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Frequently Asked Questions 
On 

Unit Area Assessment System 
 
Q1. How does the Kolkata Municipal Corporation determines property tax under the 
current system? 
A.  Generally, Annual Valuation (AV) of a property is calculated as the actual annual 
rent received from the property (in case of rented properties) or a reasonable rent the 
property would have fetched in case it was rented out for a period of one year  and then 
providing for a relief of 10% on account of maintenance costs on that. In some cases, such 
as for vacant land, the AV is determined as a certain percentage of the prevailing market 
value of that property/ land.  

The tax rate, to be levied, depends on the AV of the property; it ranges from 11% to 
40% and is determined from a somewhat complex formula. However, in case of flats, tax 
rate of a flat does not depend on its individual annual value but on the aggregated annual 
value of all flats within a building. This often causes the tax rate being fixed at the 
maximum level of 40%, though individual annual value of a flat may be less. In case of 
properties with commercial use, an additional surcharge of 50% on the gross tax is levied. 
Additionally, a Howrah Bridge tax is levied @ 0.25% to 0.5% of the Gross Tax based on 
the location of the property though in some wards this tax is not levied. The annual tax, so 
determined, is payable quarterly in four equated instalments. If the payments are made 
before the respective due dates of each quarter a rebate of 5% is given on the tax bill.  

The method described above is known as “Annual Rateable Value” (ARV) method. 
 

Q2. What are the limitations and shortcomings of the present system of property 
taxation? 
A.  In the ARV method, there is no scientific and regulatory guideline for arriving at 
the reasonable rent of a property depending on its location, characteristics and usage. This 
leaves ample scope for subjectivity, ambiguity and arbitrariness in determination of tax, 
leading to real or perceived unfairness in the eyes of the assessee. This often results in 
various malpractices and irregularities and encourages entry of middle man into the system. 

In absence of a specific, transparent and publicized guideline on how to determine 
tax of a property based on its location, characteristics and usage, the current system does 
not encourage Self Assessment of property tax by a tax payer, which leads to additional 
complexities. To seek relief, the assessee often takes resort to litigation causing a drain on 
his valuable time and resource. 
 
Q3. How does the Kolkata Municipal Corporation proposes to address these issues? 
A.  A need has been felt across Urban Local Bodies throughout the country to simplify 
the property tax system and make tax administration efficient, transparent and objective. 
Reforms in the area of property taxation have been carried out in cities like Delhi, 
Ahmedabad, Hyderabad, Bangalore, Patna and many other ULBs and Area Based Property 
Tax System has been introduced in most of these cities as part of the reform.  

In line with these ULBs, the Kolkata Municipal Corporation has also reformed its 
property tax system. This new system is known as Unit Area Assessment (UAA) system of 
property taxation. The objective of UAA system is to standardize the property tax rates (per 
sq. ft.) based on location, area, purpose of use, age of the property, nature of occupancy and 
type of structure. This standardization will enable the assessee to self assess his own 
property.  
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Q4. What are the factors that would determine the property tax under UAA system? 
 A. 1.   Division of wards into blocks and their categorization. 

In this first step, depending on different factors, 141 wards of Kolkata need to be 
divided into several (conceptual valuation) blocks and categorized into one of seven 
categories (A, B, C, D, E, F and G with A being the highest and G being the lowest 
category). Specific block boundary with category, as per KMC Act, needs to be defined in 
Final Notification for Block & Category. 
 

2.   Base Unit Area Value. 
In place of the currently prevailing subjective assessment of annual value, under 

UAA system, each of these seven categories (A to G) would be assigned a particular Base 
Unit Area Value (BUAV) i.e. initial Annual Value per sqft. with ‘A’ having the highest and 
‘G’ having the lowest value, using specific mathematical and scientific methodology and 
will be same for all blocks having the same category and uniform for all properties within 
the same block. To illustrate, if two areas such as Park Street and Alipur fall in blocks with 
identical category, then even though they are located in two different wards, all properties 
located in these two areas will have same BUAV and under all circumstances, the same 
BUAV will be higher compared to a property located in an area (say Selimpur), that has 
been assigned a lower category on account of its level of development, availability of 
infrastructure, etc. This system of categorization and uniformity in BUAV within same 
category will bring about a kind of Macro Level Equity in valuation across the entire city. 
 

