e  u a t e r - r a t e ,  l ig h t in g - r a t e  and conservancy- 
r a te  under a ’’co n so l id a ted  rate'* makes fo r  a d m in is t r a t iv e  
s im p l i c i t y .  But there  are c e r t a in  advantages in  keeping 
the tax on h o ld in g s  and the s e r v ic e  charges sepa ra te . 
P r o g r e s s i v i t y  in  the p rop e rty  tax i s  open to o b je c t io n
i f  s e r v ic e  charges are a lso  in c lu d ed , as th a t  in t ro d u ces  
a degree o f  p rog ress ion  in  the charges fo r  s e r v ic e s .
Keeping s e r v ic e  charges separa te  a lso  h e lp s  accounting  and 
in  de te rm in ing  the amounts to b e . r e a l i s e d  from C en tra l  
Government p ro p e r t ie s .  For supply o f  u a t e r ,  there  i s  ai 
case fo r  le v y in g  a separa te  charge s in c e ,  u n l ik e  s e r v ic e s  
l i k e  l i g h t i n g ,  consumption o f  u a te r  by in d i v id u a l  ho ld ings  
can be measured. Some p ro g re ss io n  in  the u a te r  r a te s  might 
a lso  be j u s t i f i e d  to induce economy in  i t s  use. In  the 
m u n ic ip a l i t i e s ,  c o n s o l id a t io n  o f  the r a t e s  i s  p re fe ra b le  
on a d m in is t r a t iv e  grounds.

(p a ra s  4.88 to 4.93)

5.27 P r o g r e s s i v i t y  in  the p rope rty  tax i s  j u s t i f i a b l e  
on the assumption th a t  a la rg e  p a r t  o f  i t  uas borne by , 
the house-ouners uho u s u a l ly  belong to the r e l a t i v e l y  
b e t t e r  o f f  s e c t io n s  o f  the community. The p o s s i b i l i t y  
th a t  a p a r t  o f  the p rop e rty  tax may be passed on and, to 
the ex ten t  i t  i s  not passed on, ta x a t io n  may have an 
adverse in f lu e n c e  on investm en t in  hous ing , c a l l s  fo r 
some moderation in  the degree o f  p ro g ress io n  and the 
l e v e l  o f  r a t e s  o f  the PT. I f  p ro p e r t ie s  are va lued



r e a l i s t i c a l l y , the max lm''m r i t e s  o f the t-ix sh 3 U l d  not go 
beyond 30 to 33 osr cent o f the A\J. The •'s t r a ig h t - l i n e  
method^ now proposed fo r  C a lc u t t a  i s  an improvement over 
the step system fo l lo u sd  so long ,a lthough  the s t r a ig h t - l in e  
methsd i s  e s s e n t i a l l y  a v a r ia n t  o f  the step system. The 
s lab  system u i th  a m ild degree o f  p ro g ress io n  uould be 
o re fe r a b le  to the s t r a ig h t - l i n e  method.

(p a ra s  4.81 to 4.100 and 
paras  4. 104 and 4.11T5)

*»

5.28 "Exemption from the p ro p e r ty  tax should be granted 
s p a r in g ly .  The p ro v iso  th a t  no trade  or b u s in ess  should 
be c a r r ie d  on the orem ises or th a t  i t  should not be l e t  out 
on ren t  i f  i t  i s  to be e l i g i b l e  fo r  exemption, should be 
r e ta in e d .

( para 4.101)



Append, ix  on ther Equi t y  o f  the P ro p e r ty  
" .......  Tax in  C a lc u t ta

In t ro d u c t io n

E q u ity  i s  one o f  the most im portan t a t t r i b u t e s  o f a 
tax . As i s  u e l l  known there  a rc  two dimonaions o f  tax eq u ity  
h o r iz o n ta l  and v e r t i c a l .  In  t h i s  appendix,we propose to 
examine some a sp ec ts  o f  the ho r izon t.n l and v o r t i c a l  eq u ity  
o f  p rope rty  t a x a t io n  in  C a lc u t ta  in  q u a n t i t a t i v e  terms.

/
H o r izo n ta l '  Eq u ity

The t e s t  o f  h o r iz o n ta l  e q u i t y ,  in the Case o f  the 
p ro p e r ty * tax  may be regarded as s a t i s f i e d  i f  the tax “pay
ments form a co n s tan t  p ro p o r t io n  o f  the ijiarket v a lu e 'o f  
s im i la r  p r o p e r t ie s .  In .o t t ie r  words, h o r iz o n ta l  e q u ity  i s  
met when the e f f e c t i v e  tax r a t e s ,  de fined  as the r a t i o s  
o f  the tax payments to the market v a lu e s  o f  the p ro p e r t ie s  
are eq u a lised  fo r  s im i la r  p ro p e r t ie s .  S y m b o l ic a l ly ,  
•horizonta l e q u ity  i s  met i f  the fo l lo w in g  c o n d it io n  i s  
s a t i s f i e d  in  re sp e c t  o f  * KJ  number o f  s im i la r  p ro p e r t ie s ?

3  ! 1 k
nu1 = nw2 = •••••••••••• m.y/

or A V1 AU2 A \

(1)

because

nu1 "  nu2 ~ * * * * * * * * MU ■

RT1 AU  ̂r  PT2 AU2r
^  = m j ;  m12 = m q  and 50 on ( 3>
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uhere
PT = P r o p e r t y  tax l i a b i l i t y  
MV = M arke t  v a lu e  o f  p r o p e r t y  
PT/MV = E f f e c t i v e  tax r a t e  
A\1 — Assessed  v a lu e
AV/MV = Assessment r a t i o
r = Rate o f  taxi :

In .o t h e r  words,  u i th  the same tax ra te  fo r  equa l 
va lue  p r o p e r t ie s ,  e q u a l i s a t io n  o f  the assessment' r a t i o s ,  
de fined  as the r a t i o  o f  assessed va lue  to .market va lu e  
im p l ie s  e q u a l is a t io n  o f  the e f f e c t i v e  tax ra te . .  For 
reasons o f  s o c ia l  and economic p o l i c y  the tax r a te s  may 
be d i f f e r e n t i a t e d  betueen p ro p e r t ie s  on the b a s is  o f  
v a r io u s  c r i t e r i a  such as use ( r e s i d e n t i a l  v s .  com m erc ia l) .  
Uhere the r a te s  are so d i f f e r e n t i a t e d ,  e q u a l i s a t io n  o f  
assessment r a t i o s  may s t i l l  be used as a c r i t e r i o n  o f  
h o r iz o n ta l  e q u i t y .  The e s t im a te s  .of assessment r a t io  
may a lso  he lp  in  a s c e r t a in in g  as to u h a t ' p ro p o rt io n  o f  the 
market v a lu e s  o f  p r o p e r t ie s  are cap tu red  by the Assessment 
Department and in  i d e n t i f y i n g  the f a c to r s  behind the low 
assessment r a t i o s  fo r  v a r io u s  groups o f  p r o p e r t ie s ,  i . e . ,  
whether i t  i s  due to s u b je c t iv e  f a c to r s  or f a c to r s  beyond 
the c o n t ro l  o f  the a s s e s s in g 1o f f i c e r s .  The o b je c t i v e  o f  
the p re sen t  se c t io n  i s  to c o n s t ru c t  and compare the 
assessment r a t i o s  o f  p r o p e r t ie s  in  C a lc u t t a  in  o rde r  to 
e v a lu a te  the ex ten t  to which the t e s t  o f  h o r iz o n ta l  e q u ity  
i s  met in  the assessment o f  p ro p e r t ie s  in  the c i t y . .  The 
assessment r a t i o  i s  c a lc u la t e d  as the p ro p o r t io n  o f  
assessed va lue  (AU) to the e s t im a te s  o f  p ro p e rty  v a lu e ,  
de r ived  a l t e r n a t i v e l y  as the annual r e n t a l  va lue  (A R V ),  
c a p i t a l  va lue  ( CV ) ,  market va lue  (MU) or est im ated  s a le s  
p r ic e  ( E S P ) .
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The c o n s t ru c t io n  o f  assessme; , r a t i o  re q u ire s  
in fo rm a t io n  on the assessed va lu e s  and the est im ated  s a le s  
p r ic e  or market va lu es  o f  the p ro p e r t ie s .  In  the absence 
o f  an a c t i v e  r e a l  e s ta te  m arket, r e l i a b l e  data  on market 
va lu es  o f  p ro p e r t ie s  are d i f f i c u l t  to o b ta in .  The on ly  
a v a i l a b le  s t a t i s t i c s  on ESP or MV i s  the c o n s id e ra t io n  paid  
fo r  the t r a n s f e r  o f  p ro p e r t ie s  in  the r'ecnrds o f  the O f f i c e  
o f  R e g is t r a r ,  R e g is t r a t io n .  Th is  in fo rm a t io n  Sla c k s  r e l i a 
b i l i t y  s in ce  t h e . s a le s  p r i c e s  are o f te n  depressed in  o rder  
to evade ta x e s .  The ' f ig u re s  o f  c o n s id e ra t io n  paid fo r  
t r a n s fe r  can be used u i t h  some con fidence  on ly  i f  the 
degree o f  understatem ent i s  uniform ac ro ss  p ro p e r t ie s .  The 
understatem ent in  t r a n s f e r  deeds i s  not on ly  w id e ly  p re v a le n t  
but i t  a lso  does not fo l lo w  any sys tem a t ic  pattern . M orever, 
the ESP or I*IV can be used fo r  computing the assessment r a t i o  
uhere the c a p i t a l  va lue i s  the tax base. N e ve r th e le s s ,  
some idea  o f  the d i s p a r i t i e s  in  the assessments can be 
de r ived  by look ing  a t  the r a t i o s  o f  assessed AV to the MV 
o f  the p ro p e r t ie s  as r e f l e c t e d  in  the v a lu e s  d ec la red  in  
the t r a n s f e r  deeds. S in ce  in' C a lc u t ta ,  the base o f  the PT 
i s  the AV/, assessed^ e i t h e r  on the annual r e n t a l  drr a t  a 
f ix ed  percentage  o f  the c a p i t a l  va lue (6  per cen t ,  'accord ing  
to the g u id e l in e s  reproduced in  Appendix I to chap te r  I ) ,  /
in  uork ing  out the assessment r a t i o s  ue have used as the 
denominator 6 percentage o f  the sa le  va lu e  o f  the p ro p e r t ie s  
uh ich underuent t r a n s f e r  ( t a k in g  a sample) and a l t e r n a t i v e l y  
the annual r e n t a l  computed on the b a s is  o f  the f ig u re s  o f  
gross r e n t a l  a v a i l a b le  from the C o rpo ra t ion  reqords. The AV 
or RV as a c t u a l l y  assessed have been used as the. numerator.

£mpi r i c a l  E y idence on Ho r iz o n ta l  Asse s sment In e q u ity
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Assessment r a t i o s ’ o f  a sample o f  JO  p ro p e r t ie s  in  
C a lc u t t a  computed on the b a s is  o f  assessed RV (o r  AV) and 
t h e i r  d is c lo se d  sa le  va lue  are s e t  ou t  in  T a b l e  A . I .  The 
sample co n s is te d  o f  high and low va lue  p ro p e r t ie s  lo ca te d  
in  d i f f e r e n t  uards o f  the C a lc u t t a  C orpora t ion  and i n f o r 
mation regard ing  the c a p i t a l  va lue  o f  the p r o p e r t ie s  uas

TABLE A. 1

Assessment R a t io s  fo r  S e l ec ted  H o ld ings  
in  the C a lc u t ta  Corp o ra t io n

Assessmeftt r a t i o  group Number o f  h o ld in g s
(p e r  c e n t )

\
• - 10 3

10 - 20 5
20 - 30 6
30 - 40 1
40 - 50 2
50 - 60 2
60 - 70 2
70 - 80 '2
80 - 90 5
90 - 95 2
T o ta l

• Source : Survey  o f  H o ld ings  by N IPFP.

la th e re d  from the deeds o f  s a l e / t r a n s f e r  r e g is te r e d  u i th  the 
r e g i s t r a t io n  a u t h o r i t i e s .  I t  u i l l  be seen th a t  the assess 
ment r a t i o s  vary a l l  tha uay from le s s  than 10 per cen t to 
more than 90 per c e n t .  ' Even a l lo u in g  fo r  the p o s s i b i l i t i e s  
th a t  the va lu es  o f  p ro p e r t ie s  d e c la re d  in  the r e g is te r e d
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deeds are unders ta ted  in  va ry in g  dagreas , the d i s t r i b u t io n  
o f  the h o ld in g s  a cco rd ing  to t h e i r  assessment r a t i o s  computed 
in  the manner in d ic a te d  above se rves  to in d ic a t e  the ex ten t  
o f  the d i s p a r i t i e s  and thus the v io l a t i o n  o f  h o r iz o n ta l  
eq u ity  in  the assessm ents. I t  may be added th a t  the r a t io s  
are used here to demonstrate the e x ten t  o f  the i n e q u i t i e s  
p r e v a i l in g  in  the assessm ents and these  r a t io s  should not 
be taken as indicati^-C-o f  the degree o f  u n d e rva lu a t io n .
For, in  a ssess ing  the e x ten t  o f  u n d e rva lu a t io n ,  i t  i s  
necessary  to have an id ea  o f  the  degree o f  understatem ent 
o f- the  va lue  o f  the p ro p e r t ie s  in  the sa le  deeds. As 
po in ted  out a l r e a d y , t r u e  market va lu e  cannot be es t im ated  
u i t h  any con fidence  in  the absence o f  an open r e a l  e s t a te  
mapket and thus i t  i s  d i f f i c u l t  to judge the degree o f  
u n d e rva lu a t io n  from thepa, r a t i o s  a lo n e .

The p ic tu re  o f d i s p a r i t i e s  in  assassments p resented  by 
Table A.1 might be open to c r i t i c i s m  as no d i s t i n c t i o n  has 
been made in  i t  between ouner-occupied h o ld in g s  and rented 
ones w i th in  the ,sam p le  a lthough , as i s  w e l l  known ouner-

TABLE A .2 ~ '

Pe rcen tage  D i s t r ib u t io n  o f  Assessment R a t io  fo r

(Ouner Occupied Holdin-gs)

Assessment r a t i o group Ward s T o ta l Percen tage
(p e r  cen t) 10 80 72 69 93 ' o f  t o t a l

o 20 - 30 1 0 1 1 0 3 5.56
30 - 40 0 0 0 0 1 1 1.85
40 - 50 1 0 1 0 1 3 5.56
5 0 - 6 0 3 0 2 1 1 7 12.96
60 - 70 3 2 2 0 5 12 22.22
70 - 80 3 0 6 4 0 13 24.07
8 0 - 9 0 1 0 1 4 1 7 12.96
90 - 100 0 1 4 3 0 8 14. 81
T o ta l 12 3 17 13 9 54 100.00

Source Survey o f  Ho ld ings-by NIPFP
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occup ied  p ro p e r t ie s  are a llowed some concess ion  in  a ssess 
ment in  C a lc u t ta .  Keeping the above l im i t a t i o n  in  mind, 
the assessment r a t i o s  were co n s tru c ted  s e p a ra te ly  fo r  a feu 
ouner occupied and the tenanted  h o ld in g s  on the b a s is  o f  
t h e i r  annual r e n t a l  va lue  computed from the in fo rm a t io n  

a v a i l a b le  in  the re co rd s  o f  the C o rp o ra t ion . The sample 
c o n s is te d  o f  168 p ro p e r t ie s  (54 owner-occupied and 114 
tenanted-cum-combined). The r e s u l t s  are  presented  in  
Tab les  A .2 and A .3. The v io l a t io n  o f  h o r iz o n ta l  e q u ity  
in  assessment i s  aga in  e v id e n t .  Even i f  one would a l l# u  
fo r  the c o m p le x it ie s  o f  the assessment mechanism and 
d i f f e r e n t i a l  nature  o f  p r o p e r t ie s ,  the d i s p a r i t i e s  are  
g la r in g , ,  though the ex ten t  o f  the d i s p a r i t i e s  v a r ie s  some
what from ward to ward. The d i s p a r i t i e s  in  the ca«e o f  the 
h o ld in g s  covered in  Table A .2 and A .3 are p a r t i c u la r l y  
d i f f i c u l t  to e x p la in  as the denom inators in  the r a t i o *  fQJi

TABLE A .3

Percen tage  D i s t r i bu t i o n o f  Assessment fta t ia  fo r  
S e le c te d  Uards in  the C a lc u t ta  C orpora t ion

(Tenanted-cum-combined)

Assessed r a t io  group _______ U a rd s _____ ■ Pe rcen tage
(p e r  cen t )  10 80 72 69 93 T o ta l  o f  t o t a l

10 - 20 1 0 0 0 0 1 0. 88
20 - 30 2 0 1 2 1 6 5. 26
30 - 40 1 1 5 2 0 9 7.89
40 - 50 4 0 4 3 1 12 10. 53
50 - 60 3 2 3 3 7 18 15.79
6 0 - 7 0 3 2 5 5 4 19 16.67
70 - 80 5 2 3 6 2 18 15.79
30 - 90 1 4 4 2 1 12 10.53
90 - 100 1 4 5 9 0 19 16.67
T o ta l 21 15 30 32 16 114 100.00

Source i Survey o f  Holdings by NIPFP
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these casss  have been d e r ived  from the in fo rm a t io n  regard ing  
the r e n t a l  o f  t h e ' o ro p e r t ie s  noted in  the C o rp o ra t io n 's  oun 
re co rd s .  The presence o f  d i s p a r i t i e s  in  such ca?e§  suggests 
th a t  in  the assessments, deductions  and a3 louances are not 
made on a uniform p a t te rn  and th a t  the in e q u i t ie s  in-.the 
assessments oue t h e i r  o i ' ig in  net merely to undorstatement 
o f t ru e  r e n t a ls  but a lso  in  d is p a ra te  standards in  the 
m atter o f  a l low ances .

