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Design of Ductile Shear

Wallis for Tall buildings

1. Introduction

In many tall buildings shear walls provide major
lateral load resistance for wind and seismic effects.
Their incorporation into the architectural plan is
dictated by functional requirements. The geometry
of the wall is usually decided based on architectural
and functional requirements.

For wind loading the governing design criteria
is invariably top storey deflection. When the drift
limitations are satisfied it is only necessary to
satisfy the strength requirements for a prescribed
load factor (1).

In case of seismic loading in addition to satisfying
the limit states of strength and deflection the
requirement of ductility becomes important. During
earthquakes shear walls, in addition to providing
lateral load resistance should allow energy
dissipation through post-elastic deformations. It
becomes necessary to design shear walls for the
required lateral load resistance and also satisfy the
ductility demands during cyclic loading.

Shear walls when designed and detailed properly
gives the greater degree of protection against non-
structural damage during moderate earthquake
while assuring survival during major events. This
has been demonstrated time and again during past
earthquakes (2).

2. Potential Failure Modes and Geometry

A single cantilever shear wall is shown in Fig.
1. It behaves similar to a concrete beam. Lateral
instability may arise due to plastification. However,
the floor slab give adequate lateral support.

Such shear walls, a large cantilever, will be
subjected to bending moment and shear force
from lateral loads and axial compression induced
by vertical gravity load. Accordingly, the flexural
strength of the critical section can be evaluated
and designed using axial load, moment interaction.
The vertical reinforcement in the web portion is also
used for resisting flexure. However, itis important to
avoid premature failure due to shear or inadequate
foundation design. It is also necessary to provide
sufficient connection to all the floors to transmit
horizontal forces.

2.1 Flexural Strength of Tall Walls:

In shear walls with moderate heights, especially
there in areas of medium seismicity like Chennai,
vehicle reinforcement is usually distributed over
the whole section. Such arrangement does not
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efficiently utilize the reinforcement when developing
ultimate moment. In this case, ultimate curvature
and hence curvature ductility will be limited (3).
Fig. 2 shows the improvement in ductility if the
reinforcement is placed near the edges. Such
arrangement will be able to resist alternate flexural
compression which is inevitable during seismic
loading. Since the shear wall carries large gravity
load also, it is necessary to provide confinement
reinforcement to improve ductility to adequate
levels. Closely spaced transverse ties are provided
around the vertical flexural steel which may suffer
softening during cyclic loading due to Banschinger
effect and open cracks. Ties spacing in such cases
should be even less than that recommended by the
codes (4).

2.2 The Shear Strength of Tall Shear Walls

The shear strength of shear walls, with height to
depth ratio of more than 3, can be assessed the
same way as that of beams. At the base of the wall,
where yielding of flexural reinforcement in both
faces of the section occur, the shear strength to
contribution of concrete should be neglected where
axial compression on gross-section is less than
12% of the concrete strength. This is because the
low compression may be overcome by the vertical
accelerations included by earthquake leaving the
whole wall under tension. Moreover, the cyclic
shear produces sliding shear and pinching of
hystensis loop.

Thus, the horizontal stripes in the walls stored
to be designed to resist the whole shear force
generated by lateral load in the plastic hinge region.
The plastic hinge may extend even a whole storey
height.

The plastic hinge length should be not less than
overall depth D (see Fig. 1) of the shear wall section.

It is very important to supper the shear failure in
the shear wall. This can be done only if all the over
strength parameters of flexural steel- including the
strength offered by secondary steel are assessed
properly and web reinforcement provided such that
it does not yield before flexural steel plastifies.

2.3 Construction Joints across Shear Walls

Earthquake damages in shear walls of high rise

)



buildings have often occurred at the construction
joints (5).

Fig. 3 shows the shear force-slip relationship
for a typical construction joint specimen subjected
to cyclic shear. After yielding slip in excess of 2.5
cm in each direction have been witnessed. This
is unsuitable for earthquake resistant structures.
In fact, every effort should be taken to suppress
this failure. Fig. 4 shows the shear stress-slip
relationship for construction point specimens
subjected to monotonic loading. Itis seen that up to
a slip of 0.25 mm the contribution of dowel action is
negligible (6). Dowel strength becomes significant
when movement is about 2.5 mm or more.

Thus, the vertical reinforcement across the
construction joint supplies the required damping
force.

The basic strength of construction joint for shear
can be assessed as

v, =(4, £, +N)/ A =1 F + 2’

(1)

Where

Vuf = average ultimate shear stress to be
transferred across the construction joint

Avf = vertical steel utilized for supplying the
clamping tone

Ag = gross area of shear wall section

N = axial force on the section taken positive
when producing compression

fy = yield strength of reinforcement

Iv = reinforcing steel content.

Itis normal practice to provide a nominal minimum
amount of vertical reinforcement equal to lv=0.0015
to 0.0025. However, in the lower part of shear wall,
where large shear force may be carried, this steel
content may have to be considerably increased in
accordance with equation (1) suppressing sliding
shear. It is important that the required vehicle
reinforcement be provided at close spacing
because the clamping force supplied by each bar
is effective close to its ---- only. Reinforcement
provided for flexure and situated near the extreme
vertical edges of shear wall, should not be included
in the evaluation of clamping force required across
the core of the shear wall section.

2.4 Squat Shear Walls

The behavior of walls with height to depth ratio
less than 2 is more like deep beams. However,
they have to be evaluated as shear walls rather
than beams because the local transfer mechanism
in shear walls is very much different.

2.4.1 Behaviour of Low Rise Shear Wall

Unlike hall walls, the moment and shear is more
intimately interrelated in squat walls.

Since the bending moments are not large, the
steel may be evenly distributed across the length
with marginal increase near the edges, to such
walls the steel requirements for flexure may be
satisfied by providing minimum steel. Moreover, in
such walls the elastic performance can be made to
absorb major portion of seismic energy. In addition,
it may be difficult to design suitable foundation to
avoid overturning before the flexural strength is
reached. Hence, the lack of ductility of such walls
is not as serious as the problems listed above.

It may not be proper to propose a deep beam
test as shown in Fig. 5a because in a squat shear
wall arch action as in the beam cannot develop. In
order to evaluate the contribution of stirrups it is
appropriate to do a test as indicated in Fig. 56 (7).

The ---- pattern, shown somewhat idealized in
Fig. 6 indicates the formation of diagonal struts and
the engagement of wall reinforcement in the shear
resistance of squat walls. From consideration of
free body marked 1, it can be seen that horizontal
reinforcement is required to resist shear stress
applied at top edge. The diagonal compression
force requires vertical stirrups also. In the free body
marked 2, vertical forces need to be developed for
maintaining moment equilibrium.

2.4.2 Experienced Evidence of Squat Shear
Walls

based on three types of squat wall tests (H/L = 1)
(Fig. 7), the following conclusions have been drawn.
Fig. 8 shows the better behaviour of adequately
designed wall against shear.

a) if a ductile failure mechanism is to occurin a
low rise shear wall

b) because flexural failure is associated with
large ---, concretes shear resistance should be
ignored. Consequently the whole shear should be
resisted by stirrups.

2.5 Moment-Axial Load Interaction for Shear
Wall Section

Flanged walls normally behave better. When
significant gravity compression is present the whole
area of the flange may be in compression when
steel (tension) yields. Under such circumstances
it is necessary to provide secondary confi---
reinforcement in the compression flanges. Flanged
walls give rise to large flexural capacity. In such
cases appropriate horizontal and vertical shear
reinforcement must be provided so that the shear
stirrups do not yield.

Southern Builders———



—— = Southern Builder

The moment capacity of unsymmetrical wall
sections, in the presence of axial load, needs to
be assessed for each possible direction of the
loading. Itis worthwhile to construct a load-moment
interactive curve. This enables the selection of
appropriate steel at various sections of the wall.
Note that there are four quadrants of the P-M curve.
Fig. 9 shows such a chart for a channel shaped
wall with a section aspect ratio of 3 in which vertical
reinforcement is uniformly distributed. The radiating
lines C indicate the position of neutral axis from the
compression edges as a fraction of depth D of the
section. This shows the extent of compression area
at the time of attainment of strength. In this region
confining reinforcement is required.

