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Extract from that portion of the Supplementary Report on the
Development of Karachi, dated 1st September 1924, which relates
to Cantonment lands

, :
 Since the publication of the above report a large asrea of the land which
was then proposed to be taken over from the Military Deparbment has been
excluded as the result of & revision of boundaries agreed to at a conference
between representatives of the Government of Bombay and the Government
of India, held at Government House, Karachi, on 8th December 1924, at
which H. E. the Governor of Bombay presided.

The exclusion of this area reduced considerably the anticipated proceeds
from the sales of land, but at the same time a considerable reduction in the
amount payable to the Army Department for reinstating military buildings
was effected, as also a proportionate reduction in the costs of development.

Since the estimates inoluded in the original report were made there has
been @ decline in land values in Karachi, ss elsewhere, which may be
accounted to trade depression. It cannot however be snticipated that the
present stagnant conditions will endure indefinitely and the tvade returns for
Iast year are very encouraging. It is further to be hoped, and expected, that
with the completion of the Barrage ab Bukkur and the consequent opening out
of larga tracts of land producing wheat, rics, and cotton in the hinterland of
Karachi the trade of the port and town will receive great impetus, The
estimates of the proceeds from sales of land now included in the report have
however been revised in the light of conditions obtaining to-day. They may
therefore be taken as the very lowest prices and inasmuch as the period of
disposal is taken ab from 10 $0 20 years it may reasonably be expected that
they will be exceeded. :

" When the original estimates were made there were no facilities capable
of supplying the ares with drainage end water supply services, and it was
anticipated that special water supply reservoirs, and = speoial drainage pipe
line-with pumping plant from the area to the sewerage farm would be
required, 'These ifems added enormausly to the estimates of those services.
The progressive policy of Municipality outlined in their drainage and water supply
reports of 1924 and 1925 has already effected & great improvement in these
servioes, which will be further enhanced in the future. The Buperintending
Engineer, Public Health, by whom the estimates for these services were
prepared, has therefore been able fo make very considerable reductions in his
figures. : : /

Five years.ago when the reports were printed the rate of inferest obtaining
was 5} per cent.'and the estimates were accordingly based on that figure.
Interest on Government secuvities has now fallen to & per cent. and in
consequence that rate has been adopted in arriving at the revised figures
included in this report. -

The figures in the extract frora the report hereunder have therefore been
revised and bronght mp- fo date in the light of the changed conditions of
to-day. : )

-Extract from pages 17-18 of Mr. Mirams’ General Report on the
, Development of Karachi, 1923

THE CANTONMENT AREA
(Plan No, 9)

The oantonment area appears to be at the present fime perhaps the only
reasonable outlet for the Indisn community. None of the difficulties which
stand in the way of building in the other unbuilt upon areas adjoining the
town apply to it. It is convenjently situated and has tramway communication

wa 1l
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up to its boundary. Itis adjoining the water storage reservoirs, and that
ared which is not above the level of supply by gravity, can therefore be sup-
plied with water at 2 minimum cost. It rises gradually and would have an
casy and natura] fall for drainage. The main roads out of the fown run right
up to its boundary and can be extended straight into the area, the cost of road
construction per unit of land developed would be therefore low. It requires
no espenditure on filling. It is higher than any land adjoining the town.
1t has consequently in addition fo being the most suitable land for residential
purposes the great advantage of possessing capabilities of development: af low -
cost, an important matter, at the present fime when' the cost of works is high -
and money difficult to obtain, : :

The opening up of this area of 650 acres would provide all the building
land necessary to meet the present requirements of the middle classes ard, in
addition, would be ‘capable of absorbing the increase of population of those
classes for 15 or 20 years. Further it would connect with the Garden Quarter,
and allow the town an area of suitable width for extension, and the placing
of this land in the market would nndoubtedly tend to reduce the price of land
in the Garden Quarter. It must be remarked, however, that nearly half the
area is above the level of supply by gravity from the water storage reservoirs
and installation of & high pressure system will be necessary ; this however,
entails neither engineering difficulty nor great expense. A high pressure
system of supply for the general convenience .of the town should moreover
be one of the next improvements to be andertaken, forin most parts of the
town the pressure is insufficient to make the present supply available on any
but the ground floor. o -

The plan of development for the cantoriment area was prifarily made
with & view to forming a decision as tothe ext nt of Jand required for the
expansion of the town and 1o assish the estimation of the value of building
land which might be realised and the cost of development. The main roads
are of such alignment as would be essential in any scheme for development
of the area to connect np with existing and projected main arteries and the .
subsidiary roads; although the layout is. not claborated in any way it is
economically planned. It must be remembered that in the planning of a
suburban ares, an aesthetic effect should be aimed at by an avoidance of ugly,
and sn encouragement of attractive vistas, and will be largely directed by the
cheracter snd judicious siting of building and the planting of trees, etc.,
rather than by a'geometrically beautiful design which may easily miss the
effect aimed at. '

The alignment and width of the main roads may . be definitely fixed, but
latitude should be allowed in the sifing of the residential roads so that they
mey be edjusted to comply with such popular demand as to depth of plot -
which may evince itself during the ptocess of development. ) :

In preparing a scheme for the general extension of the. fown, through
the cantonment area, I have endeavoured to connect up with those schemes
which have received the approval of the Municipality and sanction of Govern-
ment.  The fact that the Indian population very far outnumbers the European.
and that houring difficulties which exist in the European comwunity are
very greatly multiplied and aggravated in the Indian community, and that the
necessity of providing land for residential ezpansion is mainly for the Indian -
population must be the determining factors in planning this ares. It muss
however, be kept continually in mind that the Indian population is a compara,i
tively poor one and that therefore if land is to be available at chenp rates such
as would be within their reach, elaborate and exrensive layout, with highly
finished roads and pavewents, and the most complete modern forms of surface
water draivage, cannot be expected at the present time as it . would place too
great & burden on the building land. Easy and cheap communication muyst
however be available, and endeavour has therefore been made to provide for
main roads of such width that they will be able to bear without congestion the
traffic for many years to come. The sethack of building lines should be
insisted on, 80 that if and when widening is necessary, there will be ample
space. Provigion is made for residentisl roads of suitable width to safeguard
public health, with setback of building frontages but without elaborate. plan-
ning, 80 as to avoid awkward angles where possible and badly shaped plots
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with long road frontages compared to the area of the plot. I is further sug-
gested thet the thickness and width of metalling be kept at the smallest limits
necessary and that murrum or other cheap forms of footpath be adopted in
suburban areas. In future years when these areas become mors central and
traffic demands it and the wealth of the town is greater, it will be time enough
to make up and finish roads apd pavements in & manner suitable to the then
requirements, S ‘ :

Extracts from pages 1-11 of Mr, Mirams’ Supplementary
Report on the Development of Karachi, 1824