V e r t i c a l  -Equity

The v e r t i c a l  eq u ity  o f  a tax r e f e r s  to the d i s t r i b u 
t io n  o f  the tax burden, i . e . ,  the in c id en ce  o f  the tax across
income groups.- In  an a ly s in g  the v e r t i c a l  e q u i t y  o f  -the PT,

‘ i t  i s  ne*3ssary  to  d is t in g u is h  the in c id en ce  o f  the ax^sting  
p ro p e r ty  tax*'as such from the in c id e n ce  o f  a sm all chgftge 
in  th,®3"p ro p e rty  tax f a t s .  For, as po in ted  out by ShoUp,
:,Th«e in c id e n c e  o f  a la rtfe  tax l i k e  the r e a l  e s t a t e  tax , 
cons ide red  by i t s e l f , ‘’ does not e x i s t .  Removal o.r in t ro d u c t io n  
o f such a tax must in v o lv e  some o the r  change o f  corresponding 
magnitude in  the p u b l ic  f inance  system, a change so la rgs  
th a t  i t  cannot be igno red , ye t  t h e 'e f f e c t s  o f which crannct be 
separated  a n a l y t i c a l l y  or e m p i r i c a l l y ,  from the e f f e c t s  o f the 
r e a l  .e s ta te  tax . Only the net r e s u l t  o f  the tuo changes 
to g a th e r  can be ana lysed  a p r i o r i ,  o f  o b s e rv e d . . . .  -On the 
o ther  hand, a sm all change in  the r e a l  e s ta te  tax r.ate or 
coverage may perhaps be ana lysed  as i f  i t  were not accompanied
by a co rre sp o n d in g ly  s ized  change e lseu h e re  in  the p u b l ic
f inan ce  system. Of cou rse , i t  i s  so accompanied, but the 
e f f e c t s  o f  the accompanying change^ the ‘'C o u n te r fa c tu a l ' ' ,  
may be assumed to be so uidesprreadf - and so sm all in  t o t a l ,  
th a t  they can be ignored in  s t a t in g  the e f f e c t s  o f  the 
measures on the th in g s  th a t  the r e a i  e s ta te  tax i s  deemed to 
a f fe c t* '  (Shoup, 1979). I t  i s ,  however, recogn ised  th a t
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th.e study o f  a tax in  a p a r t i c u l a r  l o c a l i t y  can a lso  p rov id e  
a good .idea  o f i t s  in c id e n c e  in the same uay as a sm a ll 
change.’ in  the tax i t s e l f .  Hence art attem pt to examine the 
inc idence, o f  the PT as such in  C a lc u t t a '  may not be in a a p ro o r i-  
a te .  U ieus on the in c id e n ce  o f  the o ro b e rty  tax in  the 
l i t e r a t u r e  can be grouped under the fo l lo u in g  approaches;
( f o r  a d e t a i l e d ,  c r i t i c a l  and more re cen t  d is c u s s io n  o f  
these aporoaches see B i r d ,  R .n . and S la c k ,  N.E._ (1 9 7 8 );

T r a d i t i r n a l  v ieus  The p rope rty  tax i s  a tax on land 
and b u i ld in g s .  Accord ing to the t r a d i t i o n a l  y ie u ,  the tax 
on H a n d 1 component i s  borne by the landowner t>ec.ause land 
i s  i n e l a s t i c ,  in  supp ly . The p a r t  o f  the p roperty  tax le v ie d  
on b u i ld in g s  ( s t r u c t u r e s  in c lu d in g  improvements^ ti s  » h i f t e ^  
foru.ard to the ten an ts  in  the case o f  tenanted houses and 
to the consumers o f the taxed commodities and ■sa»uS.*as. 
produced by bu s in ess , commerce an J in d u s t r y  in  the case o f  
n o n - re s id e n t ia l  housing ; a l l  t h i s  on the assumption o f  
com p le te ly  e l a s t i c  supply o f  c a p i t a l  and i n e l a s t i c  demand 
fo r  housing . S ince  r e n t a l  expend itu re  i s  a d e c l in in g  
fu n c t io n  o f  incpme as one moves up the income s c a le ,  the 
tax on b u i ld in g s  i s  r e g r e s s iv e ,  l i k e  an ex c ise  tax .

‘Neu v ie u r  Under c e r t a in  c o n d i t io n s ,  the average 
tax on s t ru c tu re s  may not produce an ex c ise  e f f e c t  but i s  
l i k e l y  to be borne in s te ad  by the owners o f  c a p i t a l  not only  
in  the taxed j u r i s d i c t i o n  but c a p i t a l  everyuhere  in  the form 
a reduced a f t e r- ta x  ra te  o f  re tu rn  in  a g en e ra l e q u i l ib r iu m  
frameuork; the assumption being th a t  the supply o f  c a p i t a l  
i s  t o t a l l y  i n e l a s t i c .  ’G iven the d i s t r i b u t i o n  o f  ownership 
o f c a p i t a l  by income c la s s e s ,  the p ro p e r ty  tax on b u i ld in g s  
i s  p ro g re s s iv e .  The in c iden ce , o f  average or the un iform  
n a t io n a l  p roperty  tax i s  borne by a l l  owners o f c a p i t a l ,
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nf tha n rooerty  tax r a t e s  frow> the
passed 
l i k e  
p r ic e  s 
and

the
t r a d i t i o n a l  view i s  ap p ro p r ia te  in  e v a lu a t in g  a p rsp e j t}| 
tax change uh ich  i s  r e s t r i c t e d  to a p a r t ic u la r  tak in g  
j u r i s d i c t i o n , ' u h i le  the new v ieu  i s  a p p ro p r ia te  Tor th© 
a n a ly s is  o f  the in c id en ce  o f  a nation-w ide Change in  the 
e f f e c t i v e  p rope rty  tax r a t e .  The assumptions *8 g ard i*§  
the e l a s t i c i t y  o f  c a p i t a l  supoly are ten ab le  in  the »ase <vf 
a p a r t i c u l a r  j u r i s d i c t i o n ,  u h i l e  in  the case o f the ee«>rvomy 
as a uh o le , i t  should be regarded a s g i v e n and ij ls ia s t ie  i f  
supply .

The In c id en ce  o f  the P ro p e r ty  Tax in  C a lc u t ta

The b r i e f  re v ie u  o f  the in c id en ce  l i t e r a t u y o  p re^ e fted  
above in d ic a t e s  th a t  the e v a lu a t io n  o f  p ro p e r ty  tax  jn e id en ae  
in  a p a r t i c u l a r  tax ing  j u r i s d i c t i o n  should be undertaken 
fo l lo u in g  the t r a d i t i o n a l  approach in a p a r t i a l  e q u i l ib r iu m  
s e t t in g .  The p a t te rn  o f  in c id en ce  o f  the t o t a l  p roperty  tax 
c o l l e c t io n s  in  a g iven  c i t i e s  l ik e  C a lc u t ta  may be assumed 
to r e f l e c t  the in c id en ce  o f  a sm all (m a rg in a l )  change in  
the p rop e rty  tax r a te .  S ince: the tax f a l l i n g  on the ouner 
occupants may be assumed to stay  put, the im portan t ques tion  
i s  uho bears the p roperty  tax on the  tenanted  b u i ld in g s .
I f  the tenanted h o ld in g s  are commercial or i n d u s t r i a l  p rem ises, 
in  most l ik e l ih o o d ,  the p ro p e rty  tax a t t r i b u t a b l e t o  them i s  
s h i f t e d  forward to the consumers o f  the p roducts  a s so c ia te d

average may generate  s x c is e  e f f e c t s ,  i . e . ,  they are 
on to the te n a n ts ,  consumers and owners o f  f a c to r s ,  
labour which are s p e c i f i c  to reg ions  or a c t i v i t i e s ;  
uould f a l l  in  those j u r i s d i c t i o n s  uhere the c a p i t a l  
labour move in  and r i s e  uhere from they move out.

Neu o rthodoxy : Accord ing to t h i s  app*oaeh,
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u i th  t u e i r  prem ises as ;he tax on r e n t a l  pa id  by these 
prem ises i s  t re a te d  as c o s t .

The in c id en ce  o f  the p ro p e rty  tax f a l l i n g  on the 
tenanted  r e s i d e n t i a l  h o ld in g s  has two a sp e c ts ;  pne, the 
d i s t r i b u t i o n  p f the tax between the la n d lo rd s  and the 
ten an ts  and two, the d i s t r i b u t io n  o f  the tax as betueen 
income groups. The f i r s t  aspect i s  r e la te d  to the 
question  o f  fo ruard  s h i f t i n g  o f the tax and the l a t t e r  
to the degree o f  p r o g r e s s i v i t y / r e g r e s s i v i t y  o f  the tax in  
r e l a t i o n  to the income o f  the tax p aye rs .

*
a . ( Assumptions reg a rd in g  tax s h i f t i n g  

*
... r - V y

I f  i t  i s  assum-ed th a t  the p o s s i b i l i t i e s  o f  tax
c a p i t a l i s a t i o n  through re d u c t ie n  in  the s e l l i n g  p r ic e  o f  the
land and the p roperty  ? i s  n i l ,  the tax f a l l i n g  on the •’ la n d ” ,
component of* p ro p e r t ie s  should be in c lu d ed  in  the a ^ lo c a t io n a l  

;
e x e r c i s e ' i n  the same way as the tax on improvements. As the 
t r a n s a c t io n s  in  r e a l  esta-te are c o m p a ra t iv e ly  feu in  the 
le s s  de\/elopSd c o u n t r ie s ,  the p o s s i b i l i t y  o f  tax c a p i t a l i 
s a t io n  may be taken to be sm a ll.  Acc.,-ding to the survey 
conducted by us in  the s e le c te d  towns in  Uest Benga l, the 
p ro p o rt io n  o f  p ro p e r t ie s  purchased uas very low, Most 
o f  the p ro p e r t ie s  uere  e i t h e r " in h e r i t e d  or s e l f- c o n s t ru c te d .

*
S ince  th e l tS x  i s  not c a p i t a l i s e d ,  the re  are th ree  p o s s i b i l i 
t i e s !  ( i ) - i t  i s  s h i f t e d  forward to the te n a n ts ;  ( i i )  i t  
s ta ys  put w ith  the owners o f  p ro p e r t ie s  and ( i i i )  i t  g e ts  
transfo rm ed , i . e . ,  owners paying the tax in  the f i r s t  
in s ta n ce  but reduc ing  the q u a l i t y  o f  housing s e r v ic e s .
Whether the tax i s  s h i f t e d  forward in  the case o f  tenanted  
r e s i d e n t i a l  h o ld in g s  o r „ i t  s ta ys  put w ith  the. owner 0r i t  
i#  shared both by the owners and the te n an ts  would depend
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cn the demand and suonly c o n d i t io n s  p r e v a i l in g  in  the 
housing m arket.

In  C a lcu tta ' a lama- o ro o o rt io n  o f  the ho ld ings  i s  
under m u lt io le  occupancy uh ich  g iv e s  an in d ic a t io n  o f the 
overcrowding in  the c i t y .  .The shortage o f  the r e s id e n t i a l  
d u e l l in g s  i s  h ig h l ig h te d  by t h e . fa c t  th a t  uhereas  most o f 
the h o ld ings  are in h ab ited  by mors than one fa m i ly ,  the s ize  
o f  the h o ld in g s  measured by the number o f  rooms i s  not big r 
most 6 f  them have 3 to 5 rooms. T he re fo re , the a v a i l a b i l i t y  
o f  rooms per head i s  very lou and t h i s ,  in  s p i te  o f  the fa c t  
th a t  the m a jo r i t y  o f  tha h o ld in g s  are used fo r  r e s id e n t i a l  
purposes.

Uhereas the shortage o f d u e l l in g  houses on the one 
hand, and i t s  s lugg ish  growth d n ; the dither have pushed up 
the r e n ts ,  the e x is ten ce  o f  the p ro v is io n s  o f  re n t  c o n t ro l  
in  the c i t i e s  and' towns have prov ided  a check ag a in s t  ren t  
e s c la t io n .  Even though the nurtber o f  cases going to the 
Rent C o n t ro l le r  i s  not la rg e  * the ex is te n ce  o f  these 
p ro v is io n s  might be o ro v id in g  S h e l te r  to the ten an ts  by 
e x e r t in g  a p ressu re  on the la n c lo rd s  r it to r e v is e  the 
re n ts  u»uards in  o rder to s h i f t  the tax . Accord ing  to u\e 
p ro v is io n s  o f  the re n t  c o n t r o l , not only the re n ts  are 
pegged a t lou l e v e l s  the perm itted  in c rease  in  the r e n ts  
i s  notmore than m arg in a l.  It. i s  w e l l  knoun th a t  the r e n t a l  
l e v e l  in  the u n co n tro l le d  ren t s e c to r  has r i s e n  much f a s t e r  
than in  the c o n t ro l le d  ren t  se c to r .

S ince  a si-zeable p ropo rt ion  o f  the te n a n c ie s  in  
C a lc u t ta  are more than 2-5 years  o ld , t h e i r  r e n ts  may be 
supposed to be lou because they uere leased  out in  the* 
d is t a n t  p as t .  The r e v is io n s  in  re n ts  are a lso  g e n e r a l ly
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q u ite  d i f f i c u l t  because mo?1 o f  them are governed by the 
ren t  c o n tro l  law s . The survey o f  the mode o f  re n t  f ix a t io n  
c a r r ie d  out by us re vea led  th a t  most o f  the tenanted  h o ld in g s  
executed on ly  o r a l  agreements. Such h o ld in g s  are*covered  
by the p ro v is io n s ^ o f  ren t  c o n t ro l  as on ly  a feu le a se s  f a l l  
ou ts ide  the pu rv ieu  o f  these p r e v is io n s .  The p p e ra t io n  
o f  the d e te r r e n t  e f f e e t  o f  the re n t  c o n tro l  can a lso 1 be 
observed from the f a c t  that- on ly  in  a very  sm a ll o rono r t io n  
o f  h o ld in q s ,  the ten an ts  pay the tenan t p o r t io n  o f  the tax . 
The survey a lso  showed th a t  a s iz e a b le  o o r t io n  o f  the 
maintenance co s t  i s  borne.by the la n d lo rd s .  The depress ing  
e f f e c t  o f  the re n t  c o n t ro l  on the l e v e l  o f r e n t  i s  fu r th e r  
re vea led  in  the c o n ce n tra t io n  o f  the most o f  the tenanted 
h o ld in g s  in  the monthly re n t  group o f  le s s  than Rs 100.

The c h a r a c t e r i s t i c s  o f  the housing market, ana lysed  
above do not, houever, enable us to draw any d e f i n i t e  co n c lu 
s ion  regard ing  the tax s h i f t in g *  But in  view o f  the g re a te r  
ease o f  moving money than pepple (R i r d  R.M, and*S lack  N .F. 
(1978 ), the e l a s t i c i t y  o f  s op ly  may b e ! takan to te g r e a te r ,  
producing market c o n d it io n s  conduc ive  to forward s h i f t i n g .