3.   Multiplicative Factors. 
Owing to the deep heterogeneity embedded within the city (where a hutment may 

be situated next to a lifestyle complex), properties belonging to the same block or 
properties situated in blocks having identical categories display great variation in terms of 
size, purpose of use, age of the property, location of the property within the block, nature of 
occupancy and type of structure. To capture such variations, so that micro-level equity is 
achieved, a set of Multiplicative Factors (MFs) will be used under the proposed UAA 
system. Specifically, five MFs have been proposed which would be applied on the Base 
Unit Area Values, thereby increasing or decreasing it, depending on the nature of the 
property, to arrive at Final Base Unit Area Value (FBUAV) i.e. Final (Property specific) 
Annual Value per sqft. 
 

As per statute, MF values for each factor may vary from 0.5 to 8. It is, therefore, 
quite obvious that if a particular MF value for a property is less than 1 (say, for hutment, 
the structure MF may be 0.5) and if BUAV is multiplied by it, the Final BUAV will be 
decreased and vice-versa. Like BUAV, MFs would be standardized and notified to assesses 
to enable self assessment, at the time of Final Publication of the ‘Scheme” 
 

4.   Covered Space. 
The Property - specific Final BUAV that is arrived at, after multiplying all five MF 

values with BUAV applicable to the block where the property is situated, would be further 
multiplied by the covered area / covered space or vacant land area to give the Annual Value 
(AV) of the property. Definition of Covered Space has been clearly mentioned in the Act 
and further elaborations would be provided in the Regulation subsequently. In case of land 
with construction clear guideline on methods, as to what extent such land that remains 
vacant within a plot will be taxed, would also be provided at the time of Final Publication 
of the ‘Scheme’.  
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5. Tax Rate 

In the proposed UAA system, a fixed tax rate percentage is suggested which does 
not depend on the Annual Valuation of the property. This tax rate may vary from 6% to 
20% as provided by the law and may vary across different categories of blocks and 
different groups of properties if so fixed by Corporation. Multiplying such specified tax 
rate to the AV, so determined, would yield the annual tax payable.  

 
For developed bustee, the tax rate has been fixed at 8%. For other types of 

properties, the fixed tax rate, which would not exceed 20%, would be notified. In all 
likelihood, such tax rate for at least Residential properties, would not exceed 10% of the 
Annual Value.  

 
It may be highlighted here that under the current system, tax rate for flats does not 

depend on its individual annual value but on aggregated annual value of all flats within a 
building. In the UAA system, such situation would not arise as tax rate will be flat and 
therefore independent of annual valuation. There is no provision for levying any 
commercial surcharge under the UAA system. However, Howrah Bridge tax would 
continue to be levied on the Gross Tax, to be determined using the above method, at same 
rate or such rate as would be deemed fit by appropriate authority and notified accordingly. 

 
Finally, the Annual Tax Payable, so determined, would be payable quarterly in four 

equated instalments.  
 
 

Hence, 
Annual Tax of a property  
= Base Unit Area Value of category of block where the property is situated (Rs./sq.ft./Year) 
x MF1 x MF2 x MF3 x MF4 x MF5 (All property specific value) 
x Covered space of Building /Area of  Vacant Land (sq.ft.) 
x Tax rate percentage 
Detail Illustrations are shown at the end.  

 
 
Q5. To what extent shall rebate be provided on quarterly tax under the UAA system? 
A.  5% rebate on payment of quarterly tax by due date will continue to be provided 
under the UAA system. Apart from this, an additional 5% rebate will be provided for each 
of the three quarters (2nd, 3rd & 4th) if the tax payer chooses to pay all his tax for the last 
three quarters within the due date of first quarter. 
 
Q6. If some portion of the property is used for commercial purpose while the rest is 
used for residential purpose while, other attributes remaining same for both the 
portions how would tax be determined under the UAA system?  
A.  For such cases, although the Base Unit Area Value would remain the same for 
either part of the property, the usage related MF would be different while other MF values 
would remain same for both portions of property. Thus, the annual valuation and tax 
payable for the two portions of the property would be separately determined following 
method as stated under answer to Q(4) . AV and Annual Tax Payable for both the portions 
would then be summed up to determine the Final Tax Payable. A similar approach shall be 
followed in determining the property tax in case different portions of the property are 
subject to different other values of MFs.   
 