CANTONMENT LANDS

The proposals herein made are generslly based on suggestions for an
interchange of military and ecivil lands which connote the surrendering of an
area of approximately 650 acres of the present cantonment, and the taking
over by the wmilitary authorities of additional land in the direction of Drigh
Road. It should be understood that of this 650 aores about 142 acres repre-
sent the area under residential development and held on cantonment tenurs
by private persons. The balance of about 508 acres is considered as being
immediately available for development. Of this area, 128 aores, are required
for development purposes, 4.¢., roads, public open spaces, ete., leaving & net ares
available for building of nearly 380 acres. The details are shown in the
valugtion statement sttached. . |

- Three small plots are excluded from the proposed transfer as they contain
military staff bungalows which are required by the Military Department.
Prolonged negotiations of an informal character bave taken place between the
civil and the milifary authorities extending over several years. The negotia-
tions may be said to have takep a definite shape in the formation of u
committes of military officers known as the Nanton Cowmmitées. This com-
mittee defined the limits of & cantonment, which would be suitable for
military requirements, the boundaries of which are shown on plan No. 7 in
' the general report on the development of Karachi. Further discussions, still of
an informal character, continued after the issue of the Nanton Committee’s
teport, and at a joint meeting of both the civil.and military authorities held
on the 27th of April 1921, approval was given to the principle of the relinquish-
ment of a certain portion of the existing cantonment in accordance with the
boundaries proposed by the Nanton Committee, subject to such adjustments
of the southern boundary as might be necessary to co-ordinate the development
schemes of both the civil and military lands, The boundaries of the ares
which the Army Department are prepared to transfer is shown by green
verging on.plan No. 9 sttached hereto. This being the pousition, there is
no need for me to labour the question for the necessity of the extension of
Karachi in the north-eastern direction, and the subject-matter of this report -
is therefore gexerally confined to the financial aspects of the proposals and
deals with the estimates of :— '

1. sale-proceeds likely to be derivedfrom the land which it is
proposed to resume from the militaxry authorities;

2. the ‘cost of development necessary to ensure the receipt of the said

- proceeds; and ;

- 3. the period within which the said proceeds may be exzpected to b
realised. '

It should be remarked, however, that since the joint meeting of both the
civiland military authorities on the 27th of April 1921, before mentioned,
the military suthorities have -indicated that their attitude towards the
construction of a new cantonment in the direction of Drigh Road, has been
materially changed; in fact, it is understood that His Excellency the
Commandar-in-Chief bas decided that it will not probably be necessary to have
what may be called s full dress new cantonment in that area ; bub it must not
be assumed that this involves any ides of curtailing the area which the
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ili rities are prepared to hand over to the civil Government.
%ﬂgggbﬁ: bclzllfrrent year I;t Ii}s gratifying to find that the position hus been
distinctly clarified, and there is every reason to believe that the military
authorities are prepared to co-operate w1th-'qhe cm_l Government in every
possible way. This being the position, the time which has elapsed and the
consideration of the pros and cons has oot been wastefl, and it is now possible
to devote attention to the question of ways and means. ~

iere is only one practical method of attempting tc_»a.rrive abt an approxi-
mateTgsetrfml:te 05[1_ the pnet return likely to be made available from the develop-
ment of the said 508 acres ;and that is by the preparation of some scheme
of development which would .indicate the main and. subsidiary rouds as well
28 building plots of such an area as experience would show to. be required by
those persons likely to purchase lands for residential or other purposes.-

l

The Development plan

The penetrative and fusing insight into the relationship between man
and the land need not be very highly developed to appreciate the importance
of anticipsting the future requirements of the people who will be the
citizens of Karachi in a geveration or two. Those who expect to find in
the plan however those distinotive qualities which enchant the easual observer
by the fancifulness of its design, by the variety of its éurves or the symmetry
of its roads as seen on paper, will be disappointed, for no attempt to aftain
these objectives has been aimed ab, but 1t can be safely expected that a
development carried out on the lines foreshadowed, a.1:.1d subject to spch - build-
ing provisions as would be hereafter made, will give fo Karachi a suburb
which will adequately provide for the expansion of the city on sound hygienic
lines, commensurate with the requirements of the people who will live in it,
and at the same time, create a common atmosphere of pleasure and appreci-
ation, and lay the broad foundations of happy and healthy homes. 1% will
provide those distinctive features in a natural way whick tend to elevate the
mind and brighten the lives of those persons whose daily avocations will bring
them in contact with the aren referred to. The art of creating an atmosphere
approaching the supernatural and heightening the. glamour, by an intense
realism of detail, is not one that can beindulged in with a short purse, by a
designer with an eye to utility as well as ornament. It is the actualities of
contemporary life which must form our guide in preparing for the future.

Plan No. 9 accompanying this report indicafes in general lines the pro-
posed layout. It will be seen that there are what may be designated’ two main
longitudinal roads which traverse the area from .end to end and these roads
may be extended if and when such extension will become necessary and ave
given 2 width of 80 and 60 feet respectively in the first instange and are pro-
posed to be metalled to a width of 40 and 25 feeb respectively. The road B
running from the Empress Market bifurcates ; the northern branch continuing:
round to the north to connect with a new road now partially constructed by
the Municipality, leading from an important road junction in the Municipal
Bunder Road Scheme to Lewrence Road. This road will provide a good
suburban circular route, The sesond longitudinal road is intended to serve as

an artery. for traffic for & portion of the ares enly, and I consider that 80 feet
will be & sufficient width for it.. :

A road to provide & more direct access to the Cantonment Station would
eventually be necessary fo obviate congestion in the Sadar Bazar. Such a
road will be 80 aligned as to avoid parade grounds, and would be of mubual
convenience both to the new cantonment and the residentisl area. -

.

|

The main road from the Empress Market being the principal arterial
thoroughfare of the whole area is the most convenient route for an extension
of the existing tramway which at present terminates at the Empress Market.
The tramway along this road from the Empress Market connecting with the
proposed tramway along the Bunder Road at point marked A on plan Not 9
would provide a highly desirable means of communication with the.tramway
centre at Sadur, and from thence to the Cantonment Station or the city:
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- I have thought it necessary to reduce every item of espenditure as much
05 possible with a view to enabling the land to be sold or leased at prices,
which, in my opinion, the majority of the prospective occupiers can afford. It
18 proposed that the by-roads should be metalled to a width -of only 20 feet,
and to provide curbs with murum footpaths, In the case of those roads on
which through traffio may be expected, the metalling has been inoreased to
25 fg:etfil fo_rd50 and 60 feet roads. All these roads allow for building development
on both sides.

Public gardens and open spaces have been provided for, and have a total
area of 20 acres. This provision is much smaller than I should have liked
and is much below the average usually provided in a Town Planning Bchenie
of this deseription. I have however had regard to the fact that the drea will be
flanked by the cantonment which will bave & very open type of development,
with parade grounds and large open spaces. ‘ ,

. Value of lands ,

. I estimate the present gross value of all the building plots at
Rs, 62,61,538. o , . «

+ In estiwating the amount which is likely to be resovered from the sale of
land, much depends upon the policy which the civil Government is proposing
to adopt in disposing of it. If the land is put into the market in small blocks,
from fime to fime, and sold tothe highestbidder, either rent-free or at a nominal
ground rent, without restriction, it will obviously fetch the highest possible
price ; ‘bub such & method of disposal cannot be considered for & moment for
1t would, beyond question, result in an undesirable development. The land
is sure to get into the hands of speculators with an inevitable repetition of the

 partial deadlock which has occurred.in the Garden Quarter where it was vainly
hoped that the marketing of large areas of land would induce rapid building.