3. Shear Walls with Openings

Windows, doors and service ducts require
openings to be provided in shear walls. Irrational
shear walls warrant finite element studies for
evaluating internal forces. An example of irrational
shear wall is shown in Fig. 10(a). The staggered
arrangement of openings may seriously limit the
shear transfer between the openings. Fig 10(b)
shows a shear wall supported on sloping legs. Such
irregularity may lead to deflection opposite to the
direction of motion. Such structures ----- disaster.
4. Coupled Shear Walls

Many shear walls contain one or more rows of
openings. Examples are shear cores, lift wells,
stair wells etc. The walls are connected by beams
which are short and deep. An realized shear wall
structure and its deformations due to lateral loading
is shown in Fig.11
4.1 Assessment of Behaviour and Effectiveness
of Coupling

While analyzing coupled shear walls, it
is necessary to consider apart from flexural
deformation of various components, the axial
deformation of the walls and shear deformation of
the beams need to be considered. In a standard
computer programme with a available modification
these can be incorporated.

In a mathematical model proposed by Beck
Rosman (8) the discrete beams are replaced by
an equivalent lamina. This idealization enables
the shear force in the beams to be expressed as a
continuous function along the height. The solution
is now well documented and is extensively used.

The overturning moment Mo, is resisted by
(see Fig. 12) (a) a moment induced in wall 1, (b)
a moment induced in wall 2 and (c) equal and
opposite axial forces T generated in both walls
(one in compression and the other in tension). The

corresponding equilibrium equation is

Mo = M, +M_+IT (2)

The axial force induced in the walls result force
the accumulation of shear from beams. |If shear
transfer is efficient IT component will be large.
This is desirable since large internal lower arm
| will ensure that moment capacity is maintained.
Efficient coupling provides for greater stiffness used
minimize ------ reflection.

Fig.13 illustrates the influence of efficiency of
coupling. A high coupling throws more moment on
walls. One may say that the coupling is efficient if
more than 50% of Mo is resisted by ‘IT".

The pattern of cracking significantly reduces
the stiffness of beams. Hence allowance has to
be made for cracking while evaluating the design
forces.

4.2 Elasto Plastic Behaviour of Coupled Shear
Walls

The sequence of hinge formation during non-
linear response of the structure to lateral load
will depend on relative stiffness and strength of
components of shear wall. A preferred sequence
should be for the beams to plastify before the walls.
The designer must postulate a preferred sequence
of failure of the components. The hinges which for
an earlier must be ductile enough so that collapse
does not occur. After all the or most of the beams
reach their capacity walls may be permitted to attain
ultimate load.

The elastic ----- analysis may be extended to deal
with partial or full plastification of the beams. At this
stage large ductility demands will be imposed on
the coupling system.

Fig.14 shows the results of an elasto plastic
analysis for the structure illustrated in Fig.13. The
ultimate load is attained in stages. At each stage
ductility demands on the components have been
computed and presented. By the beams plasifying
before the walls, large energy can be dissipated by
the coupling system so that the is higher degree of
protection to the walls and foundation (9).

4.3 Strength and Ductility of Coupling Beams

The deep coupling beams tend to have large
flexural strength and hence they fail by shear.
Observations after earthquakes in Aleska, Managira
have repeatedly shown that coupling beams

» fail in diagonal tension (see Fig 151)

*  such failures have been reproduced in tests
indicating brittle mode of failure (see Fig. 15b)

*  Even if exam shear steel is included sliding

(aa)
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shear failure taken place as shown in (Fig. 15c)

To overcome the limitation of conventionally
reinforced beams, the principal reinforcements can
be provided along the diagonals (9).

Fig. 16 shows the model of such a beam; such
beams have shows excellent stable hystenisis
hoops under reversed cyclic loads.  Typical
arrangement of such reinforcement for an example
coupling beam is shown in Fig.17. conventionally
and diagonally reinforced coupling beams were
subjected to the same kind of cyclic reversed
loading and this enabled a comparison to be made
with respect to ductility. Fig. 18 presents the results
in terms of cumulative ductilities and shows superior
performance of diagonally reinforced coupling
beams.

4.4 The Strength of Coupled Walls

At the critical section above foundation level, the
reinforcement is determined with the help of load
moment-interaction curves such as that given in
Fig.9. The confining reinforcement in the plastic
hinge zone which may extend even beyond the first
storey level has to be provided. Particular attention
must be paid to the shear strength in the pressure
of axial tension in the wall as well as presence of
construction joint. These areas are indicated as 2
and 3 in Fig.11. There is evidence (10) that at the
development of plastic hinge in the coupled walls
substantial redistribution of the shear resistance
occurs. A considerable portion of shear force
resisted by tension wall before the onset of extensive
yielding in flexural reinforcement may be transferred
to the compression wall. The compression wall can
transmit this large shear force due to enormous
seismic compression being transferred by it.

4.5 Evidence of Ductility of Coupled Walls.

Two one quarter full size severe storey R.C
coupled walls mere tested under simulated
earthquake loading. To qualify as a ductile structure,
the design practice calls for the ability the ability of
a structure to deflect under lateral load at roof level,
four times as much deflection which could occur at
the one set of yield. This least four times in either
direction with a strength loss less than 20%.

Wall a shown in Fig 19 was reinforced with
conventional beams. The wall was designed such
that the beams plastify first and provided with
horizontal reinforcement for flexure and vertical
stirrups for shear. The large sliding shear along
one or both forces of coupling beams and the

development of wall defined plastic hings in wall
bases can be seenin Fig.19. The load-displacement
(roof level deflection) history of the structure may be
seen in Fig.20(a). The model structure, as shown
in Fig.19 maintained 80% of its theoretical ultimate
capacity Pv* at roof level equal to one half of storey
height. The hystersis curve in Fig. 20 (a), however,
shows pinching indicating progressive damage and
diminishing stiffness.

Wall B was identical with wall A. It was provided
with  diagonally reinforced coupling beams.
Fig.20(b) shows the characteristics of a steel
member subjected to reversed cyclic loading and
convincingly demonstrates superior performance.
4.6 Design Principles for Ductile Coupled Shear
Walls

Desirable behaviour can be expected only if the
structure is made capable of following a preferred
sequence of yielding. From the point of view of
damage control and possible repair, it is desirable
that, the wall components do not reach ultimate
load before most beams fail (10).

It is preferable to provide diagonally reinforced
coupling beams from the point of view of ductility.
When diagonal reinforcement is used, adequate
ties are provided to enable the compression strut to
sustain yield load without buckling. This will ensure
very ductile performance.

The walls are proportioned in accordance
with principles of RC sections under limit rate of
strains. If necessary axial load-moment interaction
relationship, taking into account lack of symmetry,
can be used. Particular care of detailing plastic
hinge zones is required.

The principles outlines above are equally
applicable when more than two walls are coupled
by rows of beams.

5. Conclusion

The principles of design of cantilever walls both
squat and tall were discussed. The behaviour of
coupling beams were analyzed. The problems of
construction joints were high lighted. Finally, the
principles for the design of coupled shear walls
explained.
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& Tax Alert: Is 12 Lakhs Income Really Tax-Free?

The Union Budget 2025 raised the Section 87A rebate to 60,000 (New Regime) where there is no Income-tax
liability up to income of Rs. 12 Lakhs.

“However, this "tax-free" benefit has major catch points. You will still pay tax if you have:”

» Short-Term Capital Gains (STCG u/s 111A): Taxed at 20%. The 360,000 rebate is NOT available against
this tax.

» Long-Term Capital Gains (LTCG u/s 112A): Taxed at 12.5% (above ¥1.25L). The rebate is NOT allowed
here either.

» Special Incomes: Winnings from Lotteries, Online Gaming, or Crypto (VDA) are taxed at 30% with NO
rebate.

» Non-Residents (NRI): This rebate is exclusively for Residents. NRIs pay tax from the first slab.

» Income >312 Lakhs: If your Net Taxable Income (after ¥75k Std. Deduction) even touches ¥12,00,010,
you lose the full rebate (Marginal Relief applies).

Missed your ITR? New 4-Year Window is here!

Great news for taxpayers! Budget 2025 has extended the time limit for filing an Updated Return (ITR-U) from 2
years to 4 years.