 



 4 

 
 
Q7. How often will the values of BUAVs & MFs be changed? 
A. Once determined finally, upon Final Publication of Scheme for UAA system, the 
division of wards into blocks, categorization of blocks, Base Unit Area Values and 
Multiplicative Factors will remain unchanged for a period of five years from the 
publication of Scheme which would contain these values. After every such five year period, 
these blocks & categories as well as other values may be revised and all properties would 
be re-valued based on the new categories and values. Revaluation of all properties within 
the municipal limits of Kolkata would also be undertaken when the said UAA Scheme 
comes into effect after Final Publication of the scheme. However, tax rate, within the min-
max limit of 6% to 20% may be changed year to year, if so decided by the Corporation. 
 
Q8. Is there any committee or body which is responsible for formulating policies, 
determining Base Unit Area Value, Multiplicative Factors, Tax Rates, etc.? Is there 
any scope for public participation while determining these aspects? 
A.  For the purpose of implementing UAA, separate amendments have been passed and 
the KMC Act, 1980 has been modified suitably. In accordance with the Act, a Municipal 
Valuation Committee (MVC) has been setup under the chairmanship of the Municipal 
Commissioner. The MVC consists of eminent experts and professionals from various 
disciplines such as ex-Chairman of the National Statistical Commission and Professor of 
ISI, expert on Municipal Law, as well as member of WBHJS (Retd.), Chartered 
Accountant, expert on Property valuation, etc. As per the law, the MVC would deliberate 
on and decide upon policy and other matters related to the UAA system such as finalisation 
of Blocks and Categories, BUAV, MF factors with respective values, etc. 

 Besides the Municipal Valuation Committee (MVC), an Anomaly Review 
Committee (ARC) was constituted that included acclaimed economist as well as expert in 
the field of Finance from ISI an expert on finance & taxation (who is also a pioneering 
expert on land reforms in the country) as the Chairman of the Committee, in addition to 
having a Councillor member, MMIC and selected higher officials of KMC to look into the 
cases of hardship and anomaly in respect of draft notification that contains initial 
recommendation of MVC for division of wards into blocks with respective Categories and 
submit its recommendation. In subsequent stages of implementation of UAA system, 
necessary provisions have been envisaged in the KMC Act 1980(as amended in the year 
2006) to consider suggestions and objections of the citizens towards division of blocks and 
their categories as well as Base Unit Area Values by the Anomaly Review Committee and 
the Municipal Valuation Committee respectively.  
 
Q9. Is there scope for Self-Assessment of property tax in the UAA system? 
A.  Self Assessment, under the UAA system, is mandated by law and it is required 
mandatorily by all assessees to file Self Assessment Return and pay tax within 60(sixty) 
Days from date of Final Publication of Scheme. Information like block boundaries and 
their categories, Base Unit Area Values, Multiplicative Factors, Tax Rates, covered space 
regulation, etc. necessary to carry out such self assessment would be notified and published 
in mass media, KMC website & Official Gazette for the benefit of the assessee so that a tax 
payer may carry out Self Assessment easily all by himself. Also Self Assessment Forms 
with detailed instructions would be made adequately available.  
 
Q10. What if an assessee misrepresents property related information in the Self 
Assessment Form? 
A.  An intentional misrepresentation of facts would invite monetary penalty as provided 
under the law. 
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Q11. Will there be provision for hearing under the UAA system? 
A.  Of course. A fair hearing would be provided in case  any dispute arises between the 
assessee and the Corporation in arriving at the tax liability / annual valuation of the 
property.  
 