" The estimates are based on the assumption that in taking over this area,
Grovernment .axe mainly concerned, to provide for an exbension of the town,
and that their object will be to sell, or lease, or dispose of the land es rapidly
as possible without attempting to maintain & monopely value, and at such a
figare that buildings suitable for residence of the classes which mostly require
them, can be erected thereon at such a, capitael outlay .8 will eneble the
buildings to be let at & rent which those classes can afford to pay.

" The simple lnw of demand applies equally o lands as well as any other
coramodity —the greater the amount to be sold the smaller must be the price at
which it is offered in order fo find purchasers. -Buf the ratio is by no means -
constant and varieg greatly according as the ownership of & plot of building
- ]and ranks as & loxury, & conventional necessiby, or-an absolute necessity and
we-must expect some of each class to be in the market. -

It might be well to recapifulato the statement made in the General Report
that 6f a total population of 216,000 only 3,002 persons are officially known
%o bo in receipt of an income of over Rs. 166 per montb, Taking the average
- family $o consist 45 persons, it follows that of the resulting 49,000 heads of
families 46,000 are in receipt of an income less than Rs, 166 per mensem. 1t
is recognized- that while this statement is true of the individual, it is possible
and even probable that in some cases the income of a family might easily
eiceed the income tax bar ‘of Rs. 166. It is reasonable to assume for
purposes of these calculations that the average family.for whom we
will have to provide is in receipt of an income of a little more than Rs. 100
per “mensem and that these persons form a majority of the classes to be
catered for. Econorists in pre-war days used to allow one-tenth of a man's
income for renb; but things have changed and if is & reasonable assumption
that & fifth of the income would represent the maximum rent which a man can
afford to pay. It would thus appear that the average man would pay Rs. 20
per mensem as rent which sum must include :—

1. Ratbes and taxes, |
9. Repairs and insuranoce,
3. Contingencies, and ,
" 4. 'Interest on oapital and sinking fund. -
wa L -
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- Items 1 fo 3 account for about one-fifth of the total which leaves Rs. 16 as
representing the investor’s interest and sinking fund on the proparty. Iiisa
fuir sssumption that the land value amounts to one-ﬁfth'l of .thm rpmamder;
Thus the average man. desirous of living in'a"house. 'wmh;hw fu:gmly cannot
afford o pay mora than say Rs: 3 per mensem ag-ground rent. or ‘Rs. 36 per
annum, which capitalized as & secured ineome ab 5-per cent. gives Rs. 720 as
the possible limit of expenditure for a buildiug plot ; gvl}lgh sum has fo. bear a
proportion of capital expenditure on road making, drajning, lighting and laying
water.mains. . Given a-plot with 20 feet of frontage and hundred feet of depth,
containing about 220 square. yards the maximuym- that an average investor could
afford to pay for the land would be about Rs. 8-10-O per square yard, As
however only Rs. 13 & month or Rs. 166 per annum remains for the rent of the
building and assuming that the builders are content” with as low a return as.
6% per cent., he cannot incur a greater capital expenditure than Rs. 2,600 on a
single fenement. . If the'rental of land and tenement exceeds Rs. 20 per month
the average tenant will have to live in part of-a house, but this is not a serious
mabfer.- - T T D e e

* This then is an importent side of the Karachi housing -problem, and

I have discussed it in order fo show. that it'is.quite useless to offer fo the. Jaxge

-majority of people in Karachi high priced lands as they simply could not afford
to live on them, It must not be thought that T am ignoring the severalfactora |
which ga o show that- tho above caloulations are not absolute, but they

certainly serve as a very excellent guide, ~ *:. -~ el e
‘Coming to those persons receiving over Rs. 166 per niensem numbering
just over 3,900. Some of these people would no doubt be in the market for -
better plots. Furthermore the land having many advantagés over the, site’ ab
present ocoupied by Buropéans might easily be sought affer for European
residence.  Again there is that wealthy class of person who has mot given'a .
correct return of his‘indome but sufficient has been said to make the positioh
clear. Taking the area as a whole the majority of tie land cannot be expected

to realise more than Rs. 3 to 4 a squate yard of net building area. Some of
the better sites will-naturally fetch.much more. -~ -~ oo e 0T
coore s Zone development S

Plan No. 9 shews the area proposed to be resunied, Which for purposes of
enleulation is divided into four zones. These zones are marked A, B, (,.D on
the plan. They are assumed to be developed in succeeding pexiods of five years:
In the. first place the estimates tre based on the assumption that the.develop- -
ment--and by development in- this respect is meant the. disposal of all the
buildinig plota—Nas been estimnted to take' from 10 to 20 years: ' I am quiteé
aware thab ‘this estimate is ax arbitrary one, bitt at the-same time it has been
arrived ab nfter a very careful consideration of all the facts such gs. present
requirements, normal growth.of population, etc., nnd vety little credit has been
taken for any abnormal growth and it might reagonably be aecepted that in the
coursa of another 10 or 15.years the increased $rade, due to' the coming into
play of the Sukkur Barrage, will begin to be.felt in Karachi:. I shall deal with -
this quaestion of disposal of land in subsequent pages of this report. ‘

o General scheme of development .~ e
The estimates are based on the agsumption that the main ,Yoads, 112,

. 80 feet roads, 60 feet roads and the remaining roads in zones “A” and * B” and
5 per cent.'of the remainder as shewn on'Plan No. 9, are constructed within the
firat five years. The remaining subsidiary roads are assumed to be constructed -
in three (urther periods of five years each. . 1t is also assumed that immediately .
uftor $ho construction of the main rouds prkvicusly referred to, & demand will
arise for building plots in each of the 4 zones and that the purchasers in the
merket will be prepared to pay the highest rates, apart from special cases, for-

Jand in Zone “A" which I have valued e
yard of building plot, valued on the average at .Bﬂ- 486 per square

. "Zone “B", it is estimated, will ;ealize Re. 4'51 per square yard, and Zone
_ Rs. 4 per square yard, Zone “D” being the most remote has been estimated
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to’ produce Rs. 198  per square yard, all these prices being on the assumption
that the land will be sold subject to & ground rent of one anna three pies per
square yard for Zones B, C and D, which is the same as that levied by the
municipality in the adjommg Bundar Road Extension. Ares, and one: anna six
pies per square yard for Zone “ A", if being mors valuable land.

