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1. Executive Summary 
i. This model identifies the top twenty Indian municipal city markets for CALI FISCAL GRID  

based on scale, municipal property-tax relevance and visible fiscal-unit opportunity. 
ii. Across the 20 cities, the current visible/assessed fiscal CLA unit base is estimated at about 214.7 

lakh units. With CALI FISCAL GRID unitisation, building reconciliation, GIS/drone/satellite 
validation, registry linkage and under-assessment correction, the future fiscal CLA base can 
expand to about 407.5 lakh units. 

iii. The present reported/estimated property-tax base across these cities is about Rs 33,576 crore 
per year. A CALI FISCAL GRID  three-year base-case target of 3x would take this to about Rs 
100,727 crore per year, creating additional annual municipal revenue of about Rs 67,151 crore. 

iv. The biggest absolute uplift candidates are Mumbai, Bengaluru, Delhi, Chennai, Hyderabad, 
Ahmedabad and Pune. The biggest discovery-rate candidates are Delhi, Mumbai, Kolkata, Jaipur, 
Kanpur, Lucknow and Patna because official municipal tax accounts are likely to understate the 
true unit-level fiscal universe. 

2. What is being counted as a Fiscal CLA Unit? 
A fiscal CLA unit is the smallest revenue-relevant land or built-space object that can carry a municipal 
fiscal liability, exemption, arrear, valuation attribute, usage tag, or compliance status. 

In a legacy municipal system, the visible unit is usually a property tax account, holding, assessment, 
tenement, khata, PID or house-tax record. In CALI FISCAL GRID , the fiscal unit becomes more 
granular: parcel -> building -> wing/block -> floor -> flat/shop/office/industrial unit -> 
parking/open plot/vacant land/high-value commercial use. 

Therefore, the future fiscal CLA count is not merely the current number of property taxpayers. It is 
the unit-level fiscal universe that becomes visible after atomisation, GIS reconciliation, building 
footprint extraction, registry and utility matching, occupancy/use tagging and valuation correction. 
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3. Modelling Assumptions 
1. Property-tax baseline: latest publicly reported annual property-tax number has been used where 

available. Where only total municipal tax is reported, a conservative property-tax proxy is 
flagged. 

2. Current fiscal CLA units: actual taxpayers/assessments/properties are used where published. 
Where unavailable, CALI model estimates are used and marked as model/proxy. 

3. Future fiscal CLA units: estimated by adding unmapped units, unauthorised or under-assessed 
properties, unit-level splits within multi-storey buildings, vacant land parcels, commercial-use 
corrections and registry/utility-discovered properties. 

4. Property-tax growth: the base-case target is 3x over three years. This is consistent with the CALI 
FISCAL GRID proposition of discovery, revaluation, demand correction, arrear enforcement, 
usage classification and land-value based fiscal intelligence. In low-coverage cities, a 4x upside 
can be possible, but the table uses 3x as the principal scenario. 

5. This is not an official municipal assessment roll. It is a strategic market-sizing and revenue-uplift 
model for prioritising city pilots and government-facing proposals. 
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4. Top 20 Municipal Cities:  
Property-Tax Growth Summary with  

CALI FISCAL GRID 

Rank City Municipal entity 

Current 
fiscal 
CLA 
units 
(lakh) 

Future 
fiscal 
CLA 
units 
(lakh) 

Unit 
expansion 

Current 
property 
tax (Rs 
cr) 

RAIN 3x 
target 
(Rs cr) 

Extra 
annual 
tax (Rs 
cr) 

Confidence 

1 Mumbai 
Brihanmumbai 
Municipal 
Corporation (BMC) 

28.00 55.00 2.0x 7,611 22,833 15,222 
High tax / 
model units 

2 Delhi 
Municipal 
Corporation of 
Delhi (MCD) 

13.53 45.00 3.3x 3,117 9,350 6,233 High 

3 Bengaluru 
BBMP / Greater 
Bengaluru 
Authority 

25.00 50.00 2.0x 4,930 14,790 9,860 High 

4 Hyderabad 

Greater Hyderabad 
Municipal 
Corporation 
(GHMC) 