■The r i s in g  r e n ts  in  the u n c o n tro l le d  .e n t  ^ sec to r  la r g e ly  
e x p la in  t h i s  phenomenon. On the o th e r 'h a n d , the demand 
fo r  housing seems to  be i n e l a s t i c  w ith  re Sp e c t  to p r ic e .
A feu e m p ir ic a l  e s t im a te s  a lso  confirm  t h i s .  Dho lak ia  
(1980) es t im ated  n eg a t iv e  "p r ic e  e l a s t i c i t y  o f  demand for 
housing in  a l l  the S t a te s  in c lu d in g  West B en g a l,  in d ic a t in g  
th a t  the demand fo r  housing r i s e s  w ith  the in c re a s e  in  r e n t s .  
Hence we propose to assess  the in c id en ce  o f  the r e s id e n t i a l  
p rope rty  tax as between d i f f e r e n t  income groups on the 

-assumption t h a t  the tax i s  l a r g e ly  borne by the ten an ts .
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b. Measurement o f  the degree o f  pr o o r e s s i v i t y /
r e a r e s s i v i t y  (

An in d i c a t io n  o f  the degree o f  p ro g re s s iv i t y / rw y re s s i-  
v i t y  o f  the p ro p e r ty  tax ,  assuming 100 per cen t forward 
s h i f t i n g  to  the te n a n ts ,  can be obta ined from a measure o f  
the e l a s t i c i t y  o f  t o t a l  p ro p e r ty  taxes w ith  re sp e c t  to the 
fam ily  income o f  the te n a n ts .  The r e la t io n s h ip  between 
taxes  and income i s  determ ined by th ree  f a c t o r s !  ( 1  ̂ the 
r e la t io n s h ip  between t o t a l  o ro o e r ty  taxes (T\ and market 
va lue  ( \J) , ( 2 ) the r e la t io n s h ip  between market va lue  and 
t e n t a l  va lue  (R )  and (3 )  the r e la t io n s h ip  between income 
(Y )  and demand fo r  r e n t a l  hou s in g , the l a t t e r  measured in  
t^rms o f  the ex oend itu re  on re n t  by the te n a n ts ,  i . e . ,  the 
* e n ta l  va lu e .

If* rth&r. words,
T T V R , _ v
7 55 v * r * 7, ., ' 5)

In  e l a s t i c i t y  te rm s :
' ' ■ I.'

e t , y = e t , u e v , r * e r , , ^

I f  i s  g re a te r  than one, then th e ,e x c is e  e f f e c t
0 f  the p roperty  tax i s  p ro g re s s iv e ?  i f  E T y i s  l e s s  than one, 
i t  i s  r e f f e s s i v e .  Under the assumption o f  complete forward 
s h i f t i n f ,  J.t i s  im p l i c i t y  assumed th a t

^  '£T ,V  *  1» E V,R =

01  "T,\/ * E U,R = ̂ T,R = 1

In  o the r  uordu, the changes in  r e n t s  and p ro o ^ rty  va lu es  
p ro p o r t io n a te ly  get r e f l e c t e d  in  the tax payments. Unthrr 
these  c o n d it io n s
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E T ,y  = S , Y

T h e o r e t i c a l l y ,  i t - h a s  been argued tnat. the r e n t a l  ■ expend itu re  
i s  a 'd e c l in in g "  fu n c t io n  o f  i :ncome as  income goes uo,
th e 'p ro p o r t io n  o f  r e n t a l  expend itu re  in  the income goes 
down. I f  the E.  ̂ y ,  i . e . ,  income e l a s t i c i t y  o f  the demand 
fo r  housing i s  l e s s  than u n i t y ,  thfc p rop e rty  tax f a l l i n g  
an the tenanted r e s i d e n t i a l  p ro p e r t ie s  i s  r e g r e s s iv e .  Let 
us c a l l  t h is  t h e o r e t i c a l  r e g r e s s i v i t y . I f ,  however, the 
changes in  the re n ts  get r e f le c t e d  le s s  than f u l l y  in  the 
tax payments, E_ R i s  l i k e l y  to 1*6 lower than u n i t y .  Th is

>
accen tu a tes  the degree o f  r e g r e s 3 l v i t y . (F o r  e m p ir ic a l  
s tu d ie s ,  see P a g l in ,  PI and Fogarty  P'l. (1^72^, R la c k ,  David 
E. (1977), R o s se t t ,  R ichard  N. (l97n>, Ross, Myron H. ( l n71>. 
Th is  aspect o f  tax' r e q r e s s i v i t y  may be termed as administra-r 
t i v e  r e g r e s s i v i t y . Using the above r e l a t i o n ,  the n ro q re ss i-  
v i t y / r e g r e s s iv i . t y  o f  the tax on tine owner occup ied  d u e l!  i-ti^s 
a lso  can h& measured. In  the case of owner occupants ,
Ê . y would deoend on ly  on E-j.  ̂ and E^ Now, in  o rder to
o b ta in  an o v e r a l l  incidence; o f  the o rooert  t a x ,  the s ize  
and s ign o f  the v a r io u s  component e l a s t i c i t i  •?-s need to be 
e s t im a t e d . .

The data  L'9ed fo r  t e s t in g  the h yo ^ th es is  o f  p ro q re ss i-  
v i t y / r e g r e s s i v i ’ty  o f  the p ro p e rty  tax d i s t r l b u t i o n ’-'in the 
p re sen t  case uere taken from a sm all sample a f  28 p ro p e r t ie s ,  
homogeneous in  re sp e c t  o f  age, s t ru c tu re  a n d , lo c a t io n a l  
a t t r i b u t e s  in  the G o lf  Green complex area in  C a lc u t t a ,  o f  
which 14 were owner occupied and 14, tenanted ( S e t  A^.
Another se t ( S e t  B) co n s is ted  o f  88 heterogeneous p ro p e r t ie s  
l r c a t e d  in  v a r io u s  wards o f  the C a lc u t t a  C o rp o ra t io n .
However, in fo rm a t io n  on the income o f  the owners and 
occupants o f  the h o ld in g s  was not a v a i l a b l e .  The in form a
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t io n  a v a i l a b le  from the Corpora t ion  reco rd s  co n s is ted  o f  
assessed v a lu e ,  s a le s  p r i c e ,  tax l i a b i l i t y  and the level- o f  
re n t  fo r  the Se t  A. In  the Se t  B, the p ro p e r ty  va lue  was 
approximated by the c o n s id e ra t io n  paid fo r  t r a n s f e r  and the 
re n t  by the r a te a b le  va lue  as a v a i l a b le  in  the ' Corporation  
reco rd s .

c . E s t im a te s  o f  component e l a s t i c i t i e s

S e v e ra l  s tu d ie s  have attempted to e s t im a te  in  the 
Western c o u n t r ie s  the income e l a s t i c i t y  o f  demand fo r  housing 
s e r v ic e s  (see  W ilk in so n  (1973 ). No consesus, houever, i s  
reached in  regard  to the magnitude o f  income e l a s t i c i t y .  
T h e o r e t i c a l l y ,  i t  has been argued th a t  the demand fo r  housing 
s e r v ic e s  w i l l  have a tendency to change l e s s  than p ro p o r t io n 
a t e ly  in  response to changes in  income, i .  e. , the demand fo r  
housing i s  l i k e l y  to be in c o m e - in e la s t ic .  In d ian  ev idence  
on t h i s  issue  i s  scan ty . D h o lak ia  (1980) has made some 
e s t im a te s  using the time s e r ie s  data  on the gross r e n ta l  in  
r e a l  terms as the dependent v a r ia b le  and the GDP in  r e a l  
terms and r a t i o  o f  the p r i c e  index o f  g ross  r e n t a l  to the 
p r ic e  index o f  GDP as the independent v a r ia b le s .  The r e n t a l  
rep resen ts  the aggregate demand fo r  housing s e r v ic e s ,  GDP 
the aggregate income and the r a t io  o f  the p r i c e  in d ic e s  
the r e l a t i v e  p r ic e  o f  housing s e r v ic e s .  In  h i s  e s t im a tes  
o f  t o t a l  and p a r t i a l  e l a s t i c i t i e s  u ith  re sp e c t  to incoms 
and p s ic e ,  he obta ined an income i n e l a s t i c „ demand fo r  
housing s e r v ic e s  having v a lu e s  o f  0.5096 ( p a r t i a l  and 
0.7450 ( t o t a l ) .  '

Using the NSS tu en tyseven th  round expend itu re  data  
on ren t  accord ing  to per c a p i t a  household expend itu re  groups,
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an a l t e r n a t i v e  es t im a te  o f  the  income e l a s t i c i t y  o f  demand 
for housing , namely, the  e x p e n d i tu re  e l a s t i c i t y  o f  .demand uas 
obtained u i th  a va lue  o f  n.99 fo r  the c i t y  o f C a lc u t t a .
S ince the o rop o rt ion  o f t o t a l  consumer sx n an d itu ie  in  the 
households income d e c l in e s  as one moves ud the income s c a l e ,  
the va lue  o f  income e l a s t i c i t y  i s  l i k e l y  to  be lo u e rth an  the 
estim ated  exoend itu re  e l a s t i c i t y  o f  0o99. Tho e s t im a te s  
o f o ther component e l a s t i c i t i e s  are g iven  in  Table A .4.'

d. Conclusion

The r e s u l t s  fo r  Se t  A shou th a t  s ince  E T and E
I 9 V \J 9 H

are d i f f e r e n t  from u n it y  in  the case o f  tenanted p r o p e r t ie s ,
the t h e o r e t i c a l  r e g r e s s i v i t y  does not c o r r e c t l y  in d ic a t e
the ex ten t  o f  r e g r e s s i v i t y  uhich presumably should be lo u e r .
Houever, in  the case o f  house ouners, the v a lu es  o f  E andT, V
Ey p shou m ild p ro g re ss io n . Roughly the same, r e s u l t  i s  
obtained from the Set B, The r e s u l t s  ob ta ined  from both the 
se ts  o f  data e s t a b l i s h . th a t  chanoes in  the re n ts  and the 
market v a lu e s  o f  p ro p e r t ie s  do not get adequate ly  r e f l e c t e d  
in  the tax oayments as one moves un on the va lue  s c a le .
These r e s u l t s ,  houever, should be used u i th  q rea t  c a u t io n .
The c o n c lu s io n ' fo r  Se t A isr based on a ve ry  sm all sample 
and Set B uses the c o n s id e ra t io n  paid fo r  sa le  as a prpxy 
fp r the market va lue  o f  p ro p e r t ie s  uhose l im i t a t i o n s  have 
a lre a d y  been d iscu ssed . T h e re fo re ,  these  r e s u l t s  reg a rd in g  
the p ro p e rty  tax in c id e n ce  should be used on ly  as broad 
in d ic a t o r s .  In  a d d i t io n  to t h i s  as the data, used in  the 
Set A c o n s is te d  o f  the assessed va lu e s  uh ich  uere con tes ted

 ̂ ‘

in  the c o u r ts  by the p ro p e r ty  ouners , these  r e s u l t s  should 
not be taken as f irm  e s t im a te s  le n t  on ly  i n d i c a t i v e  o f  the 
fa c t  th a t  there  i s  some assessment b ia s  uh ich a f f e c t  the 
in c id en ce  o f  the p ro p e r ty  tax in  C a lc u t t a .
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TARLE A‘,.4

Reg ress ion  E s t im a te s  . .R e la t ing  to P ro p e r ty  Tax In c id  ence

Regress ions  equation E l a s t i c i t y

Set A; Homogeneous P r o p e r t ie s  
Tenanted P r o p e r t i e s

0 )  Log T 

(2 ) Log V

: -2.5995
7 (-1 .0061') 

R = 0.5667
5.7913 

' (4 .2 3 9 2 )* * *
R =.0.5713

O u n e r  O c c u p ie d .P ro p e r t ie s
(3 ) Lo§ T • = • -5.8436

? ' (- 8 .1 5 5 2 )* * *  
r ' R = 0.9630

3.9341 
. 7 (138.4U'21'I ***..

R = 0.9998'
Tenanted + Ouner Occupied P r o p e r t ie s  

(5 )  Log T = -4.4282 +

(4 ) Log V

G.R851 Log V 
(3 .9 6 1 8 )* * *

N = 14
0.6787 Leg R 

(3 .9 9 8 6 V ***  '
N = 14 ;

1.1257 Log V 
(1 7 .6 6 7 0 )* * *

N = 14
0.9968 Log R 

( 257. 60,08 V***
N = 14

(6 )  Log \l

-4.4282 
? (-1 .1484) 

R = 0.2567
, 9.7431 +

? (1 5 .5 6 6 1 )* * *
R - 0 .1 8 3 3

Set B : Heterogeneous P r o p e r t ie s
(7 )  Log T

(8 ) Log \]

3.3070 
2 (2 .2 5 5 2 )* *

R = 0.110 7
9.1624 

2 (9 .3 6 4 3 )* * *
R = 0.1066

1 .0267 Log \1 
(.7.9 9 6 5 )* * *

W = 28
0.1962 Log R 

(2 .4 1 56>**
N = 28

0.3878 Lon V 
(3 .2 6 0 0 )* * *

N » 88 '
0.3312 Log ' 

(3 .2 0 4 2 )* * *
IM = 88.

* * *
S i g n i f i c a n t  at 1 per cen t .

S i g n i f i c a n t  at 5 per cen t.

F ig u re s  u i t h in  pa ren theses  in d ic a t e  t - r a t i o s .

E y>y/ - 0,0*51

E., q * 0.6787 W , rr

e t , v = 1-125T

Ey R = 0 . 9 9  6®

E T,V - 1.0267

E y R = 0.1962

E y y* = 0.3878

E y R = 0.3312
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I f  the degree o f or- ■> res  s i  v i t y  / r e g r e s s i v i t y  i s  
analysed in  terms o f \j anc* \̂j  ̂ o n ly ,  ,i»e»» in  terms o f  
the degree o f  a d m in is t r a t iv e  r e g r e s s i v i t y  and the re n te rs  
and houseowners are pooled to g e th e r ,  the e s t im a te s  of E

'9
and E (e q u a t io n s  (5 ) and (6)- show th a t  the assessment\J j K
a d m in is t ra t io n  i s  h ig h ly  r e g r e s s iv e .  Both the e l a s t i c i t i e s  
are le s s  than u n i t y .  As h igh va lue  p ro p e r t ie s  u s u a l ly  
ap p re c ia te  more in  va lue  than lou va lue p r o p e r t ie s ,  the 
ex ten t  o f r e g r e s s i v i t y  i s  enhanced at the lo u e r  end p.f the 
va lue  s c a le .  There i s  a w idespread fe e l in g  th a t  uhen the 
Droperties are i n i t i a l l y  assessed , there  i s  a tendency to 
unders ta te  the t ru e 'm a rk e t  va lu e  o f  houses in  the h igher 
va lue  range r e l a t i v e  to those houses uhich f a l l  a t  the loue*  
end o f  the s c a le .  Both a_ p r i o r i  reason ing  and s t a t i s t i c a l  
a n a ly s is  support this proposition. An a n a ly s is  o f  5 samole 
o f  88 D ro p e r t ie s  in C a lc u t ta '  in d ic a te d  th a t  the average 
assessment r a t i o  fo r  30 p ro p e r t ie s  o f  more than Rs 3 lakh 
market va lu es  stood at 3.38 per cent a g a in s t  an o v e r a l l  
average o f  5.16 per cent and 11.50 fo r  the p ro p e r t ie s  u i th  
and le s s  than Rs 3 lakh market v a lu e .  In  a Ja rd u is e  a n a ly s is  
o f  the s ix - y e a r ly  grouth o f  the AV, B h a t ta ch a rya  (1980) a lso  
has demonstrated the r e g re s s iv e  nature o f  the assessment o f  
p ro p e r t ie s  in  C a lc u t ta  r e s u l t in g  from such, d i f f e r e n t i a l  
grouth o f  assessed va lu es  as betueen high and lou va lu e  
p ro p e r t ie s .  T h is  b r in g s  out the fa c t  th a t  the i n i t i a l  
assessments p robab ly  d is c r im in a te  in favour o f  high va lu e  
p ro p e r t ie s .  B e s id e s  the element o f  s u b j e c t i v i t y  on the p a r t  
* f  the assessment o f f i c e r s ,  uh ich  i s  the most im portan t 
determ in ing  f a c t o r ,  a p c s s ib le  ex p lan a t io n  f o r  t h i s  i s  th a t  
h o ld in g s  o f  the average kind are f a i r l y  numerous and t h e i r  
assessments can be done u s irg  the comparison method or 
the ev idence o f  ren t  but high va lue  houses tend to be more 
i n d i v i d u a l i s t i c  in 't e rm s  o f  auality-, des ign  e t c . ,  uhere the 
method r f  comparison may not be o f  much h e lp .  T h is  i s  perhaps 
more true  in  the case o f  ve ry  hltjh va lue  p r o p e r t ie s .
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S i m i l a r l y ,  the r e v i " '  o rocoss  a f t e r  the i n i t i a l  
assessment i s  completed ia h t  a lso  c o n tr ib u te  to the admini
s t r a t i v e  r e g r e s s i v i t y .  %• fore  the v a lu a t io n  i s  f i n a l i s e d ,  
i t  undergoes the p rocess  o f r e v is io n  w i th in  tne m un ic ipa l 
body and, a f t e r  t h a t ,  o ften  a lso  o u t s i d e  tho m u n ic ip a l body 
in  the co u rts  o f  sm all causes, and co u rts  above. In  most 
o f the cases , the r e v is io n  under GR i s  cha llanqed  and the 
ra te p a y e rs  ob ta in  s u b s ta n t ia l  re d u c t io n  in the assessod 
v a lu e s  on v a r io u s  k inds  o f  ap p ea ls .  The d i s t r i b u t io n  o f  the 
b e n e f i t s  due to re d u c t io n  obta ined  i s  uneaual and the hiqh 
va lu e  property-owners  have b e n e f ite d  the most. Table A .5 
r e v e a ls  th a t  o f  the premises which could  not o b ta in  r e d u c t i « j ,  
.most o f  them belonged to the AU qroUD o f le s s  than Rs-3000.
An a-nslysis o f  the GR cases shows th a t  th '6 h ig h e s t  s lab  
( s l a b  5) a t t r a c t e d  fewer r e j e c t io n s  and r e s to r a t io n  o f

TABLE A .5

P r o p o r t io n o f  Cases w ith  'f i na l is e d  Assessments 
. ( "C a lcu tta  C o rp o ra t io n !"

