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change. Also the problem of “stress on accommodation”
was to a large extent taken care of by the “Leave & license”
system.

From the Editor's desk
Dear Friends:
We are happy to note through various press briefings that 'Smart
City Project' is to be flagged off at Nariman Point with free 4G wifi
alongwith Lower Parel since this area is seen as having an edge over
other neighborhoods. BMC has plans to connect not just Lower
Parel but Andheri and Kala Ghoda.
Besides, NPA is corresponding with the Prime Minister and the
Chief Minister for the re-development of Nariman Point. It is
essential for all of us to come together to transform Nariman Point
into a world class business center. Any suggestion towards this
would be most welcome.
We are ensuring that all offices in Nariman Point get a copy of this
newsletter. If you have any query or suggestion about the
newsletter or if you wish to make a contribution, please contact on
email npa_society@yahoo.co.in
The Editor

Part 4, of series of articles on a calamity called

Capital Value System of Property Tax
2.3.

CONSTRUCTION:

2.3.1. I shall deal with various inputs incorporated in the new
Property tax Capital value formula in the subsequent parts
of these articles. I request indulgence of my readers.
3. (a) Before going in to the Question, “What propelled the
BMC to introduce this “CAPITAL VALUE SYSTEM” OF
PROPERTY TAX, it would be proper to place on record the
facts and circumstances then prevailing. It has to be
admitted, that except for some stray “Standard Rent”
disputes, there was not much litigation in the Courts. The
general Public had got used to, and was “happy” with the
“Property Taxes” they were required to pay, under the
existing “Rateable Value” formula. In subsequent years too,
the Tax amount did not pinch, even when the “Rate % “was
enhanced from time to time to over 120%, especially since
there was a mechanism in place to recover the “increased
tax” from the Tenant, under the phrase “Permitted
Increase”. There was no hue or cry from the public for a

(b)

BEFORE looking we look at the chronological history of this
new Capital Value Property Tax Legislation, a few words on
“Bombay City”.

3.1.

Since “Bombay”, by the later part of the 19th Century, had
become a major “Presidency Town”, a seat for dispensing
Justice (the High Court), had a recognized “University”
(Bombay University”, was showing signs of “GROWTH”, all
over, all round and on all fronts, including “population”,
“variety of trades & businesses”, “import & export” of
goods and human beings etc., and the consequent stress on
the “FORT” area, the ever growing need for providing
education to the “masses”, and the urgent need for a variety
of “transport”, the infrastructure required to connect the
various small islands, from “Navy Nagar” (the farthest
Southern tip) to Bhayander, Mira Road (and then to the
hinterland to Gujarat), and also on the eastern side (known
as Central Railway) the walled “Fort” area along the sea
coast to Kalyan, some 40 miles away, and then onwards to
the hinterland to connect to Poona and the “south of India”,
and integrate all these areas, and make them into one large
city; and also to provide the basic needs of FOOD,
SHELTER, CLOTH etc., for all residing in the walled city,
and outside; all these needs, and a host of other
circumstances made it necessary for the “British” to
establish a system of administration for “Bombay City”,
which could encompass all aspects, including putting in
place a “Master Plan” for the coming “Century”. In these
circumstances, to create a method in the “madness of
growth”, “The Bombay Municipal Corporation Act 1888”, a
statute of the British times, was created by said legislation
“The Bombay Municipal Corporation”, a semi-autonomous
authority, was entrusted and assigned the tasks described
herein above. This piece of legislation has been in existence
and has ruled Bombay City which is now called “Mumbai”
and the “BMC a “Nagar Palika”.

3.1.2. With passage of time, and changes on the landscape,
“Bombay City”, growing on two vertical fronts namely (a)
the south-west-north corridor and (b) the Fort-centraleast-south corridor, expanding services, and the changing
needs of the hour (including the management & assimilation
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minor modifications, along with “TAX
FACTORS”, were made effective,
retrospectively from 01-04-2010.

of the migrants from north-west (Pakistan), and horde of
other circumstances, the BMC ACT, witnessed changes,
amendments etc.
3.1.3. The Parent Act, “The Bombay Municipal Corporation Act
1888”, has witnessed a number of amendments and also a
host of “rules” on various subjects including the “Property
Tax. In this article we are restricting ourselves to only the
“Capital Value Tax”.
(i).