" The tet building ares in"each of these zones is aa follows :—
Zone A approxxmately 55 aores. :

Zone B, .7, . 16 aores.
ZoneC o " 70 acres,
. ZonoD -, 240 aéres

The pnces prewously mentioned a9 applicable to each of ﬁhese zones have

naturslly had to be deferred, for it is-obvious that the whole of the land cannot -

be taken up at once. For example Zone “ A", it is anticipated, will be developed
within a period of 15 years, but the calculations of value have been further split
‘up info three periods, and & thid of the land has been assumed to be disposed
of ‘during the first: five years ; the second third during the period of five years
affer the first tive yea,rs, and the rema.mder durmg the penod of five years after
ten years. ‘

The detailed- 0alculat10ns unﬂer th1s hea& arenob very comphoa.t;ed One
stmple ‘illustration will muffice to exploun the position clearly,

Take Fone“A” ~The estimated t;ota.l value of all the building plots in

the zone, assuming bn immediate market, is Rs, 18,80,380, An annual receipt
of an equal.amount during each of 15 yedrs is a.asumed and with a view fo
making the 'calculation as nearly mathematically Roourate a8 is reasonable, the
period of 15 years has been sub- dlvxded into three periods each of five years.

Tn the first five yoars Rs. 1,21 225 will be received ahnually. - The present
value of these annual receipts at § per ceut. is Rs. 5,24,904. Similar caloula-
tions are made for the second period and the present value of annual realisations
receivable at the end of five years at 5 per. cent, represents Rs. 4,10,953,. So
elso’ for the third period in.: which however the annual sums . are not

to be received until the end of 10 years and the present value of which is .

Re, 3,22,458. - The present value of . all-lands. in Zone “A" comes to
Rs. 12,58 315. .

Zone "B '.has been treated on'a. sxmﬂar basls, viz., the penod of develop
ment is faken as ten years. For Zone .“C” the penod of dmposal has been
taken as 15 years in three permds and in Zone “D " 20 years in four periods
of ﬁve years, because the lands are remote. '

" In this way I have arrived ab my estimate of Re. 53,87,478. It would not
appear out of place if I'give some explanation of the reasons which have guided
e m fixing wy dats for the before-mentioned caloulations.

" Period of disposal.—The periody over which the realisation of the sale
proceeds may be eéxpected fo be spread have been fixed after & careful
consideration of :—

(a) the presenﬁ demand for bulldmg sltes,
(b) the increase in population which will supply the future demand,
© and

’

(c) the- area which, is ab present avm]able and is likely to become ‘

available. .

A further factor is the olass of peopla who may be expected to buy lands
and ultimataly o live in the area under consideration. I am of opiniou that
practically all classes with the exception of the labouring classes, may reasonably
be expeoted to be in the market for building sites. The labouring classes
under existing conditions, or those anticipated during the next generation, are
not likely to be attracted by housing accommodation provided for them in land,
which 18 somewhat remote from their work, for the work of the labourmg
classes is generally to be fouand in the city and the docks, and they would,
unless special facilities are offered to them, not be able to afford the tram fare

{0 and from thexr work. ‘

-
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The density and distribution of population in Karachi has been considerei
in detail in the General Report and from this it is apparent that. & very serious.

congestion exists. ‘ .

Eliminating the Lyaree Quarter to the north-west of the city, and the
European srea to the east as well as the railway apd, port qgarters, jihe
average density of population is 105 persons per acre, the. mazimum being
reached in the 01d Town Quarter, in which it is 296, -

The average number of persons per building occupied including factories,
shops and offices, viz., 12, does nob appear to be very high bub it should be
remerubered that thers are no large chawls as in the case of the Cify of
Bombay. The total population in- the ‘quarters from- which it may" be-
antioipated that the class of persons likely to live in the cantonment area
would be drawn as enumerated in Appendiz A to the Supplementary Report
i51,04,182, | | . _

The number of persons who would vacate congested areas

The task of arriving abt any estimate of the number of persons
who would be prepared to migrate to less congested and more congenial
surronndings, if sccommodation i3 available ab resonable rates, is a formidable
one, and at its best can only be expected to give approximate results, It
might be reasonuble o assume that such a number of persons would seek more
suitable environments as would reduce the existing congestion to.approximately
nil ; but in my opinion this might be taken as too optimistic & view; for even
if one-fourth of the population of the area under cousideration were to be
removed there will still be much congestion remaining. "I think it is a reason-
able assumption however that ab least 10 'per cent. of the population of this
quarter ‘might be expected to remove elsewhere if given suitable facilities,
Ten per cenf. represente approximately 10,000 persoms or in .other words
2,22 families on the basis of 46 persons per family. '

Number of persons requiring accommodation as a result of normal increase
- of population :

Coming now to the question of increase in population. During the last
decade the increase was 63,878 whilst the average of the last two decades shows
50,000. Taking this lower figure as the basis and as before stated 4'5-as the
family unit, 11,110 families will requirs aocommodation dufing the next ten
years, This averages out to 1,110 families per annum., ‘

Future annual demand for housing accommodation

It follows that the 2,222 families from the congested area plus the hefore--
mentioned 11,110 families making a total of 13,332 will require accommodation
during the next ten years. Divide this by ten, and we get 1,333 families per
annum, but it must not be assumed that the whole of these people will go
en bloc to the srea of cantonment land under consideration. ‘ :

' There is no data available which indicates in what proportion the» various’
classes of persons hiave increased, but the classes given in the before-mentioned
%ppenﬁlgx A, number voughly half the existing population in the whole of

arachi. ' | -

It might incidentally be mentioned that a scheme has been proposed for
providing housing accommodation for & certain number of Government clerks
and peons. From a return made to the Commissioner in Sind' about the year
1923 it was estimated that some 1,340 families were desirous of having housing -
accommodation provided, and it is worth while remembering this fact when
considering the disposal of the various areas. e

_Here it may be noted merely as & matter of interest that on the’ basis of
slightly over 60 persons per acre, 80,000 persons could be accommodated on the
whole of this area and here we ave speaking gross area ; if the net area of 380

acres ig taken, the number of persons to the gore on the 30,000 assumption
comes tq 80, ) |



Costs of development

_ Testimate the cost of development to be Rs. 19,06,246. In atriving at’
these costs of developing the srea an estimate of the cost of road construotion,
lighting, planting trees, main drainage and water service has been made,
detaills of which are given in Statements Nos. 8 9 and 10. There will in
. addition be the cost of maintaining an establishment to undertake the sale,
leasing and auctioning of plots and sarvey and estate management, and
accountancy, which figure is taken ut 3 per cent. on the gross proceeds sprend
over & period of 20 years, and there” will be -legal oharges to be taken info
accounti (vide Statement No. 11 attached). Co
. The cost of water mains which is estimated by the Sanitary Engineer fo
Government to be Rs. 3,50,000 has been included as being borne by the
- Government. It is laid down in section 68 of the  Bombay City Municipalities
Act, XVIIT of 1925; that it is the duty of every munioipality to make ressonable
pzovision for constructing drains and sewers and also for obtaining a supply of
witer .proper and sufficient for preventing damget to the health of the
- inhabitants from the insufficiency or unwholesomeness of the existing supply.
The municipal duties as fo the supply of water in the ares are therefors clear,
but in order that no possible item of expenditure be excluded, the scheme has
beeri debited with the cost in these estimates. A large portion of the ares is
above the level of supply from the existing storage reservoirs, The munioipality
ate now undertaling a scheme for very gteatly augmenting the water-supply
of Karachi, by means of which the necessary volume will be available to supply
this urea, and should be éarly advised of the demand which will arise so that
they may make provision for pumping or high Tevel tanks so that the supply
can be delivered to house holders, as demand arises. x '

