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From the Editor's Desk
Chairman's Note
“Dear Friends:
Season's Greetings and Best Wishes for the New
year 2017.

Dear Members,
Nariman Point rests at an iconic spot - tip of Southern
Mumbai, which enjoys the privilege of Manhattan of
Mumbai, renowned across the globe. The MTDC
(Maharashtra Tourism Development Corporation) sees
the site as a tourist destination.

The Bombay Municipal Corporation is now spearheading
the task of waste management - segregation of dry and
wet waste. We as responsible citizens need to look and
support this initiative with right earnest.

I am delighted to see improved traffic situation in
Nariman Point, after being manned by the Traffic
Wardens appointed by NPA and supervised by Police
constables. All thanks to Mr. Sushil Bangale, Sr. Police
Inspector for his proactive steps in deploying a Lady
Constable and, Sr. Traffic Warden to regulate smooth
flow of traffic.

It is delighted to know that the Mumbai traffic police has
launched the e-challan generated through CCTV system.
In all 4,717 cameras has been installed at various locations
in the city to monitor offenders. Nariman Point
Association has appointed four additional wardens to
ensure smooth movement of vehicular traffic and
disciplined parking within Nariman Point.

Moreover, as a part of beautification, NPA has adopted
a Traffic island, opposite to Mittal Tower, in Rajni Patel
Road, with a view to develop and give scenic view to
the area. The work on the same is underway and
expects completion shortly.
I am happy to inform the commencement of work on
Metro III, which starts from Cuffe Parade, and runs
through Nariman Point, Churchgate, CST, Santacruz
East, the domestic and international terminals of
Mumbai Airport and terminates at SEEPZ, Aarey Milk
Colony, Goregoan. The project will greatly ease
commuting and congestion. The project is aimed
completion at 2021. I appreciate the MMRCL (Mumbai
Metro Rail Corporation Limited) for its vision and
speedy implementation.

Should any of you have any suggestions or grievances of
any nature for the betterment of Nariman Point, please
email on npa_society@yahoo.co.in.
The Editor

Part 5 of series of articles on a calamity

Capital Value System of Property Tax
3.1.4.Before going into the intricacies of the aforementioned
legislation, it is necessary to understand "what propelled
the Govt. of Maharashtra and the BMC to undertake the
task of making such a serious, far reaching "LAW".
Question is what was the "evil", that the new law was
expected to "combat". Was there a body of aggrieved
citizens, private and public persons, jointly and or
severally, or any other organization / institution, informed
or otherwise interested, informing the GOM

We look forward for larger participation of society members to ensure optimum all-round progress in the area.
Dr. Earnest John II
Chairman
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considered a posh suburb, and much in demand. In
the current scene, Prices at Bandra are catching up
with Prices at Cuffe Parade area. The "Price" is
irrelevant for computing the property tax. At the
time when the buildings in Cuffe Parade were
ready for Occupation, the BMC authorities fixed
the "fair letting value, which was consistent with
the cost of construction and other inputs, high rise
structure endowed with lifts and other amenities,
and also the stress of "Leasehold Land" requiring
high "Lease Charges".

(Government of Maharashtra) / BMC, that they were
unhappy and adversely affected by the "Reteable Value
System", and or that they wanted it to be scrapped.
Common sense says that a property owner holding
property since say, 1960, and paying property tax,
based on the then existing “Rateable value" basis,
would not complain; similarly holders of property
since 1970, 1980, 1990, 2000,who had their
respective "fair letting values" fixed at the time of their
respective occupations, would not complain, as the
property tax they were all paying were on the basis of
Reteable value fixed at the time of their occupation of
their property, when constructed and "fair letting
value" mutually arrived, at that time, on the basis of
circumstances, then existing. It should not be
forgotten that whenever a property was subject to
"property tax" for the first time it was then always
accepted by all parties as being "fair and reasonable".
An owner occupying property in one suburb / locality
would not compare with owner occupying premises in
another suburb / locality. This procedure is explained
in Article 1, in the past.

3.1.4.3. A similar situation, prevailed, when compared to
properties at Peddar Rd, Napean sea Rd. etc.
Circumstances, with passage of time and stress
arising out of consumption and demand, change;
however that is no reason to change the “Reteable
Value". It was not a "Public Demand" to make
changes in the mode of calculating and charging
Property tax. The demand was from the BMC; the
revenue authorities wanted more "revenue from
the same property", (the Leave & license system
was like fuel to the fire), and for their "greed" they
stooped to "disturb" the tranquility of the "Property
tax waters". The Revenue Officers could not digest
the fact that property owners were letting out
offices and homes at L & L compensations, and
were generating good income; and the evil part
therein was their contention, that the L&L charge
would be substituted as "Fair Letting Value" and the
tax would be taken at 120% of said "Fair Letting
Value". In reality it meant that where the Owner
received compensation of Rs.100/- the property
tax he was required to pay was Rs.120/- which
effectively meant a loss of Rs.20/- to the owner for
letting out premises. This was the "EQUITY" in
reality though not calculated whilst promulgating
the legislation.