14.08 28.00 2.0x 2,501 7,504 5,002 High 

5 Chennai 
Greater Chennai 
Corporation (GCC) 

14.00 28.00 2.0x 2,750 8,250 5,500 High 

6 Ahmedabad 
Ahmedabad 
Municipal 
Corporation (AMC) 

20.00 32.00 1.6x 2,271 6,814 4,542 Medium 

7 Pune 
Pune Municipal 
Corporation (PMC) 

11.33 20.00 1.8x 2,985 8,955 5,970 High 

8 Kolkata 
Kolkata Municipal 
Corporation (KMC) 

10.00 22.00 2.2x 1,304 3,910 2,607 Medium 

9 
Pimpri-
Chinchwad 

PCMC 7.32 10.50 1.4x 961 2,883 1,922 High 

10 Thane Thane Municipal 
Corporation (TMC) 

6.50 10.00 1.5x 878 2,635 1,757 Medium 

11 Visakhapatnam GVMC 5.50 9.00 1.6x 620 1,860 1,240 Medium 

12 Lucknow 
Lucknow 
Municipal 
Corporation (LMC) 

5.05 10.00 2.0x 579 1,737 1,158 High 

13 Kanpur 
Kanpur Municipal 
Corporation (KMC) 5.00 9.00 1.8x 582 1,746 1,164 Medium 

14 Vadodara 
Vadodara 
Municipal 
Corporation (VMC) 

6.50 9.50 1.5x 614 1,842 1,228 
High tax / 
model units 

15 Surat Surat Municipal 
Corporation (SMC) 

13.00 21.00 1.6x 577 1,731 1,154 Medium 

16 Indore 
Indore Municipal 
Corporation (IMC) 7.00 11.00 1.6x 500 1,500 1,000 Model 

17 Nagpur 
Nagpur Municipal 
Corporation 
(NMC) 

8.37 12.00 1.4x 253 758 505 High 

18 Bhopal Bhopal Municipal 
Corporation (BMC) 

5.50 8.50 1.5x 258 774 516 High tax / 
model units 

19 Jaipur 
Jaipur Municipal 
Corporations: 
Greater + Heritage 

6.00 11.00 1.8x 160 480 320 Model 

20 Patna 
Patna Municipal 
Corporation (PMC) 

3.06 6.00 2.0x 125 375 250 High 

 TOTAL Top 20 aggregate 214.74 407.50 1.9x 33,576 100,727 67,151 Model total 
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Interpretation: Cities in the top seven have the highest immediate revenue pool. Cities with lower 
reported property-tax bases but large populations may represent stronger hidden-discovery 
opportunities for CALI FISCAL GRID , especially where GIS surveys, registry matches, utility links and 
unit-level classification reveal a bigger fiscal universe than the current assessment roll. 

 

5. City-wise Notes and CALI FISCAL GRID Revenue Logic 
City Fiscal CLA opportunity Main RAIN levers Priority 

Mumbai 

Convert BMC building base 
into 
building/wing/floor/unit 
fiscal atoms; capture 
exempt, under-valued and 
high-value commercial 
units. 

Capital-value 
revaluation, unit-level 
usage tagging, arrears 
ledger, commercial 
intensity mapping, 
registry-property tax 
linkage. 

Pilot city / 
flagship 

Delhi 

Large taxpayer gap and 
mixed-use complexity; 
published taxpayer base 
still low versus built-up 
universe. 

Drone/GIS survey, 
SUNIYO learnings, 
mixed-use detection, 
health trade license 
integration, commercial 
unit discovery. 

Flagship 

Bengaluru 
Large khata base, rapid 
vertical growth and tech-
enabled e-khata transition. 

e-khata reconciliation, 
BESCOM/BWSSB 
linkage, satellite survey, 
commercial corridor 
revaluation. 

Flagship 

Hyderabad 

High growth, major gated 
communities, commercial 
corridors and vacant land 
taxation. 

Assessment revision, 
vacant land tax, high-
value commercial use 
tagging, registry/utility 
enrichment. 

Flagship 

Chennai 

Stable published taxable 
property base; significant 
potential in apartment and 
commercial classifications. 

Demand correction, 
arrear analytics, unit 
splits, land-value 
revaluation and 
occupancy mapping. 

High 

Ahmedabad 

Strong municipal tax 
discipline; opportunity in 
western high-value 
corridors and commercial-
use intelligence. 

Area/use factor 
correction, commercial 
surcharge, GIS building 
audit, value-zone 
analytics. 

High 

Pune High-value urban PMC/PMR linkage, unit- High 
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expansion, fringe areas, 
apartment units and 
IT/commercial assets. 

level splits, amnesty-to-
permanent enforcement, 
registry-property ledger 
link. 

Kolkata 
Dense old urban fabric, old 
valuation, mutation and 
arrear complexity. 

Unit area valuation 
correction, mutation 
integration, arrear 
segmentation, 
commercial occupancy 
tagging. 

High 

Pimpri-Chinchwad 
Strong registered property 
base with industrial and IT 
growth. 

Industrial/commercial 
classification, new 
assessments, arrear 
recovery, GIS 
verification. 

High 

Thane 

High-rise 
residential/commercial 
growth and corridor 
premium. 

Building permissions 
reconciliation, unit-level 
fiscal atoms, capital 
value revision, arrear 
enforcement. 