Latest Rules (FY 2025-26 onwards):

* New Deadline: You can now file ITR-U within 48 months (4 years) from the end of the relevant Assessment
Year (AY).

* Purpose: To voluntarily declare missed income and stay tax-compliant.
§ Additional Tax Slabs:

The longer you wait, the higher the cost. Additional tax on (Tax + Interest) is:

* 25% extra — If filed within 12 months.

* 50% extra — If filed between 12 to 24 months.

* 60% extra — If filed between 24 to 36 months. (New Slab)

* 70% extra — If filed between 36 to 48 months. (New Slab)

© Important Restrictions:

e Cannot be used to claim a Refund or increase an existing one.

e Cannot be used to report/increase a Loss.

e Cannot be filed if a search/survey or assessment is already initiated.

Tip:- While the window is now 4 years, the penalty jumps from 50% to 70% in the later years. It is always more
economical to file as early as possible.

SUMMARY : -
The "tax-free" status only applies to Normal Income (Salary, Rent, Interest, Business) taxed at slab rates.

Source: Finance Act 2025 | Income-tax Act, 1961



Advisory & FAQ on Electronic Credit Reversal and Re-claimed Statement & RCM

Liability/ITC Statement

Dec 29th, 2025

1. To ensure correct and accurate reporting of reversed and reclaimed ITC and to avoid clerical mistakes,
Electronic Credit Reversal and Re-claimed Statement (Reclaim Ledger) was introduced on the GST portal
from August 2023 return period onwards for monthly taxpayers and from July-September 2023 quarter for
quarterly taxpayers. This Reclaim Ledger captures the ITC temporarily reversed in Table 4(B)2 and its
subsequent reclaim in Table 4(A)S) and 4(D)1.

2. As of now taxpayer get a warning message if a taxpayer attempts to re-claim excess ITC in table 4D(1) than
the available ITC reversal balance but the taxpayer is allowed to file its Form GSTR-3B.

3. To the taxpayers multiple opportunities have been given to report their opening balance which was earlier
reversed ITC but was not reclaimed till that time, for the newly introduced Reclaim Ledger.

4. This statement can be viewed by the taxpayer by navigating to the Dashboard » Services » Ledger >
Electronic Credit Reversal and Re-claimed.

5. To assist taxpayers in correctly reporting Reverse Charge Mechanism (RCM) transactions, another statement
called "RCM Liability/ITC Statement" (RCM Ledger) was introduced on the GST Portal from August 2024
onwards for monthly filers and from July-September-2024 period for quarterly filers. The ledger captures and
track the RCM liability shown in Table 3.1(d) of GSTR-3B and its corresponding ITC claimed in Table 4A(2)
and 4A(3) of GSTR-3B for each return period.

6. A warning message comes to the taxpayer in case the ITC claimed in Table 4(A)2 and 4(A)3 exceed the
closing balance of RCM ledger plus the liabilities being reported in Table 3.1(d).

7. To the taxpayers multiple opportunities have been given to report the RCM ITC opening balance and amend
the opening balance for both the said statements where any transaction related to excess ITC reversal or excess
RCM liability/ITC prior to implementation of the said statements could be declared as opening balance to these
statements.

8. This RCM Liability/ITC Statement can be accessed through: Services >> Ledger >> RCM Liability/ITC
Statement.

9. Now, the taxpayers are hereby informed that, shortly, negative values or availment of excess ITC over and
above available balance, shall not be allowed in both the ledgers. Both the statements shall have a below
mentioned validation for regulation of ITC:

a. The reclaimed ITC in Table 4(D)(1) shall be lesser than or equal to the combined values of closing
balance of Electronic Credit Reversal and Re-claimed Statement and ITC being reversed in Table 4(B)(2)
of current period GSTR-3B. and,

b. The RCM ITC claimed in Table 4(A)2 & 4(A)3 shall be equal to or less than the combined values of
RCM liabilities paid in Table 3.1(d) of the same GSTR-3B and closing balance of RCM Liability/ITC
Statement.

10. In case the taxpayers are already having negative closing balance in Electronic Credit Reversal and Re-
claimed Statement or RCM Liability/ITC Statement, the system will not allow such taxpayers to file their
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GSTR-3B until:

a. Mandatorily reversal of such excess claimed ITC (Negative closing balance) as per Electronic Credit
Reversal and Re-claimed Statement is made in Table 4(B)(2) of current period GSTR-3B. In case there is
no ITC available in current period, this reversal declared in table 4(B)2 will be added to the liability of the
taxpayer in current period while filing GSTR-3B.

b. For negative balance in RCM Liability/ITC Statement, taxpayer need to either pay the additional RCM
liability equivalent to negative closing balance in Table 3.1(d) or reduce the ITC claimed in Table 4A(2) or
4A(3) to the extent of closing balance in the current return period.

11. For more information on Electronic Credit Reversal and Re-claimed Statement please refer the advisory
dated 17th September, 2024 issued by GSTN by clicking below link
https://tutorial.gst.gov.in/downloads/news/itc_pending_ledger.pdf. Also, detailed advisory on Introduction of
RCM Liability/ITC Statement can be seen by clicking on below
link:https://services.gst.gov.in/services/advisoryandreleases/read/514 .

FAQs related to Electronic Credit Reversal and Re-claimed Statement and RCM Liability/ITC Statement

1. How to view my Electronic Credit Reversal and Re-claimed Statement?

You can view the statement by navigating to the Dashboard > Services > Ledger > Electronic Credit
Reversal and Re-claimed.

2. How to view my RCM Liability/ITC Statement?

You can view the RCM Liability/ITC Statement by navigating to the Dashboard > Services > Ledger » RCM
Liability/ITC Statement.

3. What will be changed in the GSTR-3B in respect of Electronic Credit Reversal and Re-claimed
Statement?

Shortly, taxpayer will not be able to file their GSTR-3B in case the ITC claimed in Table 4D(1) exceeds the
closing balance in the Electronic Credit Reversal and Re-claimed Statement (ITC reclaim ledger) and the ITC
reversed in Table 4B(2) of the current return period putting together.

4. How to file GSTR-3B if closing balance of Electronic Credit Reversal and Re-claimed Statement (ITC
reclaim ledger) is already Negative?

If the closing balance of the ITC reclaim ledger is negative, it indicates that excess ITC was reclaimed earlier.
Therefore, to file GSTR-3B, you must reverse the excess claimed ITC in Table 4B(2) of the respective return
period, up to the amount of the negative closing balance. This will allow you to correct the discrepancy and
proceed with filing the return. In case there is no ITC available, this reversal declared in table 4(B)2 will be
added to your liability in current period while filing GSTR-3B.

Example: The closing balance of the ITC reclaim ledger for the current return period is -X10,000, which
means 310,000 of excess ITC has been reclaimed in earlier periods. To file your GSTR-3B, you would need to
reverse this earlier excess reclaimed ITC of ¥10,000 in Table 4B(2) for the current period.

5. How will the validation mechanism work in GSTR-3B for RCM Liability/ITC Statement?.

The taxpayers will not be able to file GSTR-3B in case the claimed RCM ITC in Table 4A(2) or 4A(3) exceeds
the available balance in the RCM Liability/ITC Statement and the RCM liability reported in Table 3.1(d) for the
current return period put together.

6. How to file GSTR-3B if closing balance of RCM Liability/ITC Statement is Negative?




If the closing balance of the RCM Liability/[TC Statement 15 negative, 1t ndicates that excess RCM ITC has
been claimed earlier, To proceed with filing, you must exther pay the outstanding RCM liability in Table 3.1(d) or
reduce the ITC being claimed in Table 4A(2) or 4A(3) in the current return period, equivalent the amount of the
negative closing balance. Once the discrepancy 1s corrected, you will be able to file your return,

Example;

Let's assume that the closing balance of the RCM Liability/ITC Statement s -%5,000. This means that 35,000
of excess RCM ITC has been clatmed earlier. To resolve this and file your GSTR-3B, you can:

1, Pay the RCM liability: You can pay additional 25,000 i Table 3.1(d) for the current refurn period to cover
the excess ITC claimed.

OR

2, Reduce the ITC claimed: You can reduce 35,000 from the RCM ITC in Table 4A(2) or Table 4A(3) for the
same period, if RCM ITC 15 available more than 5,000 n current period.