3.1.4.1. However, the truth is, and this is borne out by the
record, that in the decade of 1950, property
owners and builders were unable to catch "buyers'
and or tenants (even at "standard rent". In passing it
must be mentioned, as a fact, that in the year 1954,
& 1955, for the newly constructed properties, at
Marine Drive, Churchgate etc., "Owners" were
finding it difficult to get tenants; consequently whilst
walking along the famous "Marine Drive" sea side
embankment (it is good for a long walk because of
its huge footpath), tourists and visitors were

3.1.4.4. Some interested builders (Builders Lobby ) argued,
and BMC willingly agreed that :(A) "Old properties were paying much less
property tax as compared to new properties;
and the disparity has widened with passage of
time; and mockingly claimed "owners of flats
constructed in posh locality in South Mumbai,
say forty of fifty years back, were paying lesser
taxes than a newly constructed property
situated in far away suburb like Borivali, for the
equivalent area, despite the fact that those
properties in South Mumbai commanded
much higher value than the properties at far
away suburbs".

Representative image for properties

amused to see huge "to let" hoardings, on the
Marine drive & other buildings, and would misread
the word "to-let" for "toilet" and thus a child
enquired "why are there so many toilets in the
buildings across the road". The asking rent was
Rs.500/- and less.

3.1.4.5. It was argued, by interested builders Lobby, and
willingly endorsed by BMC that:-

3.1.4.2. Also it is a fact that in the decade of 1970, builders
were unable to sell property in the alleged "Posh"
Cuffe Parade" locality, though the prices were twothird of the prices in Bandra, which was then

(a) Older properties were subject to "lower taxes"
and this discouraged "Redevelopment"
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(MMRDA) to carry out a feasibility study to extend the
proposed Mumbai coastal road from Marve (near Malad)
to Ghodbunder Road close to Mira-Bhayender.

(b) Assessment was at the subjective judgment of
"Ward Officer”
(c) There have been instances of "variation in
assessable Value" in same area at the same
time, and therefore the method was
inequitable.
(d) With Rateable value frozen, the Revenue
collectable also got frozen and the BMC's
growing needs, demanded more revenue; so
the BMC, claimed it suffered stress.

2.

The High Court, on 01-02-2017 adjourned the hearing
on Capital Value System of Property Tax to 6th
March, 2017

3.

The MMRCL has commenced the work on Metro III
(Colaba - Bandra - SEEPZ). The plan encompassing a
total of 146 kilometres (91 mi) of track and 17 stops,
includes Nariman Point, Bandra, Domestic and
International Airport. With an estimated cost of Rs.
21,000 crore, the project aims to be completed in 5
years.

4.

Maharashtra Government is likely to establish a separate
body for Cooperative Housing Societies due to
insufficient staff and in view of giving a different
treatment to the Co. Op Housing Societies.

5.

BMC is likely to introduce Vehicle Tracking Management
System (VTMS) and Weigh Bridge Management System
for its Garbage collection and disposal trucks through
GPS connectivity. The VTMS will track a vehicle's
movements. The weighbridge will capture its
registration number, weigh it and register the time and
updates will be in real-time on our server. This will
ensure that contractors do not manipulate records to
increase profits.

6.

NPA has adopted and developed the traffic island
opposite Mittal Tower, Rajni Patel Road as per it’s
decision in the AGM held on 16.09.16.

7.

The High court has passed an Order stating 'Builders
can't withhold Conveyance Certificate' and granted
deemed conveyance to six societies in Magathane,
Borivali.

8.

BMC has announced a rebate on the property tax on
setting up Wet & Dry Waste segregation with
Composting machine, Solar Panels, Grey water usage.
NPA has written to the BMC seeking clarification on the
proposed rebate and awaiting response on the same.

9.

The Government is likely to finalize the Hawker's policy,
the Government has announced that only the persons
residing for more than 15 years will be given domicile
certificate as a license to Hawk. It is noted that out of one
lakh applications issued, 99,000 have been filed.

Adv. Idnani U. Baldev
EC Member

Maharashtra Land Revenue Code
The Government, in its Assembly held on 4th August 2016
passed a bill, amending the Maharashtra Land Revenue Code
(Fourth Amendment) Bill, 2016.
The amendment makes it mandatory for a lessee to seek
permission of the collector before transferring or assigning
his leasehold rights in any government land for which a share
of unearned income shall be payable to the collector.
Minister of State (Revenue) Sanjay Rathod stated that the
state has leased 1,282 plots of land. He said out of these, 691
lease grants had expired and another 122 were found to have
violated terms of lease. Further to the said amendment, the
Governor, Ch. Vidyasagar Rao on 5th January, 2017 issued an
ordinance to delete Section 42 and 44 of the Maharashtra
Land Revenue Code (MLRC) 1966, which require a
landowner to obtain permissions from the Collector to
convert and carry out a non-agriculture (NA) assessment of
his land.
The change means if the land has already been reserved for a
certain purpose in the development plan (DP) of the
Corporation, permissions of the Collector will not be
needed for the NA assessment.

10. The Traffic police, in the presence of the Chief Guest Mr. Amitabh Bachhan organised the 28th Road Safety
week event at NCPA Theatre on 9th January, 2017. The
event shed light on the launch of new mobile application
- 'MTP app', which citizens to report traffic offences
immediately to drive the Traffic Police attention and
action. The event was participated by the NPA
Chairman, Dr. E. John and Mrs. Kunti Oza.

Maharashtra Land Revenue Code

News in Brief
1.

The Maharashtra government has asked the Mumbai
Metropolitan Region Development Authority
3
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