Q12. How much progress is made so far towards implementation of the new property 
tax system? 
A. For implementation of UAA system of property tax KMC Act 1980 has been 
suitably amended and a seven member- Municipal Valuation Committee (MVC) has been 
constituted as per provision of statute. 
 In the first critical stage, the MVC, depending on different factors like zone wise 
land value, level of existing infrastructure and other factors initially recommended for 
division of 141 wards of Kolkata into 262 (conceptual valuation) blocks, using specific 
statistical methods. Using same method, these blocks have been assigned individual scores 
and based on that, such blocks were assigned categories ranging from A to G.  
 Such initial recommendations were published in Official Gazette & KMC website 
as ‘Draft Notification’ and notified in the year 2010 inviting suggestions and objections 
from the persons, within 60 days from Draft Notification, whose interest were likely to be 
affected by such notification. 
 Another statutory committee, called Anomaly Review Committee, constituted for 
the purpose of looking into anomalies within the draft notification went through such 
suggestions and objections so submitted by the citizens. 
 The ARC also conducted public hearings across different areas of the city to have a 
direct interaction with the citizens. Considering various aspects the said committee placed 
its recommendation before the Corporation. The Corporation also accepted the 
recommendation of Anomaly Review Committee and submitted its views to Municipal 
Valuation Committee. Finally, Municipal Valuation Committee has adopted the views of 
Corporation vis-à-vis recommendation of the Anomaly Review Committee and finalized 
division of wards into 293 blocks with respective categories. 
 In doing such exercise the Anomaly Review Committee not only recommended for 
several alteration of block boundaries and categories but also suggested to put all R.R. 
colonies /EWS/BSUP settlement and Bustee/Thika/Slum settlements in category ‘E’ (if not 
the colony etc., in question, is already situated in a block having further lower category) & 
‘G’ respectively, irrespective of their location in any of the 293 blocks, considering their 
typical characteristic features. On finalisation of such division of blocks with categories, 
Final Notification in this regard has been published by the Corporation in Official gazette 
as well as KMC website and notified in leading newspapers. Such official notifications 
have been displayed at all Offices of Borough & Assessment Collection Deptt.  
 In the meantime, MVC has exercised on category wise Base Unit Area Value and 
Multiplicative Factors etc. by using various mathematical and scientific methodologies, as 
well as, considering different such practices across the country.  

For the purpose of specifying Base Unit Area Value, category wise, as 
recommended initially by MVC, the KMC has published a Draft Scheme Official Gazette 
& KMC website and notified leading newspapers on 07/12/2011 as per statutory provision, 
inviting suggestion and objection from the citizens within 30 days. Such 
suggestions/objections will be considered by the MVC and a Final ‘Scheme’ will be 
published after getting final recommendation of the MVC. 
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Q13. Will my property tax bill increase or will it reduce under the UAA system as 
compared to what I was being charged earlier? 
A.  It must be kept in mind that the objective of the UAA system is not to either 
increase or reduce your property tax bill. The objective of the UAA system is to reform the 
current tax administration so that it becomes non-discretionary, transparent, equitable, and 
easy to administer and empower the citizen by providing for self assessment.  
 Under the UAA system, in case there is significant rise in tax burden, there is 
provision for staggering the increased tax over and above 50% of the existing one, over a 
period of three years. In case of excessive hardship to the assessee, Corporation has the 
power to provide adequate relief through such Committee so appointed by Corporation 
where citizen can apply for getting specific relief. 
 Also, one of the major objectives of the new system is to relieve the poor from the 
burden of property tax. In fact the ultimate objective of KMC authority is to exempt the 
poor living is slums/colonies from tax-net or to minimize it at great extent. 
 

 Illustrations of Calculation of Property tax:- 
 
The following cases would be useful in demonstrating the procedure to calculate tax 

under the UAA system. 
 

Case 1: A flat measuring 600 sq. ft. located in a building that is more than 20 years old 
situated at Park Street (ward no. 63) is being used by the owner as his office. 
 
Case 2: A newly constructed house with covered area of 300 sq. ft., having an asbestos roof 
& located at Bantala (ward no. 108) is used for residential purpose. 
 
Case 3:   A 35 years old constructed house with covered area of 150 sq. ft., having an 
asbestos roof & located at Bustee (ward no. 65) and the premises, abutting to an 8 ft Lane, 
is being used for residential purpose by the owner. 
 
Case 4:  A 30 years old building with covered area of 500 sq. ft, located at Colony (ward 
no. 93) and the premises is being let out to someone and is being used for residential 
purpose by the tenant. 
 