The estimate made by the Sanitary Engineer to Government of the cost
of main drainage to Government is Rs. 6,50,000. The total esfimate for
drzinage and water supply is therefore Rs. 10 Jakhs, but this amoint will not
be spent immediately, and assuming that the drainage and water mains will
‘be laid conctirrently with road construction, the present value of the cost
is Ra. 7,30,000. . o o / :
- Cantornment lands i private oooupation (

- The fotal ares of the lands in private occupafion which are previously
referred. to is 122 acres and includes 147 plofs, 135 of which are builf on, the
remaining 12 being undeveloped and let for short terms for agrieultural or
accommodation purposes. The necessify for including these in the lands to be

-resumed from the Military Department will be readily appreciated. 1If they
were o be left in the cantonment area they would form a barrier separating
the extension aree frow the remuinder of the city, controlled by an euthority
which is not in any way responsible to the city and baving its own systems of
local Government, lighting, drainage, road repairs, ete. The area is never
likely to be required for thé cantonment and is within the boundary of the
Jand which the Nanton Committee recommended should be abandoned by the
Milifary  Depaxbment. I is obvious that when the aren of extension into the

Cantonmeut is resumed by Gévernment this area should be included,-and

after the- roads have been made up and lighted sccording to munioipal rules if
should be inc¢iuded in the arss. under maunicipal jarisdiction. |

" In endeavouring o arrive ab the compensation which should be paid to
the Military Deparfient for the exclusion of this area from cantonment
limits, the real consideration is the valus of the benefit or loss to the Military
Departient by its exclusion, but a further consideration is the value of the
benefit or loss to the civil- Government by taking over from the Military
Department its interest in the land. These fwo values are very different for
whereas the Military Department ave bound by the rules under the Cantonmant
Code and Act in their relations with existing lessees, the civil Governwment
would be under no such obligations, and would be in a position to confirm the
lessees in their leases for a long term at such rents as might be agreed with
the lessees. In arriving at an estimate of these rents, they cannot however, be
considered on the sssumption that the land is ready for disposal in the open

%0 18
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market to the highest bidder. Regard must be had to the limitations which
the circurnstances place on Government in dealing with the present ‘ occupiers
of the land, and also to the fact that in every case & building the value of which.
is the property of the ocoupier stands on the land, and that many of the
buildings fully develop their plots, These circumstances combinel with the
fact that o large area is affected reduce the value to a figure very far below- the
price which single plots of vacant land offered for competition in the open
warkeb would realise. . o - |

+ 'In each plot in tho ares excepting in o few cases specially noted there is
a building standing on the land and these buildings may be expected %o have
a useful life varying from 35.t0 50 years. In arriving st the rental value of the
Jand I have therefore taken into account the existing user of the plot only, and
have not considered the use to which it could be put were it vacant. In .each
street or locality [ have srrived at the annual rental value of the properties -
and huve then proceeded to determine what proportion of land rent therack .
rent could reasomably bear by taking typical buildings standing on suitably .
sized plots, and in order to err on the side of liberality to the lessees, I have
deducted from the gross rent one-third for outgoings, I have then taken one-
fifth of the remainder as the économic rent of the land for its present use
during the life of the existing building and an economic rent at 5 per cent,
on the value of the land thereafter. Having then arrived at a rental value
per square yard I have applied that basis for the whole of the street or locality,
having regard however to sites exceptionally favoured by position or access. -

I have accordingly arrived at the estimate of the value of the lands to the
civil Government on that principle having regard however to special amenities
of position or acoess possessed by particular sites, The resaltant annual rental
values to Government amouut to Rs. 34,703." One can however clearly foresee
that the path of Government in dealing with the existing lessees will not be an
easy one and that protests may be expected from -them. That would only be
but human nature. The figures above quoted and which are shewn in detail
in the said schedule are far from excessive in consideration of putting the
present occupiers in possession of & secure leass in exchange for their existing
oceupancy under the Cantonment Code with its liability to resumption and its
restrictions on building. Bub in view of the fact that the oceupancies are of
long standing and that no annual rent is payable it is reasonable to assume thab
the occupiers may object to the payment of an annual rent, Government conld
bhen take possession or they might, conceivably in the circumstances feel
constrained to make further concessions on confirming the lessees, .

' Presqnt"vhlue of the land

The estiwnbe of the present gross value of the 508 acres (i.e., excluding
lands held on cantonment temure by private persons) having regard to the
factors enumerated in the preceding part of this Supplementary Report has
already been ‘stated to amount to Rs. 53,87,478. ' The estimate of the ¢ost of
development is Rs.. 19,06,246, leaving a balance of Rs. 34,81,232,". Te this
must be added the capitalized value of the ground rents from the areas held on
cantonment tenure by griv»ﬁé persons, and the land granted 40 the Parsee
Co-operative Housing .Society, which totals Rs. 8,74,060~~making a balance of
Rs. 43,55,202.  Deducting therefrom the sum payable to the Army Depart- -
ment for resiting existing buildings Rs. 32,48,000, the present value of which .

'isstft:‘m Qeﬁgg%%‘fﬁl,‘)a net balance of Rs. 14,56,316 remains; (For‘ c}etails- sea.
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APPENDIX

Revisep Estiyates o RECEIPTS AND EXPENDITORE 1§ 650 ACRES OF CANTONMENT
LanDS PROPOSED T0 BE TRANSFERRED T0 GOVERNMENT OF BOMBAY
BY THE ARMY DEPARTMENT

LN

The following revised estimstes, the originals of which were published in the
Supplementary Report ou the Development of Karachi dated 1st September 1924, have
been brought up fo date and amended in the light of present day conditions, and the
aress have been amended consequent on alterations of boundaries sgreed since the
original estimates wera framed.

The gross area of the 1and now proposed to be transferred is abont 650 acres and the
area availably for sale after deducting those areas which are held by private persons or
cantonment tenure, and the areas to be given up for rosds, open tpaces, eto,, is 380 acret
as shewn in the statement hereunder ;— ‘ ‘

- ‘ . _ ’ . Acres.
Gross ares s T . w650
Lends in occupation of, private owners or' used for public purposes,

and excluded military buildings . - e 122

Parsee Co-operative Honsing Society 20

" Proposed roads e e e 105

3 nﬂl&s N ' ave ' -u T} s vy 3

»  pork and open spaces not to be built on " . 20

Ares svailabla for bnilding . e S em 980
-850

 Sale proceeds .