High 

Visakhapatnam 

Property plus vacant land 
tax growth already visible; 
port/industry/high-value 
plots. 

Vacant land assessment, 
large-industry 
reassessment, coastal 
zone value analytics. 

High 

Lucknow 

Taxpayer count is 
increasing; still large 
discovery opportunity in 
expanding urban fringe. 

GIS house discovery, 
ward-level valuation, 
commercial tagging, 
collection enforcement. 

High 

Kanpur 

GIS survey has already 
found additional houses; 
old industrial/commercial 
assets need 
reclassification. 

GIS-notice workflow, 
unit-level PID, 
industrial/commercial 
revaluation, arrear 
recovery. 

High 

Vadodara 

Healthy collection 
efficiency and strong 
property-tax share in 
taxes. 

Flood-adjusted 
reassessment, 
commercial corridors, 
GIS-based unit mapping. 

Medium-high 

Surat 

Formal tenement system 
exists; opportunity in 
high-density housing, 
textile/commercial and 
industrial assets. 

Tenement-to-CLA 
mapping, 
commercial/industrial 
rates, vacant land and 
use-classification. 

High 

Indore 
High municipal tax 
performance; requires 
property-tax split 

Clean-city data stack, 
GIS unitisation, 
commercial corridors, 

Medium 
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validation. differential valuation. 

Nagpur 

Large assessed property 
base but very weak 
compliance; huge arrear 
and default opportunity. 

Default segmentation, 
no-GIS property 
mapping, arrears 
recovery, high-value 
defaulter actions. 

High 
discovery 

Bhopal 
Moderate base but rate 
increase and compliance 
reforms can yield uplift. 

Rate correction, GIS 
survey, arrear analytics, 
lake/corridor premium 
valuation. 

Medium 

Jaipur 

Split municipal 
corporations and UD-tax 
style reporting mask 
fiscal-unit opportunity. 

Unified fiscal CLA grid, 
commercial/tourism 
assets, GIS survey, 
heritage/commercial 
use-tagging. 

High 
discovery 

Patna 

Low property-tax base 
relative to city scale; 
holdings data can be 
expanded through unit-
level mapping. 

Holding-to-unit 
conversion, ward 
survey, arrear recovery, 
commercial corridor 
mapping. 

High 
discovery 
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6. Why CALI FISCAL GRID changes the municipal tax equation 
From buildings to fiscal atoms: Legacy municipal databases often stop at a property account or 
building. RAIN goes down to flats, shops, offices, industrial units, open plots, parking spaces and 
commercial-use nodes. 

From static tax register to live fiscal grid: CALI creates a parcel-indexed and building-indexed 
fiscal grid where each fiscal CLA can carry ownership, occupancy, use, valuation, exemption, arrear 
and compliance metadata. 

From manual discovery to AI discovery: Drone images, satellite footprints, street imagery, building 
permissions, electricity meters, registry data and municipal ledgers can be reconciled to detect 
missing, under-assessed and misclassified units. 

From equal tax to intelligent tax: The system can apply progressive tax logic to high-value 
commercial zones, underused vacant land, premium corridors, large units, multiple holdings and 
revenue-dense assets. 

From annual collection drive to permanent enforcement: Each fiscal CLA can maintain a live 
arrear, demand, payment and enforcement status. This converts property tax from a one-time 
recovery drive into a continuous revenue operating system. 

7. Top revenue priorities 
i. Phase 1 flagship pilots: Mumbai, Delhi, Bengaluru, Hyderabad, Chennai, Ahmedabad and Pune. 

These cities alone can establish the national proof that RAIN can lift municipal property taxes at 
very large scale. 

ii. Phase 2 discovery pilots: Kolkata, Lucknow, Kanpur, Jaipur, Nagpur and Patna. These cities may 
have a bigger gap between visible tax accounts and actual fiscal assets. 

iii. Phase 3 high-efficiency extensions: Pimpri-Chinchwad, Thane, Visakhapatnam, Vadodara, Surat, 
Indore and Bhopal. These are strong municipal labs for specialised modules such as industrial 
fiscal atoms, vacant land tax, arrears recovery and high-rise unitisation. 

 
8. Final CALI FISCAL GRID  Positioning 

RAIN is  positioned as an AI-native global municipal revenue operating system. Its immediate 
Indian market is not merely the existing property-tax register; it is the hidden fiscal universe 
inside every parcel, building, floor, unit, commercial use, vacant plot and arrear ledger. The 
twenty-city model shows that India already has a large municipal tax base, but it is under-
atomised, under-valued and under-collected. CALI FISCAL GRID  can convert this into a live fiscal 
CLA grid and make municipal property tax the third leg of the fiscal trinity, alongside income tax 
and GST.  