Ward P ro p o r t io n  in  P ro p o r t io n  in the case o f
. t h e  t o t a l  nremises- with AU belou Rs' 300 0

as per, assessments p r io r  to 
r e v is io n .

1 79 92
17 74 56
32 , 75 77
44 54 35
65 63
72 56 ; SQ
82 75 37
93 40 50
94 1 R 94

C ity  - 53 71

Source ; (M .K. B h a t ta ch a rya  (198H)J
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contested  v a lu a t io n  ■{Table ' A. 6 ) .  The p ro p e r t ie s  f a l l i n g  in  
t h i s  group have a lso  o b ta in e d .th e  maximum re d u c t io n  on 

■-appeals re la t ing-*to  'va lua t ions-  u n d e r . ; a n d  ' I ......   

" ‘ TABLE A. 6

D e c is io n s  oft Ob je c t i o ns to P ro nosed Assessments’ '
in  GR and I R 

'■i (C a lc u t t a  Corn0 r a t  ion )

' Type Annual, v a lu e  T o ta l
' ■ ■■ '•.. ' ..

r - - ■ ; ( Lcuest^ -(HiQhest) r " y i i n

Iirtprea$e: re^e'ctad - (’GRV". V:) ; 615̂  1 g ■’ \ ?■; 1 g
In c rea se  m ainta ined  (GR) 43 24 42
In c rea se  reduced (G R V  . 40 85 73
In c re a se  reduced ( I R )  38 46. 32

S o u r c e : As fo r  Tab le  A .5.

The above- 'ana lys is 'show s th a t  r e g r e s s i v i t y  i s  
intuoduci i due to a r b i t r a r i n e s s  not on ly  i t  he time o f  

-• i n i t i a l  assessme'rvt but a iso  du ring  the p rocess  o f  f i n a l i s a t i o n  
o f '  assessment. . Thus the q u a l i t y  o f  assessment admi n is t ' f a t io n  
i s  an important- fa c to r  in  d e te rm in in g  the de fa c to  p r o g r e s s i v i t y /  
r e g r e s s i v i t y  o f . t h e  e x is t in g  p ro p e rty  tax  system. Hence one 
o f  the im portan t o b je c t i v e s  o f  the p rope rty  tax reform should 

•- be to a t t a in  a reasonab le  degree o f  u n ifo rm ity  in  assessments
by emoloying b e t t e r  te chn iq ues  o f  assessment uh i.p.h..c.an yi.e 1 d
g re a te r  accuracy  and p r e c is io n  on the one hand anti m inim ise

^t+ie • el-enrerft " t ) f ..sub jH’c ^ iu l ty ~ o n  the p a r t  p f  the a sse sso rs  on
the ' o t h e r . ' T h  © ve ry  'p rocess o f  the f i n a l i s a t i o n  o f  proposed 
v a lu a t io n s  r e q u ir e s  s i g n i f i c a n t  m o d i f ic a t io n .
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Ye ar

196 5-66 
1 966-67 
196.7-68 
1968-69 
1 969-70 
1970-71 
1971 -72

■ 1 972-73
1973-74
1974-7 5
197 5-76 
1 976-77 
1977-78 
*978-79 
1979-80

Pro p e rty  
tax

R ato able 
v alue

2947.20
3034-92
31 97.50
32 57.51
3399.14 
3671.86 
3991 .81 
4145.05 
4370.1 5 
4398.55 
4496 .33 
4623*98
4767.14 
5356.41 
5761 .51

Number 
of h o l 
dings 
( i n  la k h )

*
0.05..

*
0.95...

*
0,9 5. 

*
0.96.,

*
0.96
1 .33 

*
0.99

*
1 . 00 , 

*
1 .00 

*
1 . 01,

1 .37
1 .40

1 *41
1 .41
1 .42

tax
revenue

T o ta l

631.28 
614.83 
760.80 
744.86 
769.1 0 
7 54*77 
788.92 
856.00 
942.36 
823.12 

1 084*01 
1165.00 
1270.03 
1 361 .81 
1771.53

T o ta l
revenue

944.31 
982.86 

1061 .37 
1102.02 
1194.83 
1543.30 
1 533*1 0 
1741 .99 
1 636 .1 0 
16 52.02 
1 959.68 
2128.51 
2413.77 
2577.88 
3451 .79

T o ta l
revenue
expendi
tu re

1 358.59 
1478.46 
1726.82 
16 84.36 
1713.13 
1773.12 
2001 .85 
19 23.73

56 5.08 
544*47 
689.46 
673*58 
695.28 
684.71 
711 .56 
773.14 
857*72 
739.27 
981 .41 

1*01 5.47 
1049.32 
1137. 52 
1567.oS

ex c lud in g  To llygunge

Sources ! 1 . C e n t r a l  S t a t i s t i c a l
O rg a n is a t io n  (1978) 
S t a t i s t i c a l  A b s tra c t

2. C a lc u t t a  C o rpo ra t ion
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TABLE S A .2

Revenue from P ro p e r ty  Tax* R a te a b le  Vclu. « Mumbnr of Hoi'i_i ng's,
T o ta l  Tax Revenuet T o ta l  Reve nuo and T o ta l  Revenue E x d u !' id l-

ture  of the M u n ic ip a l C o rp o ra t ion of C reate r Bomb'ay
(1960-61 to 1 979-80)

»«„■» --a,... ri .. ... . _
Yl ar Pro per ty R a teab le Number’ T o ta l T o ta l T o tu l

tax va lue of h o l 
d ings 
( i n  la k h )

tax
revenue

rave  nuo revenue 
u x pe nd i-  
tu re

1960-61 1250.67 4044•00 1524.66 1739.59 . 1 583.94
1961 -62 1297.37 4228.00 t 1583*63 1899.32 -
1962-63 1459.00 4462.00 mm 1770.32 2212*54 -
1963-64 1711 .42 4758.41 - 2050.63 2414.71 -
1 964-6 5 1779.16 5179.33 - 2184*57 2549.22 -
196 5-66 1924*23 5461 .58 - 287 5.32' 31 97.25 3025.45
1966-67 2091 .42 5880.65 1 .79 3429.95 3800.84 -
1967-68 21 00.82 6350.92 - 3361.26 3860.93 -
1968-69 2389.14 6737.73 1 .92 3743.06 4271.93 -
1969-70 24 50.54 7282.90 2.00. 4053.1 9 4689.65 -
1970-71 2769.94 787 5.98 2.06. 6466 .73 5311 .20 5352.44
1971 -72 3024.72 851 2*45 2.10 5225.62 6089.53 6157.37
1972-73 3129.00 9383.20 2.1 5 5481.27 6290.20 6748.88
.1 973-74 3587.92 10683.52 2.21 6207.31 7357.61 7644*41
1974-75 4172*64 1 0600.36 2.25 7083*47 3990.27 9235.62
1975-76 5388.87 1 2081 .67 2.30 6732.44 11272.97 11583.37
1976-77 7704.53 1 2914.18 2.21 1 2360.91 14994.53 11379.45
1977-78 8618.62 13634.05 2.07 13823.67 17064.28 14455.01
1978-79 - 13389.00 1 .93 - - -
1979-80 — 14120.00 1 .98 - - -

Sources : 1. C e n t r a l  S t a t i s t i c a l  
O rg a n is a t io n  (1 9 7 0 ),  
S t a t i s t i c a l  A b s t ra c t

2. Bombay M u n ic ip a l
Cor por a t io n
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Re vanue f r o m Pro per t y  Tax, R a te ab le  l/aluo, Number nf Hold in g s , 
T o ta l .T a x  Revenue, Tota l-Revenue and T o ta l  Revenue bxpendi- 

tu re  bf the M u n ic ip a l  C o rpo ra t ion  of D e lh i  
(1960-61 to 1 979-80)

____ ______ __________________ (Rs la k h )
Number T o ta l  T c t a l  T o ta l
of ho i-  tax revenue revenue
dings revenue expend iture
( i n  la k h )  ,

.. . TABLE s m .3

1 960-61 132.46 mm 336.50 6f57.73 669.61
b s i  -62 240.27 - 525.23 835.36
T962-63 167.68 - - 480.94 806.55 -
1963-64 207.92 - - 651 .37 891 .38
1 964-6 5 31 3.36 mm mm 708.77 1044.97 .
196 5-66 379.82 - 846.86 1174.38 1124.25
1966-67 374.41 - 971.43 1412.40 , -
1967-68 433.92 - 1 086.1 3 1 351 .96 , -
1968-69 511 .38 - - 1448.23 1953.45 , -
1 969-^70 537.89 mm - 1743.98 2309.74 , -
1970-71 612*85 3768.74 2.97 2035.34 2711 .36 , 26 56.1 9
1971-72 649.69 4304.13 3.03 2161 .08 2677.96 . 2702.80
1972-73 808.02 -  . 2506.88 3280.14 31 03.15
1973-74 911.93 6674.78 3.1 0 2763.92 3340.42 3301 .24
1974-75 1 011 .83 6976.47 3*73 2768.42 .3405.17-.... 3411.00
197 5-76 1 397.03 7011 .67 3.90 3088.59 4250.36 4081 .58
1976-77 994.11 7811 .15 4.08 3025.27 4338.60 4668.66
1977-78 1496.48 9213.23 4.14 3524.94 4921.94 4992.52
1978-79 1669.23
1979-80

Sources • 1. C e n t r a l  S t a t i s t i c a l  
O rg a n is a t io n  (1 978), 
S t a t i s t i c a l  A b s tra c t

2. M u n ic ip a l  C o rpo ra t ion  
of D e lh i .

56 04 • 53

Year- P ro p e r ty  R a teab le  
tax va lu e
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TABLE 5 A. 4

Revenue fTom Pr o p e r t y Taxj  -Rateable /:• L je  ? dumber o f__Hold in q s , 
-- Tot a l  ,Tax_Reve nue t Tota .1 j^ev_e_nue and To a j L e v e r ue E xnenrl j - 

t ure of Madras M u n ic ip a l  Co r p o r a t io n 
(1 960-61 to 1 977-78)

(Rs la k h )  __
Year P ro p e rty

tax
R a teab le
va lu e

Number 
of h o l 
d ings 
( i n  la k h )

T o ta l
tax
reve  nue

T o ta l  
' revenue

T o ta l
revenue
expendi'
tu re

1 960-£l 1 83.4.0- _ - 303.58 463.23 303.58-
1961 -62 198.45 - - 339.62 511.46 -
1962-63 21 8 .3 ? - - 381 .06 540.00 -
1963-64 238.48 - 430.31 593.49 -
1964-6 5 269.42 - - 496.46 660.49 -
196 5-66r 315.28 - - 570.60 • 789.40 798.00
1966-67 324.58 1626.76 1 . 1 0  - 605.70 822.15 -

1967-68 36 5.62 1766.77 1.17 ■ 666.76 914.29
■s

1968-69 388.21 1 897.16 1.18 727.06 962.83 -

1969-70 427.97 2094*21 1 . 2 2  ' 788.65 1 01 3 .96
1970-71 463.41. 2398.29 1 .26 8 50'. 06 1 237.53 1277.00
1 971 -72 539.47 2580.65 1 . 30  • 9 53'. 71 1392*26 1616 .00

1972-73 644.29 2707. JD8 1 .33 979.00 1411 .00 1510.00

1973-74 650.69 2878.1 2 1 .36 11 83*. 00 1676 .DO 1879.00
1974-75 832.02. 3236.48 1 .41 1335.00 1752*00 1848.00
197 5-76 1054*10. 3770.49 1 .35 1430.00 1845.00 1683*00
1976-77 1 201 . 0 0 , 7485.00 1 .43 - 1677V00 2149.00 1 861 .00

1977-78 1148.00 . . — 1 6 1 1 ;oo 23 57.00 1773.00

Sources  I 1* C e n t r a l  S t a t i s t i c a l
O rg a n is a t io n  (1 9 7 8 ),
S t a t i s t i c a l  A b s t ra c t

2* Madras M u n ic ip a l
Cor p o ra t io n



TABLE SA.5

Revenue__F_ro n P ro p e r ty  Tax# R_at::'a.ble_ Va lu e ,  Number o _ f J jo l d in q s , 
T o ta l_Tax Rj^vsnue, T o ta l  Revenue and T o ta l  Revenue Expend i

tu re  of Ahmedabad H u n ic ip a l  C o rpo ra t ion  
(1960-61 to 1 977-78)

(Rs la k h )
Year P ro p e r ty

tax
R a teab le  
v a lu e  .

•Mumber 
of h o l 
dings 
( i n  la k h )

T o ta l '
tax
revenue

T o ta l  
reve  nue

T o ta l  
revenue 
expen- 
d i tu r e

1960-61 205.55 — - - — 348.51 428.75 358.93
1961-62 233.24 - - 395.72 438.39 -
1962-63 243.88 - - 423.93 532.53 -
1963-64 284*92 **? - 472.214 605.72 wm

1964-6 5 307.39 1140.64 - 51)0.92 648.4>S f ' ■
1 96 5-66 285.37 1 223*14 mm 506 * 84 6 54.57 767.1 5
1 966-67 305.73 141 0.40 - 592.76 735.47 -
1967-68 206.25 1826.25 - 580.42 739.18 -
1968-69 457.47 1740.31 - 854.27 1026.83 -
1969-70 476.47 1769.21 - 897.04 1 084.30 -
1970-71 423.29 16 87.03 - 877.08 1005.07 1058.76
1971 -72 446.05 1 801 .28 3*86 993.96 1 269.61 1130.47
1972-73 529.36 1 859.74 - 1094.08 1493.37 1 242.17
1973-74 535.78 - - 1202.12 1 540.45 1449.11
1974-75 569.35 - - 1429.34 1796.47 1 91 6.1 8
197 5-76 774*9 5 - - 1769.50 2238.13 2091.36
1976-77 896.11 3038.14 4.23 201 8.25 2561 .86 261 5.91
1977-78 958.80 — 2430.01 3017*43 27 59.08

Sources l 1. C e n t ra l  S t a t i s t i c a l
O rg n is a t io n  (1 9 7 8 ),
S t a t i s t i c a l  A b s tra c t

2. Ahmedabad M u n ic ip a l 
Co rpo ra t ion
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TABLE SA.6

Revenue from P ro p e r ty  Tax. R a teab le  Value v , Number of H o ld in g s , 
To t a l  Tax Revenue, T o ta l  R_gvs_nue and T o ta l  Rovenuq E x Potkji - 

ture  of Banga lore  (Municipal Corp o ra t io n  
(1 960-61 to 1979-80)

Year P ro p e r ty
tax

R a te a b le
va lu e

Number 
of h o l 
d ings 
( i n  la k h )

T o ta l
tax
revenue

___________ i£ s .
T o ta l
revenue

lak h )
T o ta l
revenue.
expen
d i tu re

1 960-61 47.45 320.53 .0.63 149.88 259.45 203*03
1961-62 55.1 5 343.00 0.66 168.29 269-70 -
1962-63 65.59 467.80 0.69 1 70.11 269.71 -
1963-64 79.96 549.73 0.86 221 .11 336 .32 -
1964-65 73.14, 561.1.3 0.86 • 218.87 303.1 0 -
1965-66 73*50 591 *87 1 . 07 ■ 2 52*03 337.41 341 .21
1966-67 114.91 830.67,, 1.11 308.27 410.19 -
1967-68 144.4 5 1137.53 1 .1 5 367 .1 3 465.81 -
1968-69 160.54 1161.07 1 .19 41 5.07 497.00 -
1969-70 201.03 1168.00 1 .20 463*11 797.68 -
1970-71 172.41 1269.20 1 .21 493.05 730.52 745.40
1971-72 195.29 1374.37 1 .27 544*91 929.87 994.45
1972-73 163.56 1662.67 1.32 637.31 307 .11 797.90
1973-74 261 .25 1942.73 1 .49 721.90 996.83 932.79
1974-75 288.46 2074.73 1.62 854-.71 1066.30 1 053.81
1975-76 365.17 2225.27 1.63 1257.39 1336.39 1344.30
1976-77 393.86 2429.47 1 .63 1335*35 1 57 5.22 1493.20
1977-78 398.60 2644.13 1 .67 1346.12 1 51 2.39 3901 .20
1978-79 419.83 2977.53 1 .75 - - ’ -
1979-80 '462.77 3309.87 1 . 81 - - ' -

Sources  : 1. C e n t r a l  S t a t i s t i c a l
O rg a n is a t io n  (19 7 3 ),
S t a t i s t i c a l  A b s t ra c t