The gross-estimated sale proceeds from the ares including the capitalized value of
land rent at 1 anna 6 pies in Zone A and 1 eunna 3 pies in Zones B, Cand D i
Rs, 90,19,943 which amount being received over perioda of fromi 10 to 20 years gives a

resent value of s, 62,61,538, the details of which are shewn in the Statements appended
E‘heae figures are based on the values of land obtsining during the last 2 or 3 years when
Jand velues bave been at their lowest ebb. . Althoagh periods of from 10 te 20 years
have been allowed within which to disposs of the ares, during which it may confidently
be expected that trade in Karachi will greatly improve with a consequent revival of the
land market no account has been taken in these estimates of the enhanced values which
should acerue thereby and they may therefore be considered to be the very lowest

figures,

~ Due account has been taken of all sales of land in the vicinity ‘and of lands which
are comparable in the Garden Quarter: Those in the Bunder Road Extension ares are
particularly illuminating, ranging es they do from Re. 2-1-0 to Re. 5-4-0 per square yard
gubject to a ground rent of 1 anna 3 pies pet square yard the capitalized value of which
is Re. 1-9-0 per square yard, making a total sale price of from Rs. 3-10-0 to Rg, 8-13-0 per’
square yard: Mouch of the land in the cantonment area is better situated than that
a%bve guoted, being heaver to the Einpress Marlket, the tramwsys and the Badsr Bazar.

Those in the Garden Quarter in the srea adjoining the Cantonment range from
Re, 1-3-0 to Ra, 7-2-0 per square yard and it should be remembered in making » comparison
that these rates are for lands with no made up roads or drainsge, whereas the lands
in the cantonment eres, sre to be provided with good roads, lightiog, drainege and water
supply. . '

In order that the prices at which the lande have been valued may be essily
compared with thdse obtained in the vicinity, it has been assumed that a land rent of
anna 1 pies 3 per square yard for all excepting.Zone A will be charged which is the same
rate ‘aa that charged on the municipal lands adjoining. The rent adopted for Zone A
is anna 1 pies 6 per sguare yaxd, it being slightly more valuable land.

The estimates of recoveries from Jands in the occupation of private persons holding
under cantonment tenure is given in Btatement No, 7 attached. These smounts being
dependable on negotiation are not susceptible of estimate by the method adopted for the
remaiuder of the area. They are accordingly bused on proposals adopted by the Karachi
Tstate Board in their Resolution No. 5(a) of 31st July 1928, -

The land held by the Parsee Co-operative Housing Society is valued at o groond
rent of anna 1 pies i per square yard, the grant of the land being made subject to this

rate after its transfer by the Army Depariment.
" In calculating present velues 5 per cent. which is the prevailing rate of interest oa
Government securities is adopted. o : :
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Estimates of sa:pcudz'tqre

cen reviced by deducting the cost of those works which have been
delegge;; l:::fsign of bmindarigs and i;heg abstracty of remaining works have been
revised at to-day’s prices. | ‘ . .
The estimates of the cost of drainage and water supply services have been revised
by the Soperintending Engineer, Pablic Health, in the light of improvements in those
aervices eflected by the Karachi Municipslity and of thejr future policy ae outlined 1n
their reports published since the former estimates were made. o ‘ .
Although the claim for Rs, 2,50,000 in cpmpensa.tion for loss of revenue by the
Cantonment Authority is not sdmitted, it is included so that no possible item of
expenditure be excluded, Compensation will only be paid on proof beiog furnished
of actusl loss by the exclusion of the stea from the sdministration of the anf;onmen_t.
Anthority, : K ‘ s S
The items of mabsgement and conveyancing and legal charges being based on the
gross sale progeeds bave %een reduced and these items together mow come -to about

Re. 19,000 per annum payable over the period of disposal, viz., 20 years,

STATEMENT No. 1

t

Valuation
Assobs - - - " Linbilities ..
. ' Bl- o ’ ) ) ) v ‘v ‘ . . N Rﬁv
1. Batimatad presefkt vnlne of building| 6887478 |1 i’ﬁymenb to At‘fm'y Degartment| - -38,08,076
Iand available for sale. - - for cost of re-instatemant. - ) v
. : g 12, Compensation for extinguishing 2,60,600
' 2. Capitalized gronnd rent fromr the| = 8,74,080 rights of Contomment Ans| . ° . .
aress In privato scoupation inoludd - - thovity, - ]
ing land granted to the Parees . ‘ Y ‘ ot
. Co-operative Housing Society. 9. 'Roads - SO S 8,62,447
‘ _ . :
‘ - 4 - Culverts ind CHannels ' . . 1,08,510
‘ o S
4 Cutbiog and Embankment .. . 98,680
8 Lightieg = - - |, 40000
’ ToTweds . 91000
8 Wateenpply = Ay ‘
' : . - f " 7,230,006
- 19, 'Drainage ‘ ..
| R FUX Mansgement. w7 Xateto
n. ‘Cohv.veyaucing tind Legd) clinrges. T 1,10,609
, . |19, Contingencles 10 per ont: op 1,20,060
st 8 siuecimiitiitn | o8t of wopk: . ! . i .
62161,538“ h —“".-'-"'-
- Tots ... 48,05,292
. Estimated assets, , 4
: ' . B i P o ) le
Present valus of proceeds from sales and rents. LW 82,61588
‘Do, . payment to Amny Department .and cost of  48,05222 |
development. : ' . .
- 4 ! . bbb b i
Present value of balsnes of receipts over payments e 14,356,316

[P NPT F——
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STATEMENT No. 8

Abstract of revetpts fram buddmg land available for sals mcludmg capitalised
. Lo valus of grzmnd rents

wa 14"

" Zoms. Aren; Sqrure yards Tm?'r:g;nt 'l Present valne
: Rs, ‘ [ * R
A o ,:. 276,000 16,16,460 " 19,5818
B . Y050 g | smam
o “ N0 17,08,985 A 19,401,487
D A" (L8] ' ) ;1&5,509 . Gl,08,598 . ﬂ5,59|593
7‘ ". Totel o . 18,21,600 - 81,45888 .53,37-,4;73
- Present valus " R 58,8747
STATEMENT No. 8-
Rates qf oaluatwﬁ of budd}ing lam!
‘ Zeme'A 4
o - : . " Ra.
92,800 Square yards of buxldmg lemd frontmg Govemment '
Garden Road, Commissariat Road and New 8¢/ Road
. ;. at Bs. 5-8-0 per square yard... e e, . 5,10,400
8 660- Squa'.re yards frontmg new 60 road at Ra. 5 per - .
© Bquare yurd o - e 43,300
l 68 540 . ‘Squere yards remaining bu:ld:ng lancl ah Es. 4-8 Oper .
. i - Squm'& y&rd ' :: e ep ) 7'58|43.0
g, 70 000 *13,13,180
Add cap;tnhzed vu.lue of la.nd vent.at 1 anna 6 pxes per o
) . squere yard of § per gemt. .. - 0 T 5,06,250
. . : : K} i —
18,18,380
" ! .mmm - -
" Ba, 18 18,380- recmvable over' & penod of 15 years. Average anuual: recm]
R 1, 21:,225 ' o ‘
-+, Bs
Ist pmod of 5 years— : ‘
. Present value of Re. 1,21, 225 per suaum n for 5 years ab b pér cent
Yt P. 483 . A - v 5,24904
:md pmod of 6 yecm-—— : | o '
Present value-of Rs. 1,21, 995 ger annum for b yem at the end of ‘
* . Byeursatb per cent. ¥89,. . e 4,10,953
drd period.of & years— ' | J
 Present value of Ra. 1,21, da5 Ii?r annum fot 5 years at the en& of’
10 years at & per | uent.' Y 266 i v o 5,202,468
e ) , S . N PR PR}
Total ... 12,68,315