Onee exther the excess RCM liability is paid or the requisite [TC 15 reduced from available ITC to match the
available negative clostng balance, the discrepancy will be resolved, and you can proceed with filing your refum,

Thanking You,
Team GSTN
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Proc.No.TNRERA/A3/3816/2025 Dated: 12.12.2025

Sub: Maintenance of Bank Accounts in a Scheduled Bank
under Section 4(2)(I)(D) - Directions issued
under Section 37 of the Real Estate (Regulation and
Development) Act, 2016 - Reg.

In compliance of Section 4(2)(1)(D) of the Real Estate (Regulation and
Development) Act, 2016, the promoter has to open a separate account in a
Scheduled Bank to cover the cost of construction and the land cost. Accordingly
while filing application for registration of a real estate project, the promoter opens a
account in a Scheduled Bank and furnish the Bank Certificate in the prescribed
format.

2. Normally, promoters receive the amount from home buyers / allottees in a
collection account and from there 70% of the amount is transferred to the RERA
Designated Separate Account. The details of the amount received and transactions
in the RERA Designated Separate Account are provided in the Quarterly Progress
Report. However, there is no mechanism to monitor the collection account.
Further, in some cases, promoter maintains a separate collection account for each
project whereas in some cases, the collection account may serve multiple projects.

3. The above issue has been discussed in detail by the Authority and the
following directions are hereby issued under the powers vested with the Authority in
Section 37 of the Real Estate (Regulation and Development) Act, 2016, regarding
maintenance of three Bank Accounts.

i) Opening of RERA Project Accounts:

The promoters shall open the following three bank accounts in a single
Scheduled Bank and branch for a real estate project. The details of these accounts
shall be furnished while filing application for registration of a real estate project.

A. RERA Designated Collection Account (100%)

B. RERA Designated Separate Account (70%)

C. RERA Designated Transaction Account (30%)
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In case of the real estate projects developed based on Joint Development
Agreement (JDA) two set of the above 3 accounts to be opened i.e. one set for the
land owner and another set for the promoter, irrespective of nhumber of land owners
and promoters.

A) RERA Designated Collection Account (100%):

The entire amount (100%) collected from the allottees from time to time
should be first deposited in the ‘RERA Designated Collection Account’.

The account name shall be as follows:

“RERA Designated Collection Account (100%) — (Name of the project) —
(Name of the promoter)”.

The bank where the RERA Designated Collection Account is opened shall
ensure that no debits or withdrawals are permitted by means of cheque, debit card,
credit card, internet banking facility or any other payment methods or any means of
instruments from this account.

The promoter shall furnish particulars of the ‘RERA Designated Collection
Account’ of the project in the allotment letter and in the agreement with the
existing/prospective home buyers for the purpose of receiving payments towards
allotment in the registered project.

Once the amount is received in the 'RERA Designated Collection Account’,
70% of the amount shall be transferred to the ‘RERA Designated Separate Account’
and the balance 30% to the 'RERA Designated Transaction Account’ through auto
sweep facility at the end of the same day.

B) RERA Designated Separate Account (70%):

The promoter shall open and maintain "RERA Designated Separate Account”
for the project in the same bank and branch for each registered project separately
wherein 70% of the amount received in "RERA Designated Collection Account” from
the allottees shall be transferred through auto sweep facility to the RERA Designated
Separate Account at the end of the same day.

The account name shall be as follows:

“RERA Designated Separate Account (70%) — (Name of the project) -
(Name of the promoter)”.

The above account shall be free from all encumbrances and should not be an
escrow account. This account shall be free from lien, loans, third party control i.e.

lender / bank / financial institution and cannot be attached by any other Government




Authority / body unless any direction is given by Tamil Nadu Real Estate Regulatory
Authority (TNRERA).

The amount from the ‘RERA Designated Separate Account’ shall be withdrawn
by the promoter only after submission of Form 1 (Architect Certificate), Form 2
(Engineer Certificate) and Form 3 (Certificate by Chartered Accountant in practice)
as prescribed in Regulation 7, to the bank and should be uploaded on TNRERA’s
portal. All the Certificates issued by Chartered Accountant shall contain QR Code.
The money withdrawn from the separate account shall be credited to the ‘RERA
Designated Transaction Account’” and shall be utilized only for meeting the following
expenditure incurred on the project.

1. Land Cost

2. Cost of Construction / Development cost

3. Refund of the principal amount, if any, to the allottees subject to a

maximum of 70% of the total refund.
C) RERA Designated Transaction Account (30%):

The promoter shall open and maintain a project transaction account and all
transactions relating to project development shall be from this account only.

Only upto 30% of the amount realized for the real estate project from the
allottees from time time in 'RERA Designated Collection Account’ of the project shall
be transferred to the ‘RERA Designated Transaction Account’.

The account name shall be as follows:

“"RERA Designated Transaction Account (30%) — (Name of the project) —
(Name of the promoter)”

Funds mobilized by the promoter from sources other than the allottees such
as project loan, promoter’s contribution, etc. shall also be credited in the '‘RERA
Designated Transaction Account’.

This amount can be utilized for meeting expenses towards refund (subject to
a maximum of 30% of the total refund), compensation, interest on refund /
compensation, marketing, repayment including interest on project loans, project

administrative and overhead expenses and the penalty, if any, imposed by TNRERA.

ii) Report to the Authority:
The promoter shall submit following disclosure for existing secured/
unsecured finances availed for the real estate project by mortgaging land or

(19)
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building/flat or both and serve the loan and interest thereon from ‘RERA

Designated Transaction Account’.

Name of the lender

Address of the lender or lender branch
Date of borrowing/ disbursement
Sanctioned amount

Disbursed amount

Outstanding amount

Details of mortgage (If any)

® N O LA WN

Declaration of Chartered Accountant certifying that loan amount is used
for this project only.

If the promoter is availing project loan after registration with TNRERA he
shall disclose the details as mentioned above, then and there, immediately.

iii) Change of three Bank Accounts of the Project:

Any change in the above three bank accounts of the project, after registration
of the real estate project with the TNRERA will be permitted for valid reasons only
with the prior written approval of the Authority. The promoter shall submit
affidavit cum declaration, Form RA1l, RA2, RA3 & RA4 as per the format available
in the Authority’s website for change of bank accounts.

iv) Closure of Bank Accounts:

On completion of the project, the promoter shall file an application for
completion of the real estate project as per the checklist as hosted in the Authority’s
website along with the prescribed fee. On issue of completion report by TNRERA,
and on receipt of the said completion report by the bank, the bank may permit the
promoter to withdraw the balance amount from all the three accounts. This
Authority will also notify about the completion of the project on the Authority’s
website.

v) Obligations of the Bank:

The banks shall be obliged to follow the provisions of opening, operating and
closing of all three accounts.

o All the three TNRERA Designated Bank Accounts shall be opened in the same
bank and branch.
¢ The bank and branch where the three accounts are opened shall ensure that

no debits or withdrawal are permitted from the ‘RERA Designated Collection




Account (100%)" by means of cheque, debit card, credit card, internet
banking facility or any other payment methods or any means of instruments
except through an auto sweep facility to transfer the 70% of the amount from
the 'RERA Designated Collection Account’ to the '‘RERA Designated Separate
Account’ and 30% to the '‘RERA Designated Transaction Account’.

o The banks shall strictly follow the nomenclature prescribed by TNRERA.

o The bank shall take a written standing advice from the promoters at the time
of opening of the three accounts for auto transfer of funds deposited in the
‘RERA Designated Collection Account” of the real estate project in the
proportion of 70% and 30% to the 'RERA Designated Separate Account’ and
‘RERA Designated Transaction Account’ respectively.

o The banks shall issue the certificate in the prescribed format, (Form-A) as
hosted in this Authority’s website to the promoter and the promoter shall
upload the bank certificate while filing of application for project registration.

o The bank shall suspend withdrawals/transfers from all the three accounts of
the project upon lapse of registration as mentioned in Form-C issued by
TNRERA. However, the bank accounts shall remain operational only in the
event where TNRERA has granted extension of the project validity which is
uploaded in the Authority’s website.

o In the event of any orders of the Authority for freezing/de-freezing of any of
the project accounts, the banks shall immediately comply with such orders of
the Authority and shall accordingly freeze/de-freeze the concerned accounts.

vi) Transfer of amount from 'RERA Designated Separate Account (70%)’

to Fixed Deposit:

j\sif; @ Southern Builder———



The promoters may transfer the amount available in the ‘RERA Designated
Separate Account (70%)’ to Fixed Deposit through Auto sweep facility subject to the

following conditions:

i) The amount collected in the 'RERA Designated Separate Account’
may be transferred to the Fixed Deposit attached to the 'RERA
Designated Separate Account’ and shall not be transferred to any other
account in the same branch or to any other bank/branch.

i) On maturity of the Fixed Deposit or on pre-mature closure of the Fixed
Deposit, the principal amount along with interest shall be credited to the

'RERA Designated Separate Account’ only.
iii) The Fixed Deposit will be *No Lien” fixed Deposit.
iv) No loan can be obtained against or on such fixed Deposit.

v) No charge can be created on such Fixed Deposit.