PROPERTY TAX

Vide Maharashtra Act of 2001, a decision was taken, to
“Implement the Capital Value System”.
(g). Along with said Rules, also published were
“Details of Factors and User Categories of
Buildings and Land and Weightages, by
multiplication”, as contained in Schedule A,
(under Rules 4 & 5), for Land, Residential
Buildings, Shops & Commercial Buildings,
Industrial buildings; Schedule “B” being for
multiplication by weightages assigned to building
on account of nature and type of building;
Schedule “C” for age of the structure; Schedule
“D” for Floor factor, RCC, Lift etc., and also
examples of how to compute the value for
different structures etc.

(ii). Having decided to “Implement the Capital Value
System”, but being anxious to demonstrate to the
Citizen, that the new proposed “property tax” Capital
value, formula was better, more equitable and fairer
than the former Rateable value formula, and will
accomplish “justice to the citizen”, the GOM and the
BMC adopted the following procedure.
(a). The Tata Institute of Social Science was asked to
Study & Suggest a “Rationalized”,
“TRANSPARENT” System for taxing Properties;
the emphasis was on the “INEQUITIES” of the
existing mode of Charging of “Property Tax”.
The lofty thoughts were capsule in the words:-

Adv. BALDEV. U. IDNANI
NPA EC Member

(i) “Make it Equitable and Rationalise”,
(ii) “Objective & Self Assessable”

Fire Safety guidance for Occupants

(iii) “Considerate & accommodative”

Safety must be our guide at all times. Failure in our individual
“DUTY OF CARE” at any stage in the process of designing,
constructing, or managing any building, can lead to a tragedy.
Somebody designed and constructed the building where we may
reside or work, or visit for shopping or recreation. We are relying
on that person(s) to keep us safe.

(iv) “Greater Compliance and Less Disputes”.
(b). In 2006-07 An Amendment Bill was proposed
(LA Bill 76).
(c). By Maharashtra Act II of 2009, The Govt. (of
Maharashtra) amended The BMC Act,
and authorized BMC to Levy Property Tax based
on “Capital Value” instead of on the existing,
“Rateable Value” formula.

“A massive fire broke out at the crowded, century-old Metro
House on Colaba Causeway, which is known for housing popular
stores like Cafe Mondegar, Metro Shoes, Bar Stock Exchange, Le
15 Cafe. The fire, which kept flaring on the top floors for hours
along the breadth of the building close to the iconic Taj Mahal Palace
hotel before being controlled late at night, gutted much of the fourstorey structure, causing shops to shut along part of the high street
and diverting traffic.”

(d). In 2010-11, an “Expert Committee” for suggesting
and formulating “Rules”, and a “Consultant” for
“Tax Rates” was constituted. The BMC Standing
Committee approved “Tax Rates”
(e). Vide Draft Rules No: AC/NTC/530of 2010-11
Dt. 08-10-2010, in October 2010, the “Draft
Rules” of proposed Capital Value System, were
published. Though Objections were invited from
the Public, and Objections were made, and also
Lacunae, therein were pointed out, however the
same were ignored, not accepted, not debated
nor considered.
(f). The BMC published the “TAX FACTORS”, in
second half of2012.
(g). Vide Rules No: AC/NTC/1310/2011-12, Dt. 2003-2012, under authority arising out of SubSection (IA) and Subsection (IB) of Section 154 of
BMC Act No: Bom, III of 1988), the BMC
published “Rules” called “Factors and Categories
of users of Buildings or Lands (assignment of
Weightages by Multiplication) Fixation of Capital
Value Rules, 2010) in or about December 2012;
these were the same “Draft Rules”, with some

Occupiers should check the following services, with professional
guidance if required:
1. Fire Fighting systems, including water storage tanks, pumps,
hydrants and hose reels (to be in place and in working
condition);
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2. Fire Doors (2 hour rated fire doors at entrances to all Escape
Routes);

Reclamation. Further, the BMC is considering to shortening
the length of one of the two proposed 5.6 km undersea tunnel
to just 1 km and thereby reducing the cost of construction by
Rs. 1800 Crore. The BMC is in process of issuing the tender for
consultant for its first phase of construction from Priyadarshini
Park to Tambe Chowk. The Government proposes to initiate
the work by December 2016.