o ——
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. STATEMENT No. 4

. Rates of valuation of bmldmg land

ZOne B
AVD
16,000 Squa.re yards of building land froulsmg on Bunder Rond .
at Ra, 8 per square yard ... e o . . 96,000
7,500 Square yards of building land fronting on Soldmr .
azar Road at Rs, 4-8-0 per square yard 33,750
46, 500 Square ya.rda remaining land at Ra. 4 per square ym:d 1,86,000
w00 | 3,15,750
. Add capitalized value of laud rent at 1 anna 3 pies per L
square yard per-aonum at 5 per cent. v we . 1,09,875
' | ) L ags19s

Re. 4,25,195 recemble over & period of 10 years. Average annual raceipt:
Rs. 49, 512 )

| R
st period of b years— : : - . oo
Present value of Rs, 42, 512 per annum for § years at 5 pet cent. ‘
Y P 433 _— v 184,077
ond period of 6 years— - T ' ‘ ’
Present value of Ra. 43,512 per annUm fo: b years a.t the end of o
5 years ot per cent, Y. P339 S we o 144,116
B ST 898,193
STATEMENT No. 5
Rates of valuation of building land
« Zone G
Ra.
28,127 square yards of bulldmg land frontmg on Bunder Rond at
Ra. 6 per square yard - 1,,38,762
35,835 squaxe yards of building Iand on 60’ Toad at Rs 4 per o
aquare yard . e 1,43,300
57,066 square yards of building land on BG’ road ah Rs 5 per )
square yard ‘ 2,85,330
2,06,482 square yarda remaining building land at Ra. 3 B 0 per square o
yord - \ ‘ oo w122 687 o
822500 S 1290009
Add eapitelized value of land rent at 1 apne 3 pxea pet
square yard per annum at 5 per cent e 5,08,906
| 17,93,985 -
Ra. 7 93 985 recsivable. over a eriod of 15 years. " Average annna
R 1.19,699] P g I receipts
Rs.
1st period of & years— \
Present value of Rs, 1,19,699 per aonum for 5 yeara ab § pez cent, :
Y. P, 433 , - v e 517,864
2nd period of § yearg— "
Present value of Rs. 1,19,599 per anpum iot b years st the end of
. b yenrs at 5 per cent, Y. lg 439 ver - e 4,056,440
8rd period of 6 years— ' ) ’ ‘
Present value of Rs, 1,19,599 per annum for: b years at the end of
10 years at 5 per cent, Y. P. 266 e «. 318,133

——

19,41,437

D
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- STATEMENT No. 6
Rates of valuation of bﬁilding land

Zone D

‘3,060 89, yds of building land on Bunder Road
L + ' opposite Paraee Colony at Rs 6 per 8q. yd....

17,926 sq yds. of bmldmg lnnd on Bnnder Road to' the

east of Ida ‘Rien Poor- Welfave Anaocmhon
- ab Rs. 380persqyd e

43,333 sq yds of buﬂdmg land on Bunder Road at
1t " "enst end of ares at R, 2-6-0 per sg. yd.

‘1,‘23,1_54 8, yds. of land adjoining 80 th. £ross rosd and

parl; st Rs, S persg. yd, | . e

1,62‘,0_19‘ sq yda ut Rs. 28:0 por sq, yd e

2,22,595 8q. yds bigh land to the east of Balooch Msidan
S a.t Rs 1~8~0 per sq yd

4,15,989 aq yds ab Bs ﬁper 8. yd

1,71,084 sq. yds fo the eust of Gondult Line at Ra 1
o " - per aq yd ¥ ll 'u-‘ , viv N Jeee

ot N

11_,58,‘500 : | |
ddd ca.p:tahzed value 0! la.nd renh at'1 anna
3 pies per 8q, yd. per pnoum at § per cent. .

Ra 41,08,393 receivable over & feri_od of 20 years: ,Avergge snnual - receipts

Rs 2,05, 420

st pmod of & years— .
Prosent va.lua nf Rs. 2 Oa 420 ior 5 years at 5 per cent P4 33

.Qnd period aj 5 ysars-w-

Present ‘value of Ra. 2,05,420 for § yam u.t the end oE 5 yea,rs
at § per cent. Y. P 639 " :
~3rd pemd of 6 yaars--'_

Pxesenh value -of Rs. 2,05, 420 for 5 yem .8t the end ol 10 yeo.rs_

. a.MpercentYP%b

4th pcmd of 5 yearsw

Present value of Rs. 2,05,420 for 5 yeau ab the end of 15 years
. &t5pareent Y. P 203 o -

Rs.

'+ 18,000

LY

60,291
1,08,33

3,69,462
4,05,048

8,34,043

. 8,3L978

1,71,084

| 22,98,287

. 18,10,156

————

.. 41,08,393

Ra.

889,468 -

6,96,374
5,46,417

4,927,274

25,59,533

rr——p———
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. STATEMENT No.

Estimate of recavaries from the areas hald on cantonment tenure

‘L, ' Areain ] Estimated !I?olni " . o
Berial Quartar ooenpation | ground rent |- estimated | * - Romnrks
. Na. ) o] Bq. Yda. ynr Bq Td. rent ' ‘ .
I R R Y
: C el assaes| o1 8=} 10,308 fy Bohools, oclubs, mntebnity.
1‘ Depth Lincs , , i 0 7L bowe:  amd  eburches
BT . S Loy s .. 1|} acoupying 84,665 sq,. yds.»
3 N, L Lines e 79,886 T8 110°} . 9006 () hava bem amludad o
18 | Pour Sadar Bazar Ploill . e ‘?.BZ'( “0 8 4% - 1.149 “lmhltu " the canhonmtmh
. : ' ' Lo o : imite. © - K
' ' ' . i L . ‘}.‘ . . ) ‘ o \ -
. 4 | Commiseatiag Lines s 55,000 0 6] 5,156  Aboub 1,100 &g, yds, muupled
' R R Jd 0 0,00 by temples snd mcsqnes
. C ' . [ -have been axo]nﬁed. .
. ' I { N
b'| Parsss Co-operative Housing| - - 96,000 016t 9,000 : -
Boclety. ' ' S S
BN . . :
R 1 Telel w4708 |
. o SN -Jﬂnpitali‘lo& #k 20. Y. B =8,74,060 ; -