This will come into effect for all the applications received from 01.01.2026

including resubmission applications.

Sd/-12.12.2025
Chairperson
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GST Calculations Particulars
S.No. Name
1 J.R. Sethuramaingam
2 T.M. S. Subramaniam & Co
3 A.R. Cementations
4 Varthini Foundations
5 Super Foundations
6 V. Five Hotel
7 M.S. Blue Stones
8 Cooper Elevators India Pvt Ltd
9 Stan India Pvt Ltd
10 Pandees Bricks
11 Sri Kannan Ventures Pvt Ltd
12 Avittam Homes
13 K. Annamalai
14 P.S.N. Brick Works
15 Thilaga Construction (P) Ltd
16 Chandhini Enterprises
17 Thillai Nataraja Readymix Concrete
18 Deepam Road Marking
19 Sakthi Windows & Doors
20 Impress Metals
21 R.V. Construction & Earth Movers
22 Khemka Timber & Plywoods
23 NST Property Developers
24 Metro OMR Castle City
25 PCS Industries Private Limited
26 Pallava Mines
27 Srilakshana Foundation
28 Sri Gajalakshmi Kalyana Mandapam
29 Rahul Associates
30 Quality Shelters
2\ s
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BAI
SOUTHERN
CENTRE

www.baisouthern.com

SPONSORSHIP
CATEGORIES

Title Sponsor
Rs.25 Lakhs

Platinum Sponsor
Rs.20 Lakhs

Diamond Sponsor
Rs.15 Lakhs

Gold Sponsor
Rs.10 Lakhs

Silver Sponsor
Rs.5 Lakhs

GST 18% as per Govt. norms

VIRTUAL TRANSFER DETAILS

Afc Name: Southern Builders Association | Afc: Indian Bank | Branch: Padi - Chennai | Ac.No: 8181202229 | IFSC: IDIBOOOP0O0O1

BAI SOUTHERN CENTRE

GLORIOUS 75

Grand Finale of the Platinum Jubilee Celebration

)

TOT AL NG B NN Builders' Association of India

INAUCURAL FUNCTION
XXX ALL INDIA BUILDERS' CONVENTION

thiru. M.K. STALIN

uuuuuuuu

hiru DURAI MURUGAN

PAN: ACTASG301E | TAN: CHEX03273E | GST: 33ACTAS6301E1ZG
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SOUVENIR
ADVERTISEMENT

Builders’
Association

of India
Southern Centre

ESTD: 1941

APPEAL FOR SOUVENIR ADVERTISEMENT

Dear Sir/Madam,

Greetings from the Builders' Association of India, Southern
Centre.

The Builders' Association of India (BAl), Southern Centre,
is the largest and most active centre in the country,
representing engineering construction contractors and
builders since 1950. As the parent body of 53 centres
across Tamil Nadu and the Union Territories of Puducherry
and Andaman & Nicobar, BAI Southern Centre serves
over 15,000 business entities. We work towards the
development of the construction sector by addressing
challenges at both operational and policy levels.

We are privileged to commemorate a historic milestone
“Glorious 75: The Grand Finale of the Platinum Jubilee
Celebration” scheduled for Friday, 6th February 2026 at
5:00 pm at Chennai Trade Centre, Nandambakkam,
Chennai-600089.

Founded in 1941, BAl represents the interests of a wide
spectrum of professionals and stakeholders in the
construction industry, including builders, contractors,

ADVERTISEMENT TARIFF (Inclusive of 5% GST)

POSITION RATE

BackOuterCover  Rs. 400000
BacklnerCover Rs.300000
Frontlnner Cover Rs.300000
FulPage Colour Rs.50000
Haff Page Colour Rs.30000

engineers, architects, designers, consultants, and
suppliers. With nearly 40,000 members across India, BAI
is well represented in various government bodies and
major construction agencies.

As part of this momentous celebration, BAl Southern
Centre proposes to bring out a Special Souvenir to
commemorate the event. The souvenir will be widely
circulated among all members, industry professionals,
government officials, stakeholders and corporate leaders,
providing an excellent platform for advertisement and
outreach.

We invite you to be a part of this prestigious event by
supporting us through advertisement in the Platinum
Jubilee Souvenir.

We request you to kindly confirm your advertisement
participation at the earliest and forward the AD material
along with confirmation to the address below:

Mr. S. RAMAPRABHU
Chairman - Souvenir Committee

VIRTUAL TRANSFER DETAILS

A/c Name Southern Builders Association
Al :  Indian Bank

Branch Padi - Chennai

Ac.No : 8181202229

IFSC :  IDIBO0OPOO1

PAN . ACTAS6301E

TAN : CHEX03273E

GST . 33ACTAS6301E1ZG
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New Patron Members

Mr. Arvindkumar

M/s. SAK Housing and
Properties Pvt. Ltd.

Builder

S2, 2/429, Shri Ragavendra
Apartment, Shri Krishna
Nagar, Valar Garden,
Perumbakkam, Medavakkam,
Chennai - 600 100

Mobile No. 9962875812

Mr. B. Mohan
M/s. Sri Sakthi Enterprises
No. 335, Railway Station

| Road, Korattur,

Chennai - 600 080
Mobile No. 9841007356
9962314441

Mr. MP Saichandran

M/s. BMP Builders and
Developers India Pvt. Ltd.
Builder

BMP Group of Companies,
Administrative Office, Sai
Chandan Villa, No. 48A, |
Block, 10th Street,

Anna Nagar East ,
Chennai - 600 102

Mobile No. 9597356630

Mr. N. Bharath
Civil Construction

| No. 79, Arcot Road

Valasaravakkam,
Alwarthirunagar
Chennai - 600 087
Mobile No. 6381989096

Mr. Muthu

M/s. KMR Concrete
Readymix Concrete

Survey No. 1330B/1A1 & 1A2
Sembarambakkam Erikarai
Road, Kundrathur,

Chennai - 600 069

Mobile No. 7397755899
9488252299

Mr. N. Balaji

M/s. S.M. Construction
Builder

Flat No. 48/2, United India
Insurance Colony

Circular Road, Kodambakkam
Chennai - 600 024

Mobile No. 9940647479

Mr. E. Maharajan

M/s. Unitech Construction
Company

Construction

No. 106J/2B, Palai Road
Millerpuram,

Tuticorin - 628 008

Mobile No. 9442275098
9443175031
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© [Regd. No. TN/CCN/467/2012-14.

GOVERNMENT OF TAMIL NADU [R. Dis. No. 197/2009.
2025 [Price: Rs. 1.60 Paise.

TAMIL NADU
GOVERNMENT GAZETTE

EXTRAORDINARY PUBLISHEDBYAUTHORITY

No. 836] CHENNAI, TUESDAY, DECEMBER 186, 2025
Margazhi 1, Visuvaavasu, Thiruvalluvar Aandu—-2056

Part lll—Section 1(a)

General Statutory Rules, Notifications, Orders, Regulations, etc.,
issued by Secretariat Departments.

NOTIFICATIONS BY GOVERNMENT

MUNICIPAL ADMINISTRATION AND WATER SUPPLY DEPARTMENT
AMENDMENTS TO THE TAMIL NADU URBAN LOCAL BODIES RULES, 2023,

[G.O. Ms. No. 480, Municipal Administration and Water Supply [MA.IV], 16th December 2025,
wrisifl 1, flgauraus, Sgousigran gemrE-2056.]