2* Banga lore  M u n ic ip a l
Cor p o ra t io n
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. TABLE 5 m. 7
Demand and C o l l e c t io n  of P ro p e r ty  Tax in  

the M u n ic ip a l C o rp o ra t ion  of D e lh i  
(1970-71 to 1977-78)

Year Cu rren t Arreas T o ta l  Curren t A rrea r
demand . : demand demand co l i e  c- 

. t io n
co l i e  c- 
t io n

1970-71 555.29 391.98 947.27 389.42 159.12
1971-72 630.06 491 .85 11 21 .91 381.32 180.48
1972-73 763.1 5 624.33 1387.48 518.1 3 227.56
1973-74 806.1 5 704.72 1 510.87 544.14 266.45
1974-75 923.37 930.83 1054.20 596.44 304.65
1975-76 ' 1098.25 11 81 .11 2279.36 890.35 388.44
1976-77 1083.67 1 344.52 2428.19 6 84.87 207.17
1977-78 1 26 3.87 1678.22 2941*49 871 .89 467.22

(Rs l a k h )_ _ 
T o ta l
c o l l e c t io n

548.54 
561 .80 
745.69 
81 0.59 
901 .09 

1278.79 
892.04 

1339.11

Source : M u n ic ip a l C o rpo ra t ion  of 
D e lh i
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TABLE 3 A• 8

Demand and C o l le c t io n  of Proper t y Tax _ in 
Madras M u n ic ip a l  C o rpo ra t ion  

(1970-71 to 1976-77)

A s i s i i L
Year Curre nt 

demand'
A rrea r  
demand •

T o ta l
demand

C urren t
collecr-
t io n

A rrea r
c o l l e c 
t io n

' T o ta l  
c o l l e c t

1 970-71 641 .02, 358.70 ' 999.72 425.30 1 26 . 09 551 .39

1971 -72 725.0,0 487.90 1 21 2.90 471.09 173-20 644.29

1972-73 788.00 619.90 1387.90 479.09 1 71 .60 650.69

1973-74 819.05 76 5.1 0 1 584.1 5 557.02 275.00 832.02

1974-75 923.40 786 .60 1710.00 634*30 308.00 942-30

197 5-76 1082.00 829 .1 0 1911.10 737.60 316 .50 1 054.1 0

1976-77 1263.00 921 *00 21 84-00 818.00 383.00 1 201 .00

Source i Madras M u n ic ip a l  C o rp o ra t ion
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TABLE SA.9

Demand a nd C o l l e c t io n  of P ro p e r t y  Tax in  
Banga lore  H u n ic ip a l  C o rpora t ion  

(1960-61 to 1979-80)

Year Curren t
demand

A rrea r
demand

T o ta l  
de mand

Curren t
c o l l e c 
t io n

Arrear 
co l  ie c- 
t io n

T o ta l  
co l i e  c

1960-61 48.08 1 5.51 63*59 ' 36 .99 1.0.46 47.45
1961 -62 51..45 18.14 69.59 42.85 1 2.30 55.1 5
1962-63 7.0.17 14.44 80.61 S4.00 11.59 6 5.59
1963-64 82.46 1 9.01 1 01 .47 67*58 1 2.38 79.96
1964-6 5 84.17 21 .. 51 105.68 ■■6-3.33 9.82 73*1 5
196 5-66 88.78 34.06 122.84 56 .66 16 .85 73.51
1968-67 1 24*60 75.93 200.53 77-16 37.7 5 144.91
1967-68 170.63 85.62 • 256.25 107.90 36.55 1 44.4 5
1968-69 174-16 111.80 285.96 117.81 42.73 ' 160.54
1969-70 175.20 125.41 300.61 129.63 71.40 • 201.03
1 970-71 190.39 . 99.58 289.97 1 33.59 38.82 : 172.41
1971 -72 206.23 11 7 . 56 323.79 • 145.97 49.59 195.56
1972-73 249.40 128.50 377 .90 91 .21 72*35 163.56
1973-74 291 .41 163.56 4 54.97 192.49 68.76_ • 261 .25
1 974-7 5 311.21 193.72 504*93 208 .10 80.37 288.16
197 5-76 333.79 216.47 ; 520.26 2 50.86 114.30 ■ 365.16
1976-77 364*42 18 5.09 549.51 290.1 9 118.67 398.86
1977-78 396.62 1 50.65 • 547.27 311.83- 77.76 389.59
1978-79 446.62 1 57*68 604*31 343.70 76.13 419.83
1 979-8.0 496-48 184.48 6 80.96 373*80 ... 88.97 46 2.77

Source : Banga lo re  M u n ic ip a l
• Cor po ra t ion
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TABU- SA.'iO

Pcm ulation  o f  Major M u n ic ip a l  C o l o r a t i o n s

(in lakh)
y g p- t C a lc u t ta Bombay D e lh i Madras Aii me dab ad Bangalc

1961 29.27 39.98 23.97 18.75 11.49 1 i .41
1962 29.49 41.52 25.07 18. 79 11.87 11.76
1963 29.71 43.06 26.22 18.84 12.27 12.13
1964 29.93 44.65 , 27.43 18.88 12.63 12.50
1965 30.16 46.30 28.69 18.92 13.09 12.89
1966 30.48 48.02 30.00 • 18.96 13.53 13.29
1967 30.61 49.72 31. 37 19. 33 13.97 13.70
1968 30.84 51.63 32.30 ’ 19. 70 14.43 14.13
1969 31.07 53.54 34.29 20.08 14.91 14.57
1970 31.31 55.53 35.85 20.47 15.40 15.02
1971 31.54 59.71 3 7 .*8 ' 20.9 6 15.88 15.48
1972 31.68 61.91 39. 18 22.11 16.40 15.96
1973 31.81 64.14 40.95 ‘ 23.43 16.94 16.46
1974 31.95 66.49 42.80 24.82 17.49 16. n ?
1975 32.09 68.92 44.74 26.30 18.06 17.49
1976 32.22 71.43 46.75 27.88 18.65 18.04
1977 32 . 36 74.04 48.86 29.54 19.26 18. 60
1978 32.50 76.74 51.06 31.30 19.88 19.17
1979 32.64 79. 54 53. 35 33.17 20.53 19.77
1980 32.78 8 2.45 55.74 35.15 21. 20 20. 38
1981 32.92 W ;

Source : For 1961 , 1971' and 1981,
Reports

For o th e r  y e a rs ;  
p ro je c te d  f ig u re s
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TABLE SA.11

Consumers P r i c e  Index Number 
(Urban Non-Manual Workers)

(1960=100)

Year C a lc u t ta Bombay D e lh i Madras Ahmed ab 3d Banga!

1960 100 100 100 100 TOO 100
1961 101 102 104 105 102 105
1962 106 106 109 110 105 110
1963 111 112 114 114 108 114
1964 116 122 123 123 123 122
1965 123 130 129 131 129 130
1966 135 139 139 143 140 142
1967 149 150 151 154 160 154
1968 159 155 161 154 160 160
1969 160 160 166 158 166 163
1970 169 167 173 172 171 170
1971 173 171 178 184 171 178
1972 178 . 180 207 200 182 189
1973 195 199 252 222 214 218
1974 232 233 273 275 . 259 262
1975 244 246 272 310 277 285
1976 247 251 286 292 260 282
1977 262 266 298 307 284 304
1978 275 280 316 313 298 309
1979 291 306 — 314 312 329

Source s C e n tra l  S t a t i s t i c a l
O rg a n is a t io n ,  0 * )^ )
S t a t i s t i c a l  A b s tra c t



TABLE SA .12

Ppp.• :Iation Trends in West Bengal Municipalities

Area in Population (000) Population Growth rate
iiunicipality sex. T90I 1971 1981 density per (per cent

sq. km. 1981 per annum)
51 -71 71-81

(1 ) (2 ) (3 ) (4 ) (5 ) (6 ) (7 )

G..-D
A 01a;';s 
c wr. h 51.50 633 738 742 12065 1.54 0.54

’GMrinurali 15.54 83 105 129 8301 00•CM 2.08
:Ohanderiiagore S. 66 67 75 102 10663 1 . 13 3.12
Serau^ore 5.88 91 102 127 21599 1.1-5 2.22
B a l l y 11. 68 101 135 138 11815 2.95 0.22
iT c.i ht:l 0 -L 4.35 58 82 114 2 6207 3.52 3. 35
B h a tp a ra 11.96 148 205 2 69 22492 3.31 2.75
Barrac lcoo re 11.65 64 97 109 9356 4.25 1.17
T i t a g a rh 3.24 76 88 104 32099 1.48 1 . 68

P a n ih a t i 19.43 94 148 206 10602 4.64 3. 36

Kam arhati 10.96 125 1 69 240 21898 3.06 3.57
B a r  aii agar t .1 2 108 137 1 68 23596 2.41 2.06

.Garden Reach 12.95 131 ' 155 191 14749 1.70 2 .11
8. suburban 30 .38 ' 186 273 395 1 9002 3.91 3 .7 6
Jad avp u r •- - - 249 - - -
South  Dum Dun 15.19 111 174 228 15010 4.60 2.74

T o ta l  ' A’ C ^ s s 231.49
----------zL—

2177 2 6e^|. 3262 14091' 
------ -^ ------

*2 .25 2.00
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TABLE SA.12 ( c c jn td . . )

I (1) (2) (3 ) (4) (5 ) (6) (7)

B Class  

Bansberia 9.07 45 62 76 8379 3.26 2.06
Bhadereswar 6.47 35 45 56 865r 2.54 2.21
Champdany 6.47 42 58 72 11128 3.28 2.19
Baidyabti 9.06 44 54 67 7395 2.07 2.18
Rishra 3.25 38 63 78 24000 5.19 2.16
uttarpara 7.25 ' 52 67 83 11428 2.57 2.16
Kanchrapera 9.07 69 79 99 10915 1.36 2.28
Hallsahar 14 . 24 51 69 86 603° 3.07 2.23
Garu lia 3.88 29 44 56 14433 4.26 2.44
North Barra- 8.42 57 76 96 11401 2.92 2.36
ckpore 
Budga Budge 7.77 40 51 65 8366 2.46 2.46
Barasat . . \ 14.25 2S ,43, 55 3860 4.02 2.49
North Dum Dum . 15 r 6P 30 64. 81 5192 5.35 2.38 .
Total  'B 1 Class 114,80 569 775 970 8449 3.13 2.27

C Class  

Konnagar 4.33-, 29 ..34 . - .4 2....... 9700 1.60 2.14
Khardah 3.88' 28 32- 41 10567 1.34 2.51
New Be.rrackpora 2.90 21 32 41 14137 4.30 2.51
Dum Dum 2.90 20 3 1 . 39 13448 4.48 2.32
Raj pur 20.98 25 34 43: 2050 3.12 2.38
Baruipur 9.07 14 20 25 2757 3.63 2.26

Conf ̂
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TABLE SA.12 (c o n td .,)

(1) (2 ) (3) (4 ) .
............ ——«•V- ~ '

Kalyani 21.91 5 18 24

Gaye.spur 3.00 — 35 47

Total  *C‘ Class 63.97 152 236 302

Total CMD

‘Non-CMD 

A Class

415.26 2898 3# 94 4534

S i l i g u r i 15.5b 65 97 154

Balurghat 6.37 27 67 113
Nabadwip 11.56 73 94 119
Kharagpur - 62 6 2 153

B urdwa ft 22.o6 3 08 143 168
Asansol 10.44 103 156 187
Durgapur 154.20 42 207 306

Total ‘A* Class 220.88 <18 764 1047

B Class

Co o ch «B eh ar 8.29 42 54 67
Jalpa igur i 10.08 49 53 66
Darjeeling 10.57 41 43 55
Raigunj 10.64 32 43 56

^Eng. Bazar" 4- 4 , 6 3
46

4
61 Tf%

(5 ) (6) (? )

752 13.67 2.92
1567 -  2.99

4379 4 .50  2 .50

10918 2.50 2 .'25s'

9904 4.08 4.73
.17739. 9.51 5.37
10206 2.56 2.39

a . 00 9 .45
7414 2.85 1.62

17912 4.24 1.83
1984 17.29- 3 .,99

4740' 6.20 3.25

6082 2.54 2.18

6548 0.79 ^ 2.22
5203 0.48 2.49
5263 3.00 2.68

5832 2.86 ' 2.36
* r
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TABLE SAr.12 (c o n td .  . )

( 1) (2 ) (3 ) (4 ) (5) (6 ) (7 )

Arambagh
Tarkeswar
Murshidabod
J taganj
Ka ndi
Jan g ip u r
Dhulian

19.42
3.2S

12.95 

11.66

12.95
7.77
7.77

16 25 ' 31 1595 4.56 2.17
8 I 2 15 4559 4.14 2.26

17 17 23 1776 0.00 3.07
24 26 32 2744 0.80 2.10
20 26 32 2471 2.66 2.10
24 30 43 5534 2.26 3.67
17 22 26 3346 2.61 1.68

Beldanga - - - - - - -
Sainthia 3.37 12 16 19 5638 2.92 1.73
Mathabhanga 1.89 7 9 11 5820 2.54 2.03
Mekliganj 3.88 3 4 5 1289 2.92 2.26
Tuf angan j 0.88 3 4 5 5682 2.92 2.26
H a ld ibar i 1.54 4 5 6 • 3896 2.26 1.84

Tota l  ’ C* Class 367.55 632 787 971 2642 2.25 2 .1 0
Tota l  Non-CMD f*l*.99 1816 2533 3246 3973 3.40 2+50

Source:
c



TABLE SA.13

T o ta l and Per C a p ita  R 
n i  c i  p^a_li_tie

e.vepue, j-AP^nd .11 u t _of
.s, in  Ues t Behq a l

,

M u n ic ip a l i t y T o ta l  revenue expend i
ture. .lakh).
1 975-76 '~” ~~~T978-?9~

Per c a p i t a  ( R s )
; ' 1.975-76 : 1 978-7c

" ( 1 ) "
.  - - - - - - -

(3 ) ; M

c m ; * '
A C lass

Chinsurah - 22.96 30.76 ; 19.79 -| ; f e .  01 ,
Chandernagore 51 .69 67.39 59.41 i 70.20
Serampore 29.78 40.18 : 26. T2 1 32.93
B a l l y - 61 .98 - : 4 5.24'
Hourah - - - -

N a ih a t i - - - ■ : “  V- -
Bhatpara - 51 .00 - 20.68
Barrapkpore - - - -
T ita g a rh 11.99 19.73 12.48 = ; 19.53
P a n ih a t i  ' 15.22 23.45 8.70 12.15
Kamarhati 27.85 44.40 13.96 19.82
Baranagar 34.57 61 .93 22.74 38.47
Garden Reach 25.29 ; 1 - ■ 14*70 -
S . Suburban . 54-27 69.95 16 .55 -

Hadavpur - - - -
South Dum Dum 31-70 41 .39 15.93 19.16
Average ’ A* C lass 18.62 27.89

B C lass

Bansbe r ia - 22.50 T 30.82
B h a d * re s y a r , 8.87 17.39 1 7.74 32.20

Champdany 15*39 16.19 23.68 23.46



- 404 -

TABLE S A. 13 ( c o n t d . )

* ' -X.'-im satr -j* >«. ■» it

i- 'iun ic ipa lity
-*r -an-saj. aft »=.w ..ac jr- ”  » 

(1 > (2 )
. . . . . .  .  . . .