Case 5:    5 years old owner’s occupied building with covered space of 850 sq. ft, situated 
at Jadavpur Station Road (Ward no. 102) and 700 sq.ft. of such premises is being used for 
residential purpose whereas 150 sq.ft. is used as shop. 
 
The tax determination process is shown in the table below depending on Final notification 
on Block and Category as well as Draft Scheme so published containing proposed Base 
Unit Area Value along with Multiplicative Factors etc. The Base Unit Area Values, 
Multiplicative Factors values would be finalised upon consideration of 
objections/suggestions from the citizens. The tax rate has been taken as 10% in each case 
except the Bustee (where the rate is 8%). 
 
No Howrah Bridge tax has been considered in either case. 
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Q14. What role can a citizen play in implementation of in this progressive system of 
property taxation? 
A.  As with any other civic initiative, citizens’ participation is the main focal point in 
ensuring a smooth transition to the UAA system. Already, at initial stage of Draft 
Notification, KMC got considerable response from the citizens who had submitted their 
valuable response towards proposed block division & category by way of submitting 
suggestions/objections through KMC website or Hardcopy forms as well as by expressing 
their suggestions at the time of public hearing. 
 Also, it is expected from all responsible citizens to provide their suggestions and 
objections towards subject matter of draft scheme within 30 days from date of publication 
of draft scheme for the purpose of notifying proposed Base Unit Area Value in prescribed 
form through KMC website: https://www.kmcgov.in or by obtaining Feedback form and 
submitting the same at respective Borough Offices or Assessment-Collection Offices. 
 Further it is expected from all citizens to submit their property details and Self 
Assessment Return in the manner as may be notified by the Corporation time to time.   

May we also request all citizens to provide their valuable feedback in the different 
stages of the exercise and provide their cooperation in introducing this simplified, 
transparent and objective method of taxation. 

Multiplicative Factors Case 
No. 

Block ID & 
Category 

BUAV 
(Rs.) Occupancy 

MF1 
Location 
MF2 

Structure 
MF3 

Usage 
MF4 

Age 
MF5 

Final 
BUAV  
(Rs./sq.ft.) 

Annual 
Valuation  
[Final BUAV   x  
Covered area] 
(Rs.) 

Annual Tax 
Payable 
[AV x Tax Rate]  
(Rs.) 

1 (63/1)A 80     1 
(owner 
occupied) 

   1.2 
(Commer-
cial zone) 

   1 
(pucca 
structure) 

  4 
(office) 

 0.8 
(older 
than 20 
years) 

(80 x 1 x 
1.2 x 1 x 4 
x 0.8) = 
307.20 

 (307.20 x 
600) = 
1,84,320 

(1,84,320x 
10%) =  
18432 

2 (108/4)G 20     1 
(owner 
occupied) 

   1  
(not       
C-Zone) 

  0.6  
(semi-
pucca) 

 1 
(reside-
nce) 

 1 
(new) 

(20 x 1 x 
1 x 0.6 x 1 
x 1)=  12 

(12 x 300)   
=  3600 

(3600  x 10%) 
= 360 

3 (65/1)G 
(though it is 
situated 
under B 
Category 
however 
being Bustee 
it is treated 
as under G 
category). 

20      1    
(owner 
occupied) 

0.8   0.6  1  0.8 (20 x 1 x 
0.8 x 0.6 x 
1 x 0.8) = 
7.68 

(7.68 x 150)  
=  1152 
 

(1152 x 8%) 
= 90 
(rounded off) 

4 (93/1)E  
(though it is 
situated 
under C 
Category 
however 
being 
Colony it is 
treated as 
under E 
category 

30     2 
(tenanted) 

1 1 1 0.8 (30 x 2 x 
1 x 1 x 1 x 
0.8) = 48 

(48 x 500)  
= 24000 

(24000 x 
10%) = 2400 

    1    
(owner 
occupied) 

1     1   1   1 (40 x 1 x 
1 x 1 x 1 x 
1)= 40 

(40 x 700)  
= 28000 

5 (102/1)D 40 

    1    
(owner 
occupied) 

1     1   2  
(shop) 

  1 40 x 1 x 1 
x 1 x 2 x 1   
= 80 

80 x 150     
= 12000 

(28000  + 
12000) x 
10% = 4000 
 