No. SRO A-35(b)/2025,

In exercise of the powers conferred by section 198 of the Tamil Nadu Urban Local Bodies Act, 1998 (Tamil Nadu Act
9 of 1999), the Governor of Tamil Nadu hereby makes the following amendments to the Tamil Nadu Urban Local Bodies
Rules, 2023:-

AMENDMENTS,
In the said Rules,-

(1) inrule 255, in sub-rule (1), in clause (c), in the first proviso, for the word “assessee”, the word “lessee” shall be
substituted;

(2) inrule 2586, after sub-rule (4), the following sub-rule shall be inserted, namely:-

“(4-A) Any return filed for fransfer of property under this sub-rule shall be accompanied by such fee of Rs.500/-
(Rupees five hundred only) for residential building and Rs. 1000/- (one thousand only) for non-residential building”.

(3) in rule 258, in sub-rule {2), the following expression shall be added, at the end, namely:-

“The return shall contain all details of ownership, size of land, plinth area of building, type of construction, nature
of use, building permission details, occupancy certificate, date of construction, date of occupation, photograph
of property and such other relevant details as may be sought by the Commissioner through the self-assessment
system from time to time";

(4) in rule 260, in sub-rule (3), the following expression shall be added at the end, namely:-

“and such rectification shall be made by the commissioner within two years as specified in section 98 of the Act.™;




(5)

in rule 265, in sub-rule (2), in clause (h), after the expression “educational”, the expression “social, cultural®, shall

inserted:

(6)

@)

(8

C)

in rule 268,-
(a) insub-rule (2), for the axpression "thirty days”, the expression “a month” shall be substituted:
(b} after sub-rule (3), the following proviso shall be inserted, namely:-

“Provided that the grant of incentive and levy of interest referred to in sub-rules (2) and (3) shall not be
applicable to the buildings owned by the State Government, Central Government, Municipality, Panchayat or
statutory body or Undertaking under the control of State or Central Government.”;

inrule 271,

{a) in sub-rule (7}, in clause (b), in sub-clause (i}, for the expression "Chapter VII", the expression
“Chapters Vi and VI-A”" shall be substituted;

(by insub-rule (11).-
{i) in clause (), the expression “In case of municipal councils and town panchayats,” shall be omitted;
(i) after clause (b}, the following clause shall be added, namely:-

“{c) The Assistant Director in case of Town Panchayats, the Regional Director of Municipal Administration in
case of Municipal councils, the Director in case of all other Municipal Corporations and the Government in case
of Greater Chennal Corporation, may, either suo motu or on the report of Executive Authority, if they consider that
the decision of the Committee in respect of any appeal disposed of by i, is not in accordance with the provisions
of the Act and Rules, cali for and peruse such records as they may consider necessary and either decide not
to interfere in the matter or pass such order as found necessary in the matter, The order so passed by the such
revisionary authority in this behalf shall be binding on the Council.”;

{c} after sub-rule (1), as so amended, the following sub-rule shall be inserted, namely:-

“(11-A} The Government may, suo~-motu or on representation or otherwise, if they consider that the decision
of the Committee in respect of any appeal disposed of by it or any order passed by revisionary authority is not
in accordance with provisions of the Act and Rules, call for and peruse such records as they may consider
necessary and either decide not to interfere in the matter or pass such order as found necessary in the matter.
The order so passed by the Government in this behalf shall be binding on the Council.”;

in rule 273, for sub-rule (3}, the following sub-rule shall be substituted, namely:-

“(3) The Council may determine the rate of levy of education tax at a rate not exceeding five per cent of
the annual value of all lands, buildings, telecommunication fowers and storage structures built on or attached to
fand.”;

in rule 318, for sub-rules (1) and (2), the following sub-rules shall be substituted, namely:-

“(1) The Council may grant lease or rent out any land or building belonging to it for use and occupation for a
period not exceeding,-

{a) three vears to the general public for non- commercial purpose;

{b) nine years to the Central or State Government Departments, Public Sector Undertakings or Statutory
bodies owned or controited by the Central or State Government;

{c) twelve years, subject to renewal at the end of every three years, in the case of commercial shopping
complexes, shops, bunk stalls, market shops, bus stand shops, open stalls and community halls, etc.

{1-A) While granting lease or rent, the following guidelines shall be followed, namely:-

(a) Granting of Lease of, all immovable properties, of the municipalities for the first time shall be made
through public auction.

{b) Municipal shops shall be izased out for a period of three years at a time. After compietion of the
three-year lease period, the lease agreement shall be automatically renewed for a further period of
three years subject 1o a maximum of twelve years,

(¢} Every vear, the lease amount shall be increased by five percent. This increase shall apply to the
existing lessees who are currently holding municipal properties also.

i L
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(d} On completion of twelve years, the lease shall not be extended further,

{e) The lease rate shall be revised based on the prevailing market value of the building or land and the
property shall be leased out through public auction.

{fy The lessee shall pay the following fees for the renewal of their lease at the end of every three years
and sign agreement with municipality by accepling lease conditions:-

(i) Upto 100 sq. ft: Rs.2,500/- (Rupees two thousand and five hundred only});

(i) From 101 sq.ft and upto 500 sq.ft: Rs.5000/- (Rupees five thousand only};

(ili) From 501 sq.ft and upto 1000 sq.ft: Rs.7,500/- {(Rupees seven thousand and five hundred only);
(iv) 1,001 sq.ft and above: Rs. 10,000/ (Rupees ten thousand only);

{g) The legal heirs of the lessee may seek transfer of lease rights to their name provided they
pay all the outstanding dues and agree to pay the lease amount fixed by the municipality from
time to time. The legal heirs shall be bound by the general lease conditions and regulations.
The application for name transfer shall be accompanied by a fee of Rs.5000/- (Rupees Five
thousand only}).

(1-B} In the case of agricultural land for agricultural purpose, the Councli may grant lease for a period not exceeding
twenty years:

Provided that the Govemment may, in special and extracrdinary circumstances, allow the council
to sanction jong lease beyond the period prescribed in clause (iv} of sub-section (3) of section 78 of
the Act.

{1-C) The licericee for the municipal properties, such as, markets, bus / vehicle entrance, park, slaughter house,
toilets, road margin, bus stand waiting room / cloak room, pay and use toilets advertising through LED screen,
weighing machine and other utility services like fish farming, ete. shall be eligible to collect usage charge as may
be fixed by the Council, subject to the following conditions:-

(@)

(b
(c)

(d)

{e)

The right to coltect the charges by the licencee shall be for a period of three years only and thereafter
auction cum tender, including e-tender, shall be conducted afresh.

The licence fee for the first year shall be paid by the licencee at the time of granting such licence.

The licence fee for the second year shall be enhanced by five percent and be paid by the licencee at the
beginning of the second year;

The licence fee for the third year shall be enhanced by five percent of the second year fee and be paid by
the licencee at the beginning of the third year,

For every subsequent year, the licence fee shall be paid, on or before the last day of February of the
previous year,

{2} Lease rent or rent shall be paid in the following manner, namely:-

(@)

{cl
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A formal notice shall be served fo the exisling lessee, six months prior fo the expiry of three years
lease term, seeking confirmation of acceptance of the revised rate. In the case of non-acceptance,
re-auction process shall be commenced:

Provided that for renting of shops in shopping complexes or public markets, the collection of rent shall be
made avery month,

A penal interest at the rate of twelve percent shall be levied on licence fee, lease rent or rent that is not paid
within the prescribed date and is due.

The leased or lease - rent properties shall be reguiated in the following manper, namely:-

(iy Public sanitation and maintenance work of leased out properties may be carried out by the contractors
concerned.

(i) The municipality shall execute tenancy agreements with the licensee or lessee online, at the cost
of licensee or lessee, as the case may be in accordance with the provisions of the Tamil Nadu
Regulation of Rights and Responsibilities of Land Lords and Tenants Act, 2017 {Tamil Nadu Act 42 of
2017).