B a id y a b t i 12*43 9.48 20.72 14*81
R is h ra - 40.18 - 53.57
U tta rp a ra 1 1 .32 16.33 15.09 -

Kanchrapara _ - - -

H a lis a h a r 6.00 21.31 7.79 25.99
G a ru l ia 5.n2 7.34 10.04 13.85
North Ba rrackpo re - 22.06 - 23.93
Budge Budgs 22.20 36 . 04 38.28 69.31
B a ra sa t 5.24 - 10.69
North Dum Dum 1 5.98 21 .44 22.19 27.84
Average ’ B 1 C lass > 18.43 29.66

C C lass

Ko nnagar 10.31 1 5.12 27.13 37.80
Khardah 13*74 16 .65 38.-11 42*69
Neu Ba rrackp o re 6.05 7*56 16.81 1 9.33
Dum Dura 12.39 16.69 35.40 45.11
Ra jpur - 8.10 - 19.76
Ba ru ip u r 1 .91 4.92 8.68 20.50
K a lya n i 15.16 23.16 72.19 100.70
Gayes pur - - - -

Average 'C 1 C lass 31.68 38.09

Non-CMD
A C lass

S i l i g u r i 17.89 35.85 14*66 25.61
B a lu rg h a t 25.07 16.53 28.82 1'6 .21
Nabaduip 13.79 24.61 13*01 21 .78

con td *•
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TABLE 3 A. 13 (con t ’d . )

M u n ic ip a l i t y ( 1 ) ( 2 ) ( 3 ) t , ' \ H /

Khorag pur - 1 9 . 1 3 - 1 4 . 9 5
Burduan 53*1 2 72*39 3 4 . 2 7 4 4 . 5  9
Hsansol . - - - -

Durgapur - - - -

Auerfige 'A* C lass 2 3 . 3  3 2 5 . 4 5

B C lass

Cooch-Be har ‘16 . 58 2 7 . 2 7 2 7 . 6 3 4 2 . 6 1
D a lp a ig u r i 16 . 7 4 2 4 * 1 5 2 8 . 3 7 3 8 . 3 3
D a r je e l in g 51 . 16 4 9 . 4 4 1 0 4 . 4 1 9 5 . 0 8
Ra igun j - - - -
Eng* Bazar 1 4 . 7 9 2 0 . 8 2 21 . 43 2 8 . 5 2
Krishnagar 1 5.  55 3 8 . 2 1 16 . 9 0 3 9 . 8 0
3 a n t i  pur 8 .  50 1 8 . 0 4 1 2*14 2 3 . 7 4
Ranaghat 6 °66 13*82 12*11 2 3 . 0 3
Chakdah 2 . 6 6 1 3*08 5 . 0 2 2 2 . 5 5
Bangaon 7 . 2 8 1 3 . 8 5 1 3 . 0 0 2 3 . 0 8
Bas i r  hat 5. 31 1 0 . 6 3 7 - 3 8 1 3 • 81
As ho knagar - - - -
Habra - - - -

Midnapore 16 . 56 2 2 . 8 6 2 0 . 9 6 2 7 . 5 4
Bankura 2 2 . 3 8 3 7 . 0 8 2 6 . 3 3 41 . 66

P u r u l ia 1 8 . 1 3 2 6 . 1 0 2 8 . 7 8 3 9 . 5 5

Berhampore - 24- 71 - 2 8 . 0 8

Average 'B* C lass 23*47 ■ 3 3 . 7 6

C C lass

D inhata - - - -

Alipurduar 3 . 6 4 5.82 8.88 13 .23

co n td ••.
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TABLE SA.13 ( con td . )

M u n ic ip a l i t y ( T T ” (3)* f •,■v 4 ,

Kurscong 5.57 8.07 30.94 4 0 . 3 5

Ka liripong 5*38 5.96 20.69 21 .29
Did Maid ah 1 .48 2.00 18.50 22.22
S u r i 7.72 1 2-92 24.13 38.00
Ram pur hat 3.69 5*45 -14.15 20.19
Bo lpur 7.09 1 0.95 22.16 32.21
Dubar j  pur - - - -
B i r  nagar 1 .43 2.77 13.00 23.08
Goynagar 2.89 8.53 17.00 47.39
Gobardanga 2*54 - 11.55 -
B ad u r ia — - - -
T ak i 3.1 2 5.06 13.00 1 9.46
T amluk 2.56 4.63 10.67 17.81
G h a ta l 5.86 7.71 19.53 24*09
Chandrakona 0.72 1 .78 6 .55 14.83
Ramj ibanpur mm - -
K h irp a i 0. 59 - 7.38 -
Kharar 0.77 0.68 9.63 7.56
C on ta i 5.86 - 19.53 -
Bishnupur . 6 .65 9.73 16.22 22.63
Sonamukhi 4-89 9.31' 24.45 44.33
3 ha Id a 2.78 4.37 21 .38 31 .21
Raghunathpur - - - -
Kalna 5.09 8.01 16.42 24.27
Katua 7.72 1 5.39 24-13 45.26
D ainhat 0.86 1 .80 6.14 1 2.00
R an igan j - 1 5.11 - 32.1 5

co ntd • • •
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M u n ic ip a l i t y  ^ )

Arambagh 
Tarkeswar 
Murshidabad 
Diaganj 
Kandi 
Ja n g i  pur 
D hu lian  
Beldanga 
S a in t h ia  
Mathabhanga 
Me k l ig a n j  
Tuf anganj 
H a ld ib a r i  
Average 1 C*

’’cT) V ‘(3 ) (4 )

11 .65  19.6'Q 38.83

4 .78  15.40 21.73
11.06 - 35.53
1 5.1 9 8.59 49 .00

5.72 - 14 .30
1 .92  3-46 7 .68

16.26- 27.51

5.51

3*08

2*49

0.83

C lass

Sour ce O f f ic e  of the  U est  Benga l 
M u n ic ip a l  F in ance  Commission
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TABLE SA.14

Tot a 1 R evenue Per Capita^ Revenue & The ir_ j l r e ak-up in  
Ues t  B en g a l M u n ic ip a l i t ie s

(1978-79)

M u n ic ip a l i t y
T o ta l  
revenue G ran ts T o ta l  T o t a l  

revenue-  tax
P ro p e r t y  Per Per Per P r o p o r t —

_ ______  _________  tax  r e v e -  c a p i t a  c a p i t a  c a p i t a  ion  o f PT
(Rs la k h )  (Rs la k h }  g ra n ts  revenue nue t o t a l  p roper-  g ra n t  to TTR

(Rs la k h )  (Rs la k h )  (Rs la k h )  tax  r e -  t y  tax  (Rs)
venye (Rs) (Rs )

(1 )  (2 )  (3 )  ( 4 ) '  ( 5 )  ( 6 )  ( 7 )  (B)

( P e r  c e n t )
( c o l .  5 as per 

c e n t •of c o 1 .4 )  
( 9 )

CMD 
;C la s 3 

Chinsurah 37.62 19.34 1 8.28 1 5.90 14.43 12.93 11 .73 1 5*72 90.75
Chander nagoro 57.31 41 .34 1 5.97 11 .28 10.10 11 .75 10.52 43 .06 89.54
Seramporo 46.31 28.1 3 18.18 17.72 1 4.54 14.52 11 .92 23.06 • 82.05
B a l l y 54 .04 24*75 29.29 28.94 2 5.96 21 .12 1 8.95 1 8.07 39.70
Hourah - - - 137.76 118.03 1 8.59 1 5.93 - 86 .30
M a ih a t i - 14.35 13.60 - • - - — 13.41 —

Bha tpara 59 .39 34.59 25.30 24.03 13.25 9.46 5.22 13.62 55.1 4
Barrackpo re - - - - — —
T i t a g a r  h 20.94 1 1 .62 9.32 7.53 7.04 7.46 6.97 1 .51 93.49
P a n ih a t i 43*61 27.16 16.45 14.81 13.84 7.67 7.17 14.07 93.45
Kamar h a t i 53.39 24.14 29.75 29 .23 26 • 79 1 3 .07 11 .96 1 0.73 91 . 50
Bar anagar 51 .44 25.42 26.02 2 5.79 , 23*55 16.02 14.63 1 5.79 91 .31
Garden Reach - — mm

OO r» +* rl -
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TABLE 5A.14 ( c o n t d . )

M u n ic ip a l i t y (1 ) ( 2 ) (3 ) ( 4 )  •' ( 5 ) (6 ) (7 ) ( o ) (9 )

Arambagh 5.1 0 3.33 1 .00 1.67 1 .33 5.57' 4.43 11 .27 79.64
Tarkesuar - - - - - - - - .

Murs hidabad 5.74 2.90 2.76 2.51 2.1 6 11 .41' 9.02 13.55 36 . 06
3 iag an j 10.10 - - 2.64 2.14 0.52 6.90 - 01 .06
Kand i 4.74 3.24 1 .50 1 .09 0.9 9 3.52 3.19 10.45 90.83
3 a n g i  pu r 6.42 3.78 2.64 1 .1 9 0.92 2.98 2.30 9.45 77.31
D h u lian 4 • 02 ' 2*10 1 .92 1 .59 1 -42 6.36 5.68 8.40 89.31
Boldanga - ' - - - - - - -
S a in t h i a  • - - mm - mm - - -
Mathabhanga - - - - - - ' - ' — . -
Mb k l ig c n j - mm - - - - - - -
Tufsngan j - - - - - - - —
Hald i b a r i — — — - -■ -

Source  I O f f ic e  o f the Uost Ben g a l
M u n ic ip a l F in a n ce  Commission
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TABLE aA . 1 5

Grouth Rate  of P ro p e r ty  Tax Revenue in  
U est B engal Muni c i p a l i t i e s  

. ' (1970-71 - ” 19 78-79) ~

M u n ic ip a lity
' P ro p e rty  tax 

rev enue 
. (1970-71) . 

(Rs lakh )

Property  tax 
rev enue 
(.19 78-79)
(Rs lakh )

' Growth 
(p e r/ cel 
annum)

> • (1) (2) (3)

CMD
A C lass 
Chinsurah 14.43
Chandernago re - 10.10 -
Seramporo 7.58 14.54 7.54
B a lly 14.23 25.96 6 .91
H ourah 1 - • 111.03 -
N a ih a ti - _ 10.37 -
Bhatpara - 13.25 -
Barrackpore - 7.87 -
T itagarh 2.6 7 7.04 . 1,1:,6 7
P a n ih a t i - 13.84 ”  ■
Kamarhati - 26.79 . -
Ba ranaga r 14.28 23.55 5.71
Garden Reach 9.50 18.85 4 7 r *1
S , Suburban 14.OB 28.98 8.34
Dadavpu r - - -
South Dum Dum 10.88 18.82 6.2 7

B Class 
Bansberia 6.31 10.05 5.32
Bhaderesuar 5.57 6 .22 1 .24
Champdany 7.26 11 .41 5.15
B a id y a b ti 2.-26 5.-22 9.78

corrtd.
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TABLE Sfi.15 (con td .  .)

(1) (2) (3)

R ish ra  6 .97  7.59 0.96
U tta rp a ra  4.80 7.26 4.86
Kanchrapara - 35.55 -
H a l is a h a r  - ' -
G a ru l ia  3.03 6 .14 8.15
North B a r ra ck p o re  3.70 7.98 8.92
Budge Budge - 14.12 -
B a ra s a t  1.32 2.25 6.09
North bum Dum 2.55 4,71 7.06

C C lass
Konnagar 3.43 6 .2-1 6 .82
Khardah 1.88 5.57 12.38
Neu Ba rra ck p o re  0.27 1.24 18.65
Dum Dum 5.36 8.80 5.66
Ra jpu r - 2.24 -
B a ru ip u r  - 1.02 -
K a ly a n i  - 9.19 —
Gay espu r - -» —

Non-CMD 
A C lass
S i l i g u r i  7.30 16.84 9.73
B a lu rg h a t  1.68 2.82 5.94
Nabaduip — 8.13 —
Kha.ragpur - 5 .97 -
Burduan 1.17 19.24 36.53
Asansol 17.72 30.26 6 .13
Durgapur .... _ - - “

c o n td . .
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, TABLE 5A.1-5 ( c o n t d . . )

B G lass 
Cooch-Behar 2.86 7.60 11.48
D a lp a ig u r i 5.91 9.11 4.92
Darj e e l in g - 10.59 -

Raigun'j - 3.63 -
EngV Bazar 4.36 6.26 4.10
Krishnagar 6.35 5.90 -CU09
S a n t ip u r 1.73 3.14 6.86
Ranagha t 2.72 4.16 4.85
Chakdah 0.75 1 .1 7 5.03
Bangaon 0.92 2.04 9.26
B a s i r h a t 1.31 1/43 0.96
Ashoknagar - - -
Habra -
Midnapore - 7.52 -
Bahkura 4.8 9 9.34 7.45
P u r u l ia - 3.77 -

Berhampore 1 .93 9.23 19.00

C C lass
D inhata - - -
A l ip u rd u a r 1.49 1.45 -0.28
Kurseong 1.6 7 4.09 10.44
Kalimpong 1.70 2.62 4.90
Old Maldah 0.25 0.51 7.87
S u r i 2.43 5.04 8.43
Rampurhat 1.16 2.06 6.58
B o lp u r - 3.20 -

o o rrid
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TABLE 3A.15 ( c o n t d . . )

(1) (2) (3)

Duba r jpu  r -  •. — —

B irpaga  r 0.17 0.28 5.98
3 oy riaga r 0.6 2 1 .34 8.98
G oba rda nga 0.40 0.71 6.55
B.adu r ia - -
Taki „ 0.38 0.51 3.48
Tamluk - 1 .78
Ghata l 0.50 0.47 -8 .77
Chandrakpna 0.15 0.30 7.93
Ramjibanpur - - -

K h irp a i 6 .30 11.00 6.39
Kharar 0.10 0.14 4.28
Contai - -

B ishanupur 1 .08 1 .81 5.86
Sonamukhi 0.28 0.33 1 .52
3halda 0.47 0.49 0.56
Raghunethpur -

Kalna 1 .44 2.79 7.63
Ka tua - 2.88 -
D ainhat 0.22 0.32 4.52
Ran igan j 4.08 8.64 8.69
Arambagh 0,89 1 .33 4.51
Tarkesuar - - -

Murshidabad 0 . 96 2.16 9.47
3 iag an j 0.79 2 .1 4 11 .76
Kand i 0.89 0,99 1.20
3ang ipur 0.78 ...........0.92 1 .89
Ohul ian 0.61 1 .42 9.80

con td . .
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Beldanga 
S a in th ia  
Mathabhanga 
M ek ligan j 
Tufangan j  
H a ld iba  r i

TABLE T5 ( c o n t d . . )

Source : O f f ic a  o f the West Bengal
M u n ic ip a l  F inance Commission
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Per jCaj3.ita

TABLE SA.16

jPrjDfDQ^rtx._Tax i J J e ^ ^ B e ^ n q a  1_ 
a nd t  he i  r_J2routh Rotes

(1970-71 - 1 979-79)

j 1u n jx i  qal_i^ties

" ' lu n ic ip a l i t y Per c a p i t a  
pro p e r ty  
tax (Rs) 
1970-71

(1 )

Per c a p i t a  
p rop e rty  
tax  (Rs)
1978-79

(2 )

Grouth r a te  
(per  cen t per 
annum)

1970-71 - 1978-79
(3 )

CMD
_A C lass

Chinsurah - 11 .73 -
Chander nagore - 10.52 -

Seram pore. ........  7.43 11 .92 6.09
B a l l y 10.54 18.95 7.61
Hourah - 1 5.93 -
N a ih a t i - - -

Bhatpara - 5.22 -
Barrackpore - - -

T i t a g a rh 3.03 6.97 11 .05
P a n ih a t i - 7.1V -

Kamarhati - 11 .96 -

Baranagar 1 0.42 14*63 4.33
Garden Reach 6.13 - -

S« Suburban 5.16 - -

3adav pur - - -

South Dum Dum 6.25 8.71 4.24

B C lass

B an sb e r ia 10.1 8 13.77 3.85
Bhadresuar 1 2-38 11 .52 -0.90

Champdany 12.52 16.54 3.54
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TABLE oA.16 ( c o n t d . )

M u n ic ip a l i t y (1 ) (2 ) (3 )

G idya'fei * 4.19 8.16 8.69
R is h ra 11 .06 1 0.12 -1.1 2
U tta r  para 7.16 - - -

Kanchrapara - -

H a lis a h a r - 4-02 ' -
G a ru l ia 6.89 11*58 6.70
North Barr.ackpore 4.87 3.67 7.47
Budge Budge - 22.77 -
B a ra sa t 3.07 -
North Dum Dum 3.98 6.12 5.53

C C lass

Konnagar .10 .09 1 5.53 5.54
Khardah 5.88 14.28 11 .72
Neu Barrackpore 0.84 3*18 1 8.1 0
Dum Dum 1 7.29 23.79 4.05
R a j pur - 5« 46 -

Baru ipu r - 4.25 -
K a lyan i - 39.96 -
Gayespur - - -

Non-CMD '

ft C lass

S i l i g u r i 7.53 12*03 6 .03
B a lu rg h a t 2.51 2.76 ' 1 .19
Nabaduip - 7-19 -
Kharagpur 4.66 -

Burduan 0.82 11 .88 39.60
Asansol 11 .36 16.81 5.02
Durgapur - — —

Contd••.3/-
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TABLE SA. 16 (c o n td * )

M u n ic ip a l i t y (2 ) (3 )

B C lass

Cooch-Behar 5.30 11 .88 10.62
J a lp a ig u r i 11 .1 5 14.46 3*30
D a r je e l in g - 20.37 -
Raigun j * — -
Eng. Bazar 7.1 5 8.58 2.31
Krishnagar 7.43 6.1 5 -2.39
S a n t i  pur 2.84 4.1 3 4.79
Ranaghat 5.67 6.93 2.55
Chakdah 1 .63 2.02 2*72
Bangaon 1 .84 - -
B a s i r h a t 2.05 1 .86 -1 .22
Ashoknagar - -
Habra - - -

Midnapore ■ - 9.06 -
Bankura 6.1 9 1 0.49 6.82
P u r u l ia - 5.71 -
Berhampore 2.68 1 0.49 1 8*60

C C lass

D inhata - - -
A lipu rduar 4.03 3.30 -2.60
Kurseong 1 0.44 20.45 8.77
Kalimpo ng 7.39 9.36 3.00
Old Maldah 3.57 5.67 5.97
Sur i 8.10 14.82 7.85
Rampurhat 4.83 7.63 5.3q
Bo lpu r - ■ 9.41 -

Dubarjpur - . - —
B irn a g a r 1 .70 2.33 4.01
• • ■ ■■ ....... . ———— — — — » «'■ ■ ■■ ■■■

Contd. * .4 / -
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TABLE S A . " 6 ( c o n t d . )

M u n ic ip a l i t y

Doynagar
Goberdanga
Baduria
Taki
Tamluk
G h a ta l
Cbandrakona
Ramjibanpur
K h irp a i
Kharar ,
Con ta i
Bishnupur
Sonamukhi
Jh a ld a
Raghunathpur
Kalna
Katya
Dainhat
Ran igan j
Arambagh
Tarkesuar
nurshidabad
Oiaganj
Kand i
3angipur
D ha lian
Beldanga
S a in t h ia
Mathabhanga
f'Tekliganj
Tufanganj
H a ld ib a r i

4.13
2.00

1 .81

1 .85 
1 .50

1 .43

2.84
1.47
3.92

5.14

1 .69 
1 0.20 

3.56

5.65 
3. 04 
3.42 
2.60 
2.77

(2)

7.44

1 .96 
6 .85 
1 .47 
2.50

1 * 56

4.21
1 .57 
3.50

8.45
8.47
2 .1 3 

1 8.38
4.43

9.82
6.90
3.19
2.30
5-68

(3 )

7.63

1 .00

-2.91
6.59

1 .10

5.04 
0.83 

-1 .43

6.41

2.96
7.65
2.80

7.16 
10.79 
- 0.88 
-1 .54 

9.40

Source O f f ic e  o f the i 
Uest Benga l M u n ic ip a l 
F i  nance Co minis s ion
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TABLE SA.17 

Rat cable Values and Their Growth. Rates in
West Bengal Hu.ri i  ci:j a li't ie s

(1870-71 - 1978-79)

M u n ic ip a lity
Rat eable 
value 
(Rs lakh) 
(1970-71)

Rateable
va lue
(Rs lcV.;:h) 
(1978-79) .