N.B~ "l‘hm rutes nvo on tho besis of one-AfiH of nat reutal for thn whola propatty for. ihe fubute 11£e ol the
building and aconomioc rent at b per cent, on land valuo for the balance ol §9 years t.ham{tar, ‘wido Resolution .
, Nos 5(:3 of the Tth meating of tha Estate Board held an 81at July: 1926..

t The geant of this land to the  sooiety by the thary Departmanhis sutqgct,to payment oi gtound tent ab
thie eate aiter ita reversion fo olvil Government. . )

.
“

STATEMEN ’.l? No,

Est@mates of ezpmses to be mmrred in dmlopment

I Roads.
, , T
widih nex‘:geh.. - 3%}?“ oz T pemge
' m’,“ o Ba :AP- ) R [ ] o )
130 2488 | 178 0| 4361 |aaper wekfon'pow construoted hy the Muniutpahty
0 | 55| 86 0| 11687 |40 metelling with kerbs snd grlten ‘and mooroin
. . o o foot pnthn. . .
80 | . 89 s | ose0 lagy o - f .
w0 a0 om0 | 106w ss"] S P
40 880 | . 8 o | agass |agv ' )
SR 180 " 1000 10
. . - e |
84,886 | Ol entss | .o .
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. Rs, 4, 61 738,
Rs. Ry
Re. 4,62,000 to be spent In & programme of 17} years.
1st 6 years—
* 80 ft. road in Commissariat Lmes a.hout i of total»
length . 28,719
60ft. road 2, 000 Rit. o 56,469
All roads in Zone B— .
50 ft."road 1,500 Rit. e 8,000
40 n 2,270 » o - s vy u‘_71945
Commissariat Lines— ' . . .
50 ft. road 3,065 Rit. PR 16,347 .
40 , 6600, . - ... Cee 22,750
. Zione 0— ' : e .
© - 40'ft. road 5,500 Rft. v v 19,250
50. , 2000 , ‘e e w 10,670
. - . ‘ © 170,150
. Rs, 1, 'IO 150 deferred for 2} years at 5 per cent X 0885 - 1,580,582

Remainder ab end of 73, 12} and 17% yearg—
Add cost of making up exlshug mads in Deptt, N. I. and

i Commissariat Lines i o v 50,000

* s O 2,00582
At ench period 2923000 =0738 :

97,333 deferred 7§ years at 5 per cent, X 0 694 v 67,549

91888, . 124 , . . x OB43 . 52852

N TR U S % 0428 v AL464

R _ ~ Total for roa.&s 3 62,447
Tt~ Culverts and Channels—'
Estimates for calverts at current rate are 30 per cent.

less than the omgmal estimates.

Original estimate "~ .. 1,51,887
Liess reduction due to lands exclnded aboat 200 dcres \
ﬂt 25 Pel.' cent. ! ‘ nan 11 e 37,960 '
C . ~ 113,871 .
Lessi 30 per cenﬁ. A R 4 (7

i . U —

79,713 79,718
JITLChannels—

As per detailed statement No. 9 . e 71,547
, ' 1,57,260
1,57,260 deferred T years sé 5 per cont, X 069 ... . 1,08510

! Total for culverts snd chaonels ... * 1,08,510
I V—C’uztmg amd Emba;nkmentm - ‘ '

Ad per driginal estimates’ .. e e 98,680
7. ~—I’ngihtmgv»—— B " - “

As  per orlgmal estimates e 40,000 .
VI wT'mes-

On all roads exeepting 40 feet and below—
Total length 48,000 feet
Trees ab 50 foet apart... 1,000 x 2 = 2,000 pea tree Rs. 5 plus

. maintenance for five years at Bs. 10 per tree ... 80,000
'Rs. 30,000 deferred for T4 yoars at .5 per cent. =2 x ‘694 .
= 20,820 88V . 21,000

wa 1=
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- STATEMENT No. 9

' Channels
Borth work Masonry walls M‘:e‘g{e’&“ggﬁgﬂgw and
. Total ’
R Total
Width | . ver o ibe por, Tule Amount
' U LY .
Qoantity| gaty | amount | ARH| Rate Jamount (SR Bate Amonak| |
m.__.l 4 N = - ?’
i Bs Hev Bs.ap| Ba Ru.o. p. [ Ba
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STATEMENT No. 10
DBAINAGE AND Warre Suprry

+ Approzimate estimates supplied by the Superintending Engineer, Public Health

et works cutiay”
. R . " Bs,
(¢) Providing and laying CI distribution mains for
. water sapply e 3,50,000
- (b) Providing s. w., sewers ... e 6,50,000
10,00,000.

On the assumpﬁon that the above will be laid concurrently with ‘roa.d-

construction— .

Expenditurein Ist § yoars Rs. 4,00,000, deferred 2} years '
at b percent. = x 885 .. o 8,54,000
Remainder in each period 3f 5,10 41’15 years ’
Rs. 200,000 after § years ab 5 per cent. x -7835 ' ... .1,56700
Rs. 2,00,000 after 10 years at 5 per cent. x ‘614 o 1,22,800
Ru. 2,00,000 after 15 years ab 5 per cent. x 481 we 96,200

Prese_nt value of deforred cost ...  7,29,700
Say .. 7,80,000 -

[ T —

STATEMENT No. 11.

Cost of management and estate establishment

1

Rs.

Gross esle proceeds ... T 62,62,000
Rs. :
At 3 per cent, R~ we o 187,560 '
Annual equivalent for 20 years ... - 9,393
Present value of 9,393 It;ayable yearly for :
20 years at 5 per cent. Y. P. 1246 o 117,036
+ Cost of menagement, say ...  1,17,000
Conveyancing and legal charges, . | i

) Rs:
Rs. 9,600 per annum for 20 years, at 5 per' cent. Y, P, 1246, 1,19,8616
Convéyancing and legal charges, say ... 1,19-,-&1“0“

e L
'
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"STATEMENT No. 13
Paymmﬁ ta the Mihtary Dcpar#mmt
Rs;-‘32,48,600 0 be paid in 4 years. .
) ‘A i RS.
Ist Payment— ‘ :
. Immediately on tra.nsfer ‘ R 6,00,000
.‘md Payment— ' ' )
- R4, 6 lakhs deferred 1 year at 5 per cent. 6,00, 000 P 0 952 C e 572,000

3rd Payment— ‘

Rs 10,24,000 deferred 3 yem at 5 per cent. 10, 24 000 x 08638 ... 8,84,531
4th Payment— .
Rs 10,24,000 deferred 4 years a.t 5 per cent 10,24, 000 X0 8227, v 8,492,445

Present vslue we 9898976

ROMBAY ¢ PRINTED AT THE GOVERNMENT ORNTRAL PRERS.