(iify Where the rent is fixed as per Public Works Department schedule of rate, it may be
reduced up to ten percent for first floor, fifteen percent for second floor, twenty-five
percent for third floor and above,

48 i



(iv) Depending on the location and accessibility, discount of ten percent, fifteen percent and upto twenty
percent may be applied to the rent fixed for buildings, as determined by the PWD schedule of rates.

(v} When the bidder quotes a rate higher than the rate, fixed by the municipality, the proportionate deposit
shall be increased, and a Bank Guarantee certificate for fifty percent of the deposit amount shall be
collected.

(vi) Sixmonths prior to the end of the lease or licence period, as the case may be, the pracess of re-fixing
the rent shall be commenced.

(vii) In the event of multiple auction {more than four, including one e-augtion) with no bidder meeting
the fixed rate, the rate may be reduced up to ten percent. However, any reduction exceeding this
threshold may be given with the during the duration of the lease.

(vili) The lease rent or rent shall be enhanced every year by five percent during the duration of the lease.

(ix) When re-fixing of rent after tenure of a lessee for new constructions, if the PWD rate exceeds the
market rate by more than twenty-five percent, the higher of the two rates shall be adopted.

(x) During the reconstruction of buildings, preference shail be given to the existing lessees who had
signed a Memorandum of Understanding (MoU) earlier, while accepting the average value of the
open tender allotted by a transparent lot method, subject to satisfaction of all other conditions.

(x) Sub-committees shalf be constituted at regional level fo resolve the issues, including the cases where
anomalies, if any arise, in the revised rates and such committees may be reconstituted by the Director
based on reorganisation of municipalities,

(xii) The decision made by the sub-committee shall be placed before the council for approval, lssues that
could not be resolved at the sub-committee level shall be escalated to the State Level Committee for
further review.”.

(10) in rule 385, after the expression ‘municipal imits”, the following expression shall be inserted, namely:-

“with the technical inputs from Public Health Authority of the Government regarding the choice of pesticides,
human resource, surveillance, etc.,”.

(11) in rule 390, in sub-rule (3), the expression “The entry into such sewer or septic tank by human being shall also
be prohibited” shall be added at the end,

(12) in rule 392, in sub-rule (13), the expression “as far as possible” shall be omitted.

D. KARTHIKEYAN,
Principal Secretary to Government.
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{5} The Commissioner may, by notice, at any time, require any or every owner or occupier as the
case may be, of a building, land or storage structure and in case of telecommunication lower, owner of the
jand or building on which such tower is erected, to file a return as per Form 1 within fiteen days from the
date of such notice:

Provided that the time limit notified under sub-rule {5) may be extended by the Commissioner for a
further perlod not exceeding fifteen days.

{(8) {a} Y any building or storage structure in the municipality is demoflished, destroyed or removed,
the owner or cccupier as the case may be shall be required to give such natice to the Commissioner and
until the notice is given, the owner or occupier shall be liable for payment of property tax for which he would
have been liable had the building or storage structure not been demolished, destroved or removed.

{b} it any telecommunication tower is demolished, destroved or removed or its lease agreement
is terminated by either of the party for any reason whatsoever, the owner of the land or building on which
such tower is erected shall be required to give such notice to the Commissioner and until the notice is given,
such owner shall continue to be liable for payment of its property tax. ‘

{c) The property tax shall not be levied from the half-year in which the notice of such demolition,
destruction, removal or termination of agreement is given by the ownrer or occupier, as the case may be, or
the half-year in which such demolition, destruction, removal or termination of agreement occurs, whichever is
fater:

Provided that such owner or occupier in case of building and storage structure and in case of
telecommunication tower, the owner of the fand or building on which it is erected shall continue to be liable
for any arrears that may have accrued.

257. Procedure for assessment of property tax.— (1) On receipt of the return in Form 1 or Form 2
or Form 3, as the case may be, the Commissioner or any officer authorised by him in this behalf after
verifying the correctness of the details furnished in the return by inspection and necessary enquiries and
after satislying himself that the particulars furnished in the return are correct, shall arrive at the property tax
payable in relation to such building, land, telecommunication tower or storage structure in accordance with
ihe rates fixed by the council and pass the assessment order which shall be served to the assessee of the
building, land, telecommunication tower or storage structure as the case may be, within thirty days from the
date of receipt of the filed return. ,

{2) The assessee shall be given not less than fifieen days from the date of receipt of the assessment
order to raise objections, if any.

(3) The Commissioner shall consider the objections raised by the assessee in such representation
and pass written orders thereof, within a period of fifteen days from the date of receipt of the objection.

{4} The property tax payable in respect of lands, buildings, telecommunication towers or siorage
structures so assessed shall be levied with effect from the half-year in which it is assessed.

258. Procedure for self-assessment of property tax.— (1) The Gouncil may, at any time, introduce
a system of self-assessment in any part or whole of the municipality, for any category of properties.

{2} The owner or occupier as the case may be, of the land, building, or storage structure and in case of
telecommunication towers, the owner of the land or building on which such tower is erected shall be required
to file a return regarding new assessment in case of new consiruction or occupation and re-assessment in
case of additions, aiterations or modifications as per the facility made available by the Commissioner within
such timelines as indicated under rule 256 and the assessment will be generated based on the return filed
without any further inquiries or inspections by the Commissioner.

(3} An audit at random or through pre-defined criteria shall be undertaken for the selff-assessments
made under sub-rules (1) and (2) in respect of plot size, plinth area, fioors, usage and any other particulars,
as determined by the Commissioner.




Provided that the Commissioner may apportion the amount of property tax on such land, building or
storage structure among several co-owners.

{4} Wherever the person primarily liable to pay such tax is absent or untraceable or has failed to pay
the tax or the tax cannot be recovered from him, the occupisr shall be jiable for payment of property tax and
shall also be entitied to the incentive, f admissible:

Provided that if there is more than one occcupier, the amount of tax may be apportioned and
recovered from each of such occupiers in proportion to the total assessed annual value of the premises as
occupied by him.

(5) it the occupier fails to pay the amount due, he shall be deemed to be a defaulter and the said
amount may be recovered from him in accordance with section 116-A of the Act and these Rules.

{8) ¥ any amount is recovered from any occupier under these Rules, such occupier shall, in the
absence of any contract to the contrary, be entitled to recover the same from the owner and rmay deduct the
same from any rent then or thereafter due by him fo the owner.

256. Filing of return for levy of property tax.— (1) Every owner or occupier, as the case may be, of
a land, building or storage structure shall file a return to the Commissioner as per Form 1 for the assessment
of property tax leviable within thirty days from the date of completion of construction or date of occupation,
whichever is earlier.

{2} In case of any addition, alteration or modification in property, whether in terms of extent or usage,
the owner or ocoupier, as the case may be, of the land, building or storage structure shall file a fresh return
to the Commissioner as per Form 2 for reassessment of property tax teviable within thirty days from the date
of such change:

Provided that the purpose of assessment and reassessment of telecommunication towers under
sub-rules (1) and (2}, the owner of the {and or building on which such tower is erecied shall file a return to
the Commissioner as per Form 1 for assessment of property tax leviable within thirly days from the date of
iease agreement for erection of the tower and as per Form 2 for reassessment of property tax within thirty
days in case of any change or renewal of the iease agreement.

(3} {a) Whenever the title of any person primarily liable {0 pay property tax on any premises o or
over such premises is transferred, the person to whom the same shall be transferred {‘ransfereg’) shall file a
return as per Form 3 1o the Commissioner within three months of registration of the transfer deed.

{b} In the event of the death of any person primarily liable as aforesaid, the person o whom the
title of the deceased shall be transferred as heir (‘transferee’} or otherwise shall file a return to the
Commissioner within one year from the date of death as per Form 3.

{c) The name of the transferee shall only be entered against the property in the municipality's
property records when any outsianding property tax dues il that half-year have been cleared by the
transferse or the transferor:

Provided that no transter shall be made in the name of the transferee if there is a civil suit related to
the property’s ownershio pending in any court of law:

FProvided further that nothing will prevent the municipality from implementing any court order relating
to the said property unless there is a stay granted by any competent court.