Growth ra te  
(per cent per 
annum)

(1 ) (2 ) (3 )

CMD

A Class

Chinsurah 56.97 65,28 1.71
Chandernagore 41.69 81.83 8.80
Serampore 48.91 63.58 3.33
B a lly 108.78 147.59 3.89
Howrah 353.28 397.00 1.35
H aihati 33.63 - -

Bhatpara 99.70 185.58 8.07 /
Barrackpore 31.06 - -
Titagarh •32.27 35.87 1.34
Pan ih a ti 62.12 104.65 S.74
Kamarhati 81.47 134.55 6.46

Baran^gar - 475.85 -

Garden Reach 153.97 - -

S. Suburban 116.25 - -

Jadavpur - - -
South. Dum Dum - 134.25 • -

B Qlass

Bansberia - 35.89 50.55 4.38
Bhadereswar 2 6.31 39.47 5.20
Champ dany 48.00 * 53.44 1.36

Contd.. .  /-
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TABLE SA.17 ( c o n t d . . )

(1 ) (2) (3)

B a id y a b t i .18.45 35.95 8.70
R ish ra 41.86 56.42 3.80
U tta rp a ra 42.83 - -
Kanchrapara 10.78 - -
H a l is a h a r '3 8 .0 2 69.22 7.77
G a ru l ia 28.96 37.63 3.33
North Ba rrack p o re - - -

Budge Budge 48.83 62.69 3.17
B a ra s a t 15.55 - ■ -
North Dum Dum 17.82 66.04 17.79

C C lass  
Konnagar 26.25 34.81 3.59
Khardah 28,23 28.48 oTi 1
Neu Ba rrack p o re 8.74 15.2 . 7.17
Dum Dum 26.18 43.81 6 .65
R a jpgr , 9.57 22.79 11.45
B a ru ip u r 7*97 11.48 4.67
K a ly a n i - 84.9b -

Gay espu r - - -

-Mon-CND 
A C lass

S i l i g u r i 76.17 114.28 5.20
Ba lu rgha  t 14.26 . 28.63 9.10
Nabaduip 15.69 33.05 9.75
Kharagpu r - 41.80 -

corrtd . .
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TAf LE SA.T7 (contd .  .)

( 1) ( 2)

Bu rdujan - 24.55
Asansol 92.86 170.93
Durgapur - -

B C lass
Cooch-Beha r - 45.93
3 a lp a ig u r i 26 .46 47.02
Darj ee l ing 29.13 41 .20
Ra igunj - -
Eng. Bazar - 38.26
K rishn  a-garr 24.04 29.05
S a n t ip u r 16 .56 32.91
Ranagha t 11.81 24.00
Chattdah' 10.31 1 7.12
Ba.ngeon - -
B a s i r h a t 14.25 20.68
Ashoknagar > - - -
Hab ra
Midnapore 22.90 44.63
Bankura - 48.79
P u r u l ia 18.57 28.09
Rerhampore - 52.63

C C lass
D inhata - -
A lip u  rdua r 1 7.18 25.21
Kurseong 10.05 17.09
Kalimpong 16.48 17.90

(3)

7.92

7.44
4*42

,2.40 
8.95 
9.25 
6 .55

4. 77

3.70

.5,3.1

4.91 
6 .86 
1.03

con td .
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TABLE S A,17 ( c o n t d . . )

(1) (2) (3)

Old Maldah 2.42 . -3.36 4.19
5 u r i  14.40 23.28 . 6.15
Rsrnpurhat - 30.90 -
Bo lp u r 12.78 23.99 8.19
Dubarjpur - -
B irn a g a r  2.6 7 4.64 7.15
Doynagar 6.01 7.85 3.40
Gobardanga - - -
Badu r ia  - - -
Taki - 8,6 2
Tamluk 10.72 20.35 8.35
Ghata l 6.06 6.53 0.93
Chanorakona 3.07 4.21 4.03
Ramjibanpur -
K h irp a i  - -
Kharar 1.25 1 .74 4.22
Conta i — — -
B ishnupur - 23.31
Sonamukhi - 9.10 ' -
Dhalda 2.80 5.20 8.05
Raghunathpur - - -
Kalna 7.68 19.61. 12.44
Katua 10.28 16.98 6 .47
Dainhat 1.86 1.86 0.00
Raniganj - 33.22
Arambagh 6.49 9.55 4.9>4

con t d .
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TA3LE 3h . t"? ( c o n t ‘ . )

( 1) (2) (3)

Ta rkesua r
i' ij rshidabad
." iagan j
Kandi
ja n g ip u r
Dhu lian
Beldanga
S a in th ia
Mathabhanga
Mekl ig an j
Tufanganj
H a ld ib a r i

6.47

6.13

9.81 
13.30 

. 9.38 
7.50 

10.40

4.75 

6 .83

Source? O f f ic e  of the UBMFG.-
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TABLE 5 A. 18

M u n ic ip a l i t i e s of Uest Bengal
(1970-71 to 19 78-79)

M u n ic ip a l i  ty R .V . per 
h o ld in g  
19 70-71

R.\J. per Grouth ra te  (pe 
h o ld ing  cant per annum)
19 78- 79 «-v

(D (2) (3)

CMD
A C lass
Chinsurah 345 334 -0.34
Chanda rnage re 325 530 6.30
Serampore 450 523 1 .90
B a l l y 1092 1255 1.75
H ourah 756 722 -0.57
N a ih a t i 669 -
Bhatpara 930 136 9 4.93
Barrackpo re 447 -
T itag a rh 1243 1147 -1.05
P a n ih a t i 323 344 0.82
Kamarhati 605 720 £.20
Ba ra naga r - 2489 -
Garden Reach 1023 - -
S. Suburban ft 347 -
Dadavpu r - - -
South Durn Dum - 614 -

B C lass

Bansbe r ia 665 735 1.26
Bhad'eresua r 635 840 3.45

"feontd. t
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(1) (2) (3)

Champdany ■ 1166 1055 -1.35
B a id y a b a t i 214 ' 331 5.6 0
R ish ra  ....... 1105 1 175 0.77
■Ut'tarpara 496 - -
Ka rich'rap a r'a , 2.43 -
H a l is a h a  r - - 476 6 71 4.39
Ga r u l i a 811 871 0.90
N«rth B a rrack p o re - 392
Budge Budge 1106 1289 1 .93
Ba ra s a t 165 - ’■ - ■
North Dum Dum 124 345 13.65

C C lass

Konna'ga r 542 528 -0.03
Khardah 728 638 -1.65
Neu B a rrack p o re ' 150 224 5.14
Dum Dum 1480 1955 3.54
Rajpur 1 42 311 10.30
B a ru ip u r ■ 26 9 26 9 0.00
K a lya n i - 951 ; "
Gayespur - - ■ :-F -

Non-CMD

A C lass
S i l i g u r i ' 988 ' 1096 1*12
B a lu rg h a t : 291 " 510 •• 7.25
Nabaduip 120 239 9.00
Kharagpur - 330 -

DOrvfc-d
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TABLE 18 ( .con td . . )

(1 ) (2)' (3)

b u rd us n . - .. ' 111 -
•scansol 938 13 70 4.95
Ourgapur - .

8 C lass

Cooch-Bahar - 585 -
D a lp a ig u r i  508 748 5.10
D a r je e l in g  800 1007 2.98
Raigunj - - -
Eng. Bazar  - 435
K r ish n a g a r '  198 225 1 .60
S a n t ip u r  11C 209 8.40
Ranaghat 192 351 7.80
Chakdah 131 214 6.45
Bangaon - - -
B a s i rh a t  170 -221 3.30
Ashoknagar - -
Habra - - _
Midnapore 278 - 395
Bankura - 453 -
P u ru l ia  222 317 4.60
Berhampore - 424 -

C C lass

D inhata - - _
A l ip u rd u a r  313 403 3.20
Kurseong 770 1179 5.45
Kalimpong 954 1250 3.48

contd .
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TABLE S A . i e  ( c o n t d . . )

V1) (2)

Old Maldah 143 200
S u r i  296 416
Rampurhat - 790
Bo lp u r  222 350
D ubarjpur -
B irn a g a r  67 -101
3 ay na gar 16 7 196
Gobardanga - -
Badur ia
Taki 173
Tamluk 305 515
Ghata l , 112 112
Chandrakona 65 81
Ramjibanpur
K h irp a i  . ■ «»
Kharar ~ 47 6 5
Conta i - , -
B ishanupur - 316
Sonamukhi - 247
Dhalda 147 258
Raghunathpur - -
Kalna . 148 309
Katua , 230 .347
D a inhat 60 60
Ran igan j - 779.
Arambagh 226 308
T a rkesya r  ~ “
Mu rshidabad - 234

(3)

4.30
4.45

5,83

5.24
2.05

6.80
0.00
2.75

4.1 2

7.45

9.55 
' 5.35 

0.00

3.98

contd .
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Jifeganj 
Ks nd i  
3arugi.pur 
Dhu lian
B eldanga 
S a in t h ia  
nathabhanga 
Mekligan j 
T ufanganj 
H a ld iba  r i

TABLE 3A_1-& - (contd . . )

( 1 ) ... ( 2 ) •

- . 2 76

142 1B4 3.30

176

■204. 291........  ' 4.50

Source/: O f f ic e  of~the Uest Bengal
M un ic ipa l F inance Commission

T  4  £  ? C i ^ M )
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TABLE SA.19

Grouth Ra t e _ o f  Number of H o ld inqs  
in  Uest Bengal M u n ic io a l j t j e s

(1 970-71 - 19 78-79)

M u n ic ip a l i t y
No. of 
ho ld in g s  

(1970-71)

No. of 
h o ld ings  

( 1 9 76- 79)

G rauth
ra te
(P e r  cent 
per annum)

(1) (2) (3)

CMD

A C lass 
Chinsurah 16500 19545 2.14
Chandarnag ore 12931 15450 2.36
Serampore 1086 2 12168 1.44
B a l l y 9960 ■ 11752 2.09 .......
H ourah 46 751 .. 55000 2.05
N a ih a t i 5029 - -

Bhatpara 10724 13560' 2.98
Ba r r a ckpore 6950 -
T ita g a rh 2596 3126 2.36
P a n ih a t i 1 9244 30380 5. 96
Kamarhati 13473 18700 4.19
Baranagar - 19119 -

Garden Reach 15055 - -
S .  Suburban 3351 8 - -

Dadavpur - - -
South Dum Dum 25199 21870 -1 . 79

con td .
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TABLE 3A.19 ( c o n t d . . )

(1; (2) (3)

B C lass
Bansber ia  . . 5399 6 882 3.08
Bhaderssua r 4145 47*00 1 .58
Champdeny 411 7 506 4 2.52
Ba id y a b t i 861 8 10 86 9 2.95
Rish ra 3787 4800 3.01
Utta  rpara 86 39 - -

Kanchrapara 4441 - -

H a l is a h a r 7983 10310 3.25
G a ru l ia 35 71 431 8 2.40

■ k •'North Ba rra ck p o re 96 36 1 1168 1 .87
Budge Budge 4416 • 4822 1 .20
Bara sa t . 940 2 - -
North Dum Dum 1436 0 19119 3.64

C C lass 
Konnagar 4846 6597 3.93
Khardah 3879 4465 1.78
New Barrapkpore 5813 6 780 1 .94
Dum Dum " 176 9 2240 3.00
Raj pur 6728 7332 1.08
B a ru ip u r ~ 2966 4273 4.6 8
K a lyan i - 8931 -

Gayespur - - -

Non-C^D

A C lass  
S i l i g u r i 7710 ... 10425 -  V  3.85

con td .
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TABLE 5A, 19 ( c o n t d . . )

(1) (2) (3)

B a lu rg h a t 4898 5615 1.72
Nabaduip 13055 13825 0.71
Kharagapur - 1 266 5 -
Burduan - 22071 -

Asa.nsol 9900 1 2475 2.92
Durgapur - - -

B C lass
Cooch-Behar - 7846 -
J a l p a i g u r i 5211 6289 2.38'
D a r je e l in g 36 32 4092 1..48
Raigan j . - - -
Eng. Bazar - 879S -
Krishnagar r 12115 12938 0.82
S a n t ip u r 15116 15723 0.50
Ranaghat 6152 6 83 7 1.34

Chakdah 7873 799 7 0*20
Bangaon - -

Bas i r h a t 8404 9355 1 .35
Ash oknaga r - - -
„H a b ra - ;: -
n idnapo ro 8237 - 11303 4.06
Banku ra 10775 -

P u ru l ia 8376 8875 0.72

Berhampore *' - - 12420 —

con td . .
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TABLE SAv-Hui contd.,-)

(1) (2) (3)

C C lass  
Dinhata
A lipu i'duar 5432 6 26 0 1 .68
Kurseong 1306 1449 1 .31
Kal imping 1 72 3 1432 -2.38
Old Naidah 16 89 16 76 1 o • o UD

S u r i 4861 5597 1 .78
Rampurhat - 3894 -

Bo lpu f 5749 6 850 2 .*21
Dubarjpur - - -
B irn a g s r 400C 45'85 * 1 . 72
3 oy na ga r 3600 4G11 •h1 .37
Gcrbardanga - - -
Baduria - ' ' ..............■ ■ .
Taki - 5952 —
Tamluk 3510 3951 1 e 49
Ghatal 5 406 5853 1 .GO
Chandrakona 4724 5227 1 .20
Ramjibanpur - - -
Kh i r p a i - - -
Kha ra r 26 84 26 8 7 0.01
Conta i - - -
Bishanupu r - 7373 -
Sonamukhi - 3680 -

3halda 1901 2012 0.71
Raghunathpur - - -

Kalna 5190 6339 2.53

con td . .
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TABLE SA.19 ( c o n t d . . )

( 1)' (2 ) (3 )

Katua 
Dainhat 
Rs n i ga  nj 
Arambagh 
Ta rkesiJa r 
NursHidabad 
3iaga#j- 
Kandi *
Dang ipu r 
Dhul i a *  
Beldanga 
S a in th ia  
Ma thabh-a«ga 
Mekligawj 
Tufanganj 
H a ld iba  r i

446 2 
310?

286 7

456 4

3005

4900 

3107 
426 4 
3100

4185 
4827 
5101 
4256 
35 76

1.18
0.00

0.99

1 .40 

2.20

Sourcejff O f f i c e  o f  tha UBMfC



i .u n ic ip a l i t y

c l ;o
a Qiaos 

C.LiincP^ah 
Jhand oraagore 

o e:' ^:? 3
.1.1-

ra i.h a ti 
.dhatp a ra
:;arrr.c:Tpo. 

'lit,::-/: ,r.b.
Pan' 1 hat i  
liamar.hati 
Baranagar  
Garden Ileaeh. 
o. Suburban 
Jad avp u r

- 438 -

IaIlE. SA.5#

P ro p e r ty  Tax C o lle c t io n  Perfo rm ance A cco rd in g 'to  C lass o f
M u n ic ip a l i t ie s  in !iest Benga l

(•1 978-7: )

Current
dem an d 
(I:,, la a h )

C o lle c t io n  
out o f  
cu rre n t  
demand 
(.Rs? la th .)