3. To overcome typical insular behavior of occupants in multi
dwelling premises, such as High Rises, the Building
Management MUST engage with occupants and arrange
frequent social gatherings to build a COMRADESHIP and
RECOGNITION OF MUTUAL NEEDS for safe living
conditions and quick reaction to ensure a safe evacuation of all
occupants in the event of an Emergency. Considering actual
conditions in all towns and cities, where it is typical to
experience delay in contacting the Emergency Services, and
for them to arrive at the site through congested and often
narrow and winding access roads, it would be sensible to insist
on fitting SUPPLEMENTARY EVACUATION DEVICES such as
Escape Chutes at Refuge Areas. These Escape Chutes are
deployed only when required, for evacuating occupants
without waiting for or relying on the City Emergency Services.
The equipment with the Emergency Services is designed for
protecting property, with rescue efforts always subject to site
conditions. Firemen are required to climb up through the
stairwell, and then search floor by floor for persons trapped
inside. Rescue operations would be facilitated if Escape Chutes
are in place at strategic locations, to be used for faster and safer
rescue, as compared with back packing each casualty down the
stairwell.

4. Under the Government's initiative, 1381 CCTV Cameras are
been installed in South Mumbai covering 434 spots and same
was launched by the Chief Minister on 30th November, 2015.
Nearly 17 new CCTV cameras are being installed in Nariman
Point. The models of cameras used are RTZ, ANPR and
Thermal. The cameras will be over-viewed by Police
Commissioner, Municipal Commissioner and City Civil &
Session Court.
5. Nariman Point Association in association with Bombay First and
Clean Mumbai foundation has hosted an event on Cleanliness
project in Trident Hotel on occasion of World Environment Day
on 1st June, 2016. Mr. Kiran Dighavkar, Asst. Commissioner 'A'
ward was the Guest speaker. Besides, the event saw
participation of many dignitaries and nearly 70 members.

There are many areas where Emergency Services exist more in
name than in fact. In such locations, home owners must deal
with saving lives and property on their own. Faster evacuation,
using Escape Chutes, allows a quicker response to saving
property.
The current Development Control Rules of the Mumbai
Municipality require installation of Vertical Escape Chutes for
the full height of any building exceeding 70m in height. This is a
welcome step, and can serve as a model for other
municipalities with high rise premises.
PRIORITY: PREVENTION OF EMERGENCIES AND
READINESS TO DEAL WITH AN EMERGENCY WITHOUT
OUTSIDE ASSISTANCE.
ACCIDENTS HAPPEN DESPITE EVERY CARE. BE PREPARED BY
INSTALLING SUPPLEMENTAL EVACUATION DEVICES IN
EVERY BUILDING.

World environment day event in Trident Hotel

6. Swachha Bharat Abhiyan - A short play was organized by
Nariman Point Association on 20th February to emphasis on
'Cleanliness on the street'. The programmed was attended by
Mr. Chatekar, BMC Supervisor, Mr. Vakharia, NPA Chairman
Emeritus, Dr. Earnest John, NPA Chairman, Mr. R. R. Gupta,
NPA Secretary, Mrs. Kunti Oza, Special Invitee and several
other Hawkers of Nariman Point.

Become committed to life safety before life style.

News in Brief

7. The NPA with the hawkers Union sponsored 200 uniforms, 80
dust bins and 45 umbrellas to the hawkers, with a view to
enhance the standard of Hawking and food serving in Nariman
Point.

1. The BMC has selected 4 areas in Mumbai to be taken for Smart
Cities viz., Nariman Point, Lower Parel, Fort and Andheri (W).
The areas are proposed to have infrastructural development,
Free 4G wifi and improved basic civic amenities like 20 hours
water supply etc.

8. The NPA managed to beautify Nariman Point by planting
Exhora plants outside Nirmal Building. And some more plants
our Jolly Maker Chamber II and Bakhtawar Building.

2. The Government proposes Action plan under Atal Mission R
Urban T. Maharashtra Government, has proposed setting up of
solar power systems as an integral part of water supply
projects to be taken up under the Mission. Maharashtra will
spend Rs.1,782 cr on water supply projects in 16 cities, Rs.223
cr on sewerage project in Ulhasnagar and Rs.42 cr on providing
green spaces and parks in 42 cities.

9. BMC is likely to set up Mega Waste water treatment plant in
Malad on a 35 hectare land. The plant can treat 847 million
litres of water per day. The project envisages an investment of
Rs. 1000 crore and 5-7 years duration for installation.
10. In the wake of Deonar Fire issue, the NPA in coordination BMC
is pursuing with he societies for arrangement of segregation of
Dry and Wet waste to ensure proper disposal.

3. The ambitious Coastal Road from Nariman Point to Kandivali
has sought the approval of Centre's Environment Ministry for
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