{4} BEvery person who makes a transfer as aforesaid without filing a return to the Commissioner shall,
in addition {o any other Hability which he may incur through such neglect, continue to be liable for the
payment of the properly tax assessed on the premises transferred until he has given notice or until the
ransfer shall have been recorded in the municipal registers, but nothing in this ssction shall be heid to
atfect,—

{a} the lability of the transferee for the payment of the said tax; or

{b) the prior claim of the municipality under sub-section {8) of section 82 of the Act.
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ABSTRACT

Registration Department - Registration of instruments ot aeea of first sale of
apartment/flat/villa/row house/villament in composite value - Set off of
stamp duty and registration fee paid for construction agreement registered
before 01.12.2023 - Notified.

MMERCI XES AND REGISTRAT PA T

G.0. (Ms.) No.166 Dated : 19.12.2025

oo @neusi, sl - 04,

SHapaudreni @, 2056.
Read:

1. G.0.(Ms)No.131,  Commercial  Taxes  and
Registration (J1) Department, dated 01.12.2023.

2. From the Inspector General of Registration,
‘Letter N0.32116/C2/2024-2, dated 01.08.2025.

Aok K K %

ORDER:

In the Government order first read /above, orders were issued granting
concession in stamp. duty for ‘deeds for the first sale of
apartment/flat/villa/row house/villam‘ent in the State of Tamil Nadu. From
01.12.2023 onwards, the Registration Department, Government of Tamil
Nadu allows to, register sale deed including undivided share (UDS) of land
and building by following the Real Estate Regulatory Authority Act, 2016.

2. In the letter second read above, the Inspector General of
Registration has requested to,-

a) vreduce the stamp duty payable on first sale of
apartment/flat/villa/row house/villament of any real estate project as
envisaged in the Government Order first read above by a sum of amount
equal to the stamp duty already paid in respect of a previously registered
construction agreement relating to one and the same superstructure
comprised in the Instrument deed of composite sale.

b) reduce the registration fee payable on first sale of
apartment/flat/villa/row house/villament of any real estate project as
envisaged in the Government Order first read above by a sum of amount
equal to the registration fee already paid in respect of a previously
registered construction agreement relating to one and the same

sunerstructure comorised in the Instrument deed of combposite sale.




B

3. The Government after careful examination on the request of The

Inspector General of Registration, have decided to accept the same and
orders accordingly,

4. Accordingly the Notifications appended to this order shall be
published in an Extraordinary issue of the Tamil Nadu Government Gazette,
dated 19.12.2025. The Works Manager, Government Central Press,
Chennai-01 is requested to send 50 copies'to the Government and 100

copies to the Inspector General of Registration of the Gazette in which the
notifications are published. - : |

(BY ORDER OF THE GOVERNOR) -

' SHILPA PRABHAKAR SATISH
SECRETARY TO GOVERNMENT

0/o Inspector General of Registration
Chennai-28

Endorsement No.3211 2/2024-2, D

A copy of the Government order (Ms) No.166/Commercial Taxes
and Registration (J1) Department dated 19.12.2025 is communicated for
information and necessary action.

Additional Inspector General of Registration
(Stamps and Registration)

APPENDIX,
NOTIFICATION-I.

In exercise of powers conferred by clause (a) of sub-section (1) of
section 9 of the Indian Stamp Act, 1899 (Central Act II of 1899), the
Governor of Tamil Nadu hereby reduces the duty chargeable under the said
Act in respect of the instruments of deed of first sale’ of

apartment/flat/villa/row house/villament of any real estate project in the
following manner:- $

The duty chargeable as per Commercial Taxes and Registration
Department’s Notification No.II(2)/CTR/1025(b)/2023 published ‘in the
Tamil Nadu Government Gazette Extraordinary, dated 01.12.2023 shall be
levied after deducting the stamp duty already levied for the registration of
the construction agreement relating to the same superstructure of the first
sale of apartment/flat/villa/row house/villament of any real estate project as
envisaged in G.0.(Ms)No.131, Commercial .Taxes and Registration (J1)
Department, dated 01.12.2023:

Provided that the aforesaid deduction of the duty shall be applicable
only in respect of composite deeds of sale registered on or after 01.12.2023
and for which construction agreements registered on or before 30.11.2023.

SHILPA PRABHAKAR SATISH
SECRETARY TO GOVERNMENT




Whereas the Governor of Tamil, Nadu is of the opinion that it is
necessary In the public interest so to do and in exercise of powers conferred
under section 78-A of the Registration Act, 1908 (Central Act XVI of 1908),
he, hereby reduces the fee payable under the Table of fees prepared under
sectlon 78 of the Act. in respect of Instrument of deed of first sale of

apartment/flat/villa/row house/vlllament of any real estate: pro;ect in the
following manner:- .

The fee payable under the 2nd proviso to Article 1(a) of the Table of
fees shall be levied after deducting the registration fee already paid for the
registration of the construction agreement relating to ' the -same
superstructure of the first sale of apartment/flat/villa/row house/villament of

any real estate project as envisaged in:G.0.(Ms) No. 131 Commercoal Taxes
and Registration (J1): Department; dated01.12.2023:

Provided that the aforesaid deduction of the fees shall be applicable
only in respect of composite deeds of sale registered on or after 01,12.2023
and for which construction agreements reglstered on’ or before 30 11,2023.

ket SHILPA PRABHAKAR SATISH
’ SECRETARY TO GOVERNMENT |
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FRP TANKS Fibtec 15

FEATURES: » BIO-SEPTIC TANK for BWT

« 8500+ tanks were installed.
« Life time structural Guarantee.

« Light weight & Good Mech Strength.

» PACKAGED STP (BLACK & GRAY WATER)
« Easy to transport, handle and installation. e

« Installation in one day & Same day in use.

« Installed tank can be shifted for reinstallation.
« Mfd. and tested as per AWWA D-120 standards.
« Underground, On ground & Roof top installation.
& 100% FRP construction; Rust free even in Saline cor
« No tank deformation, due to the soil load & Vehicle load.
& No percolation, even moisture from earth to tank to earth.

« Installation space by volume 5% more than the storage capacit ATER STORAGE (SUM TARK

 No electricity « Never contaminate surface water.
& 100% Hygienic. & 100% Chemical & Maintenance free.
« 100% Noice free & Odour free. & Life time no septic tank cleaning by Lorry.

« Enhanced bacterial activity for & Single System capacity: Small system 7
digestion. Persons; Big system 360 Persons.

BIO-SEPTIC TANK for BWT

A

& Never contaminate surface water. « Reuse the water for gardening /
& 100% Hygienic, Odour & Chemical free. Toilet flush

| , & Enhanced bacterial activity for digestion. ¥ Plant capacity: Min 1.0 KLD; Max.
' Custom built for any capacity.
. s & Life time no septic tank cleaning by

PACKAGED STP (B & G WATER Lorry.

& Glossy finished inner, No algae & No Bio-fouling
 Single tank capacity 1.0 M®> Max. 65 M?

& Designed for the storage of Black and Gray Sewage

SEWAGE COLLECTION TANK

A

Fibtec Enterprises

B4 & B5, Puthur Village, Mappedu, Chennai - 600 126, India.
Phone: +91 94445 79900, +91 93825 12009 | Email: sales@fibtec.net | Web: www.compositetanks.org
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I" e a l [ I d a S 1% EMI Plan Attractive ROI starting Trade-in benefits
s 75 Starting from 375 000 from 6.75% Attractive benefits

with a Down Payment 3 —— on Trade-in of your current car

of 317 Lakhs Enjoy special interest rates

only in September 2025

._‘..-i:f-"

3 :.Book today for festive deliveries. Avail depreciation benefits in September.

TITANIUM MOTORS - A VST Group Company: +91 96000 66579
‘r ¥§l City Showroom - Anna Salai | South Chennai Showroom-Thoraipakkam | Pondicherry & Vellore
Workshop - Perungudi. www.titaniummotors.mercedes-benz.co.in
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Appllcatlons ROADS DAMS, CANALS & WATER WAYS

SCHWING Stetter(India) Private Limited

Reg. Off. - F71/72 SIPCOT Industrial Estate, Irungattukettai,

Sriperumbudur, Kanchipuram District - 602117, Tamil Nadu, India.
Contact/Whatsapp- +9191766 01882 Toll Free : 1800 123 1479

Email : enquiry@Schwingstetterindia.com Website : www.schwingstetterindia.com