Ar : 3ar 
deman d 
( i i  aa.

O o llec-
u ,.L O '0 O U l 

h ) o:;; ? r r  c 
d d 
( Ji'J la ir :

T o ta l  
demand 

\r ( Its lair. h )

0

T o ta l
c o l le c 
t io n
( Rs lakh.)

C urren t 
c o l le c 
t io n  as 
p e r cen t 
c u rre n t  
demand

A rre a r  
c o lle c -  . 

‘t io n  as 
p e r cen t 
o f  a r r e 
a r demand

T o ta l  
c o l l e c - • 
t io n  as 
p e r cent 
0 f  to t  a l 
demand.

(1 ) (2 ) (3 ) (4 ) (5 ) (6 ) "  (7 ) V O J (9 )

34.8 6 5. 58 16.77
,* - 

c c 4Q 5 1 . 6 3 15.08 '■'16.29 .56 .05  •' "3 .20
8.81 5.72 19.73 1-7 0 r?

I . y j ' 28. SO 13.65 64.93 ■ 40.07 . •'47.72
42.28 5.02 18.75 9.55 61.03 1 5 . 6 7 1.4.24 .’ 51.47 25.67
42.70 10.67 27.47 15.65 70.17 2 6. 32 24.99 . . 56.97 37.50

110. 51 45.91 356.96 72.12 467.47 118.03 41.54 .20.20 25.25
1 3. 33 6.82 44..18 2.91 57.51 : 9.73 51.16 .. 6.59 16.91
52.90 5.89 31 .88 15.64 84. 78 22. 53 1 3.02 49.06 26.57

12.77 2.2 6 8 .23 4. 78 21.00 7.04 17.70 58.08 33.52
56. 61 6 .41 20.92 7.41 , 77.53. 13.843 11.32 35.42 17.83
1 6. 63 6. 79 34.90 19.44 51.58 26.23 40.68 55.70 50.85

62.28 S. 04 21.31 10.20 83.59 19.29 14.52 47.86 2 3.07

■ -
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TABLE SR iZo  ( c o n t d . . )

O ) (2 ) (3 ) (4 ) (E/ (6) (7 ) (8 ) (9 )

Dum Dum Z. 13 G, 85 8.76 7.58 10. 39 8.43 39.91 86 .53 77.41
Raj pu r 3.11 1.00 9.66 1 .47 • 12.77 2.47 32.15 15.22 15.34
Ba ru ipu  r - - - - - - - -

K a ly a n i 32.77 7. 74 13.25 2.04 46.02 9.78 23.62 15.40 21. 25
Gay espu r

Average 1 C1

Non- CPOD 
A Cl a s s

C lass
...

; • i

23.46 41.45 35.31

S i l i g u r i 30.57 7.87 1 8.69 8.86 49.26 16.73 25.74 47.41 33.96
B a lu  rghat 4.18 1 .02 4.87 1.79 9.68 2.82 24.40 36 .76 29.13
Nab adu ip 9.22 1 .92 7.69 3.6 2 16.91 5.54 20.82 47.07 32.76
Kharsgpti r 11.37 2.36 8.66 3.19 20.03 5.55 20.76 36.84 2 7. 71
B u rduan 28.44 10.98 28.14 8.01 56.58 18.99 38.61 28.46 33.56
A sans ol 87.70 11.30 43.21 1 8.78 130.91 30.08 12.88 43.46 22.98
Durgapur 

Av erage ’A • 

3 C lass

C lass 23.87 40.00 30.02

Cooch-B eha r - - - - - . - ' - ' ■ - -■ - - '•
3 a lp a ig u r i 9.30 1.42 9.06 6.96 19.26 8.38 15.27 76.82 43.51
fra r j  e e l in g 10.44 1.81 11.40 8.97 21.84 10.78 17.34 78.68 49.36
Ra igun j 5.48 2.09 16.51 1 .98 21.99 4.07 38.14 11 .99 18.51

contd
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Rate of Property lax,, 2ax Per Boluing and Their Growth 
Sate'in l ie ? '* lie':;gal Liunicipalities'
• ■ (1970-71 ^~~K 70-79)

Rat e * 
o f tax

Prop erty 
tan per 
h o lin g  
(1570-71)

Property/ 
taj: per 
holding 
(1978-79)

Growth ra te  
(per cent 
per annua)

(1 ) (2 ) (2 ) (4 )

OLJ

A Glass

Chinsurah 25.00 - 73.83 -
Ohandernagore 23.00 - 65.37 -
Seraaipore 25.25 69*79 119.49 7.05
B a lly 21.00 142.82 220.90 ' 5.55 '
Howrah 25.00 - 214.60 -
STaihati 22.00 - - -
Bhatpara . 25.00 • - 97. 58 -
Barrackpore - - - - -
Titagarh • 23.00 103.42 225.21 10.55
Pan ih a ti 22.00 ■- 45.56 -
Kamarhati 2 6.00 - 143.26 —
Bar an agar 27.00 - 123.18 -
Garden Reach 24.75 63.09 - -
S. Suburban - 42.03 - -
Jadavpur - - - -
South Dum Dum 23.50 • 43.19 86.05 9.03
B Class

Bansberia 24.00 116.78 146.01 2.85
Bhadreswar , 24.00 . 134.26 1 32.34 -0.15

T o ta l o f  ho ld ings tax , w a te r- ra te , l ig h t in g - ra te  
and conaervancy r a te  as o f  1978-79.

Contd .. .2/-
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T^BLE S/i ,21 ( c o n t d , , )

(1 ) (2 ) (3 ) (4 )

Chanpcanv 24.50 176.32 225.32 3.15
Baidyafati 23.50 26.26 48,03 7.70
K ishra 21.00 184.00 158.20 -1.85
Uttarpara 16.00 54.84 - -
ii. 3X1C hr Sp S3? cl 1.8.75 - -
Halisahar 24.50 111.34 90.11 -2, 68
Garulia 23.00 . 84.S6 142.20 ‘6, 66
North. Barrackpore 24.00 38.38 71.45 8.07
3udge Budge 27.50 290,42
Barasat 18.00 14.06 -
North Dum Dum 

0 Class .

25.00 17,76 . 24.64 4.18

Kpnnagar 21.00 70.78 i— • 3. 63
IC.hard.ah 22.50 ■ 48,44 . 124.75 12,55
New Barrackpore 9.00 4.58 18.29 18.90
Dum Dum 23.00 303.11 392.86 3. 30
Rajpur 16.00 - 30.55 -
Baruipur - - 23.87 -
Kalyan i 18.00 102.90 -
Gayespur 

lion-CMD

A Class

S ilig u r i 19.00 94.68 161.52 6.95
Balurghat 17.00 34.24 . 50,22 4,97
ifabadwip 24.56 _ - 58.81 -
Kharagpur 26.50 ’ %■* 47,14 - ■
Burdwan - \ 87.17 - ;

Asanso.l 25.00 179.00 242 . 57 3.85
Durgapur ■- ....  - •

------— -(
Contd. ...3/-



TABLE SA .21 ( c o n W , , )

(1 ) (2 ) (3 ) (4 )

B Class 

. Cooch-Behar 17.00 96.36

. Ja lp a ig u ri 21.30 11 >.45 144.&5 3.15

.D arjeeling 27.50 - . 2 58.80 -

Raigunj 23.00 -

Eng. Bazar- - 71.15 -
lCris.hn.agar . 25.50 52.76 45.60 1 • O

Santipur 19.00 11 • 43 19.97 7.20
Ranaghat 28. 00 44-16 60.85 4.10
Chakdah 14.50 9.55 - 14.63 5.47
Bangs on 20.00 -
Basirhat 15.00 15.61 15.29 -0.23
Ashoknagar • -  ■ - —

Habra - — mm

Midnapore : ' 2 6.00 56.53 -
Bankura , 20.50 — - 86. 68 - .
P u ru lia ' 22.50 ■ ~ .. 42.48 —
Berhampc:.‘3 25.00 74.29 ... -

0 Class 

Dinhata «■*» ✓

Alipurduar 9.50 27.13 23.16 -T.98
Kurseong 23.00 128.18 282.2 6 10.37
Kalimpong 19.50 98.551. 182.96 a .05
Old Maldah 15.00 1 5.28*. 30.43 8.95
S u ri’ 23.00 50.03 . 90.05 7.65
Rampurhat 18.00 - 52.90 —
Bolpur 16. 50 " - 46.72
Dubarjpur - - — —.
Birnagar 11.00 4.15 ... 6.11 4.85

Oontd.. .  4/-
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TABLE 3A.21 ( c o n t d . . )

(1 ) (2 ) (3 ) (4 )

cJ G |y n ci.̂ cU? 18.00 17.17 33. 41 8.70
Go bar dan ga 11.00 - - -

to
Baduria ' 1 15.50 - -

Talsi - - 10.22
Tamluk 23.00 - 45? 05
Ghat a l 18.00 9-32 8.03 -1.83
Chandrakiona 10.00 3.20 5.74 7. 63
Ramjibanpur - - - -
K h irpa i 10.00 - - -

Kharar 10.00 3.58 5.21 4.92
Oontai - - -  v -

Bishnupur '12.00 'mm 24.55 -

Sonamulchi 12.50 - 8.97 -

Jha lda 15.00 24.51 24.35 -0.10
Raghunathpur 15.00 - - -

Kalna 25.00 27.75 44.01 5.85
Katwa 21.75 - - 58.78 -
Dainhat 20.50 •6.92 10.30 5.10
Raniganj 24.50 - 202.63 -

Ararabagh 19.00 31.18 42.90 4.10
Tarkeswar - - -

Murshidabad - - 51.61 , -

Jiag an j 20.00 - 44.33 -

Kandi 17.50 13.48 19.41 -0.05
Jangipur 15.50 - 21.62 -
Dhulian 1 6.00 20.37 39.71 8.70
Beldanga - - ; . - -
Sa in th ia - - -
Mathabhanga - " - ' -
M ekiiganj - - -
Tufanganj - - -
H ald ibari «a* mm

Cjr- ^cXa,
Source*: O f f ic e  of. th«r-*#f'lFC

™  O rM  +  e  ?  C t ‘f r V



The p o p u la t io n  (o r  u n iv e rs e )  £or the sample sn r?e y  
fjndartaken fo r  th is  s t u d y . co n s is ted  &f households f a l l i n g  under 
the m un ic ipa l j u r i s d i c t i o n s  of C a l c r t t a ,  M idnapore, P u r u l i a , .  
Dum Dum, D a r je e l in g  ansi S i l i g u r i .  The l ie le R t io n  o f households 
fo r  the su rrey  uas made b i a s i n g  a m n lt i- s ta g e  s t r a t i f i e d  
random sampling d es ig n . The stages ..cndar tha m u lt i- s ta g e
s t r a t i f i e d  sampling uere  as f o l lo u s :

■ ! 1 ...

Fi r s t  Stacie . The uards in  a m un ic ipa l j u r i s d i c t i o n  were' f i r s t  
s t r a t i f i e d  in t o  !lres id e n t ia l * ’ , ’'com m erc ia l-cum -b is iness1’ ,• V; **■ \ 
’’ i n d u s t r i a l ” , ’’mixed*1 and ‘'b i s t e e 51. The uarda uere s e le c te d  
in  c o n s u lta t io n  w ith the o f f i c i a l s  of the C orporat inn/m un ic i-
p a l i t i e e  concerned in  order to  ensure f a i r  r e p re s e n ta t io n  to

...   - r - - . — , ■ t
each of the c h a r a c t e r i s t i c s  mentioned above. Wards uhich
are  regarded as ve ry  im portan t from .the ang le  of revenue
p o t e n t ia l  and a ls o  those in  uhich the a d m in is t ra t io n  of the PT

? . • r ' 
pr'esents p a r t i c u l a r  problems uere  p u rp o s iv e ly  in c lu d e d .  ’The !
uards so s e le c te d  c o n s t i tu te d  the f i r s t  s tag e  sample u n i t s .
The l i s t  of these  uards i s  g iven  in  Tabl 3 1.

Second S t a g e . x W ith in  each uard s e le c te d  in  the manner, i n d i 
cated above* the s t r e e t s ,  in  t^e case of C a lc u t ta  C o rp o ra t io n , 
and c i r c l e s i  in  the case of m u n ic ip a l i t i e s ,  uere c^s tss if ie ?1 t 
in to  '•important" and ’’unimportant!' on the b a s is  of revenue 
p o t e n t ia l ,  s c a le  of c o n s t ru c t io n  a c t i v i t y ,  commerce and '.trade 
and l o c a t io n a l  a t t r i b u t e s  . , Ju en ty  p.&f cent ^a.p| of the 
s t r e e t s / c i r c l e s  f a l l i n g  under the f i r s t  s tage  sample u n its  
c o n s t i tu te d  the second s tage  sample u n i t s .  The number of
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im portan t and on im portant s t r e e t s  in c luded  in  the sample 
d e te rm in e ' cn the b a s is  of t h s i r ' p ro p o r t io n  in  the t o t a l  
number of im portan t and nn im portant s t r e e t s  in  the s e le c te d
“  M. ^  : *+

wards.
*  ̂ • •«

*
- T

Thi rd § ta g e ... For the s e le c t io n  of %h%' f i n a l  s tage  sample
n n i t s ,  i . e . ,  h o ld in g s ,  the sample s iz e "  uas f i r s t  proposed a t
the uard l e v e l .  The nnmber of h o ld ings  ine lnded  in  the sample
from ea^h s e le c te d  uard depended on the p ro p o rt io n  nf the

^h-oldings in  t h a t . i a r d  to the t o t a l  n&mber of h o ld ings  in  the
s e le c te d  Bards.. Hnce the  number of h o ld ings  to  be taken fmmw
each of the s e le c te d  wards oas dete rm ined , they  uere  d i s t r i 
buted o^er th^ i e l e e t e i  im portan t and unnimportant s t r e e t s  in. 
t h e i r  r e l a t i v e  p ro p o r t io n  in  the t o t a l  number of s t r e e t s  in  
th a t  p a r t i c u l a r  uard . From the s e le c te d  s t r e s t s ,  the ho ld ings  
■ ere s e le c te d  on a random b a s i^ ls s in g  the random nnmber t a b le .  
However, in  order to f a c i l i t a t e  a com parative  study of the 
bas is ' o f v a r ia t io n s  in  the assessment of the h o ld in g s ,  i t  uas 
decided to s e l e c t  h o ld ings  fo rc in g  only o n e - f i f th  of the t o t a l  
sample s iz e  using the random number t a b le .  These s e le c te d  
ho ld ings  uere c a l le d  the "d e s ig n a te d 11 h o ld in g s .  Tha i n v e s t i 
ga to rs  uere in s t r u c t e d  to v i s i t  the des igna ted  ho ld ing  and 
s e l e c t  fou r  o ther h o ld ings  c lo se  to  the des igna ted  ho ld in g  to 
make a c lu s t e r  of f i v e  h o ld in g s .  I f  the owper of the  des ig-

y ■ .
nated ho ld ing  was not c o * a p e ra t iv e ,  the in v e s t ig a t o r s  uere 
f i r s t  requ ired  to determ ine  ano ther  des igna ted  ho ld in g  in  the 
a&me area  and then fo ll? it» ’ the above procedure  to  form a 
c lu s t e r .
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Uhere the ho ld ings  surveyed were f u l l y  oun er- oecupi ed 
or f u l l y  tenan ted , the ouner/o.ccwpier .uas the respondent. I f  
the ho ld ing  uas in h a b ite d  by m u lt ip le  hocseho lds , the ouner 
and one tenan t uere taken as the respondent. The l i s t  of 
s e le c te d  ho ld ings  c o n s t i t u t in g  the f i n a l  sample i s  p resented 
in  Tab le  2.
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TABLE 1

.3s i  acted Uards Co n s t i t u t ing  the r'j rs t.,3 taqe 
Samplino ’? n i t s

Corporation/ u.rd ii.,
n n m c ip a l i t y

C a lc u t ta  10, 44, 45, 65, 69, 72, 78, 80, 93, 96
H Surah 4 , 5 , 6 , 8
Midnapore 1, 3 , 5, 6 , 12
S i l i g u r i  4 , 7, 8, 14, 15, 16
P u r u l i a  1 , 6 , 7, 9
D a r je e l in g  1, 2, 6 ,  18, 19, 22
Dam Dum 1, 2, 5, 6 , 8, 9, 10, 11, 12, 13, 14

TABLE 2

Sample S iz e

C orpo ra t ion/  P o p u la t io n  No. of Sample s iz e
M n n ic ip a l i  ty 1981 census ho ld ings

( i n  la k h )  (1978-79)

Cal co t ta 3292 1326 95 926
H ou rah 741 55000 413
Midnapore 87 11303 1 70
D a r je e l in g 55 4092 113
P u r u l i a 68 8875 150
S i l i g u r i 154 • 10425 150

Dum Bum 39 2240 1 30
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