
Rent Control Act 

A Comparative Study between MMR, Delhi & Bangalore 

 

Under the Indian Constitution, provision of housing is a 

state subject. Thus, the enactment and enforcement of rent 

control laws is the responsibility of the individual states. 

The common thread running through almost all Rent 

Control Acts (RCAs) and legislations is that they are 

intended to serve two purposes, to protect the tenant from 

eviction from the house where he is living except for 

defined reasons and on defined conditions and to protect 

him from having to pay more than a fair/standard rent. But 

most acts also confer upon the landlord the right to evict a 

tenant who is guilty of certain specified acts and also when 

the landlord requires the house for his own personal 

occupation. 

Rent Control measures become necessary when demand 

for rental property far outstrips the supply and tenants 

become vulnerable to exploitation by the landlords. This 

article attempts to compare and contrast rent control in 

Mumbai, Delhi and Bangalore respectively. Firstly, a quick 

look at the salient features of the rent control act governing 

each city. 

The Maharashtra Rent Control Act 1999 

The Maharashtra Rent Control Bill 1999 passed with 

amendments by both the Legislative Assembly and 

Legislative Council, aimed to unify the three different Rent 

Control Laws, in operation in the State of Maharashtra. The 

new Act called the Maharashtra Rent Control Act 1999 

brought about several changes in the Bombay Rent Control 

Act. 

Salient Features of the Act 

 Fixing and increasing rent: It is the landlord’s 

prerogative to fix the rent and increase it at the 

rate of four per cent per annum from the date of 

the commencement of the Act. He can also 

increase the rent at the rate of 15 per cent per 

annum for improvements and alterations provided 

70 per cent tenants consent in writing.  

 Duty to keep premises in good repair: Every 

landlord shall be bound to keep the premises in 

good and tenantable repair.  

 Conditions of Eviction: Section 25 states that a 

landlord shall be entitled to recover possession of 

any premises if the court is satisfied that the 

premises are reasonably and required bona fide by 

the landlord. The landlord can also recover 

possession of the premises if the tenant has, 

without the landlord’s consent given in writing, 

erected on the premises any permanent structure.  

 Leave & License Agreement: Section 55 of the Act 

provides that any agreement for leave and license 

or letting of any premises, entered into between 

the landlord and the tenant or the licensee, shall be 

in writing and shall be registered under the 

Registration Act, 1908. The responsibility of getting 

such agreement registered shall be on the landlord.  

 ‘Pagdi’ system legalized: The consideration paid to 

a landlord as a fine, premium or consideration 

known as pagdi has been legalised by Section 56 of 

Rent Control Act, 1999. It is now also lawful for a 

tenant to receive any amount in consideration of 

the relinquishment or transfer of his tenancy.  

 Protection against eviction: The landlord shall not 

be entitled to the recovery of possession of any 

premises so long as the tenant pays, or is ready and 

willing to pay, the amount of the, standard rent and 

permitted increases, if any, and observes and 

performs the other, conditions of the tenancy, in so 

far as they are consistent with the provisions. 

 Protest against new proposals: Prepared by the 

Union housing ministry, the draft Model 

Residential Tenancy Act, 2011, intends to replace 

antiquated rent control legislations that cap rents. 

These legislations have, over the years, resulted in 

landlords getting only a pittance for their prime 

properties in metros. Tenant associations claim 

that the new law would spell disaster for Mumbai, 

where thousands of old properties are still rented 

out under the long-standing ‘pagdi’ system. 



Another recent proposal linking income of the 

tenant to the rent has also met with severe 

criticism and protests by tenants’ organisations. 

The Delhi Rent Control Act 1958 

The Delhi Rent Control Bill was passed by both the Houses 

of Parliament and received the assent of the President on 

31st December, 1958. It came into force on 9th February, 

1959 as The Delhi Rent Control Act, 1958. It extends to the 

areas included within the limits of the New Delhi Municipal 

Committee and the Delhi Cantonment Board and to such 

urban areas within the limits of the Municipal Corporation 

of Delhi.  

Salient Features of the Act 

 Restricting revision of rent: The standard rent may 

be increased by ten per cent every three years. The 

1958 Act has no mechanism to bring the historical 

rent to the present market rate and gives a tenant 

the luxury to pay less than Rs 3,500 per month in 

perpetuity. 

 Conditions of eviction: Eviction can now be sought 

on bona fide need and can be claimed not just for 

the owner of the property but also for his or her 

dependent family. 

 Protection against eviction: Only non-payment of 

rent or discreet subletting are the two technical 

defaults committed by a tenant that allowed a 

landlord to take back his property.  

 Protest against amendments: The 1995 act would 

have replaced the archaic law of 1958 that 

protected the migrant population from arbitrary 

rent hikes by wealthy landlords. Even as property 

values skyrocketed, landlords bound by rent 

control rules continued to get paltry rents. The 

1995 act was passed by both houses of Parliament 

and received Presidential assent, but after street 

protests by tenants the government lost the will to 

notify it. 

The Karnataka Rent Control Act 2001 

In 1992, the Central Government proposed a model rent 

control legislation, which was meant for and circulated to 

all states. The Model Act proposed modification of some of 

the existing provisions on inheritance of tenancy and also 

prescribed a rent level beyond which rent control could not 

apply. Changes were incorporated in the Karnataka Rent 

Control Act 1999, as suggested by the Model Rent Control 

Legislation thereby bringing into force the Karnataka Rent 

Control Act 2001. 

Salient Features of the Act 

 Calculation of Rent: The standard rent shall be 

calculated on the basis of 10 per cent of the 

aggregate of the actual cost of construction of the 

premises and the price of the land on the date of 

commencement of the construction. 

 Permission to construct additional structures: The 

landlord may propose to make any improvement, 

in or construct any additional structure on, any 

building, which has been let to a tenant.  

 Rules for eviction: There are several conditions 

under which the landlord can seek eviction. They 

are listed in the table given below. 

 Rights of Tenants: According to the Act, no 

landlord either himself or through any person 

purporting to act on his behalf shall without just 

and sufficient cause cut off or withhold any 

essential supply or service enjoyed by the tenant in 

respect of the premises let to him.  

 Inheritance of Tenancy: Karnataka is one of the 

only states in the country which has provisions for 

inheritance of tenancy in its RCA. In the event of 

death of a tenant, the right of tenancy shall devolve 

for a period of ten years from the date of his death 

to his successors. 

 

 



Comparison of Rent Control Acts 

Feature Mumbai Delhi Bangalore 

Calculation of 
rent 

It is the landlord’s prerogative to fix the rent 
and increase it at the rate of four per cent per 
annum from the date of the commencement of 
the Act. He can also increase the rent at the 
rate of 15 per cent per annum for 
improvements and alterations provided 70 per 
cent tenants consent in writing 

The rent may be increased by ten 
per cent every three years. The 
1958 Act has no mechanism to 
bring the historical rent to the 
present market rate and gives a 
tenant the luxury to pay less than 
Rs 3,500 per month in perpetuity. 

The standard rent in relation to any premises shall be 
the rent calculated on the basis of 10 per cent of the 
aggregate of the actual cost of construction of the 
premises and the price of the land on the date of 
commencement of the construction. 

Landlord’s 
rights & duties 

The landlord shall be bound to keep the 
premises in good and tenantable repair. 

He must ensure that the leave and license 
agreement is registered. 

The landlord is responsible for 
maintaining the property and 
keeping it in good condition. 

The landlord may propose to make any 
improvement, in or construct any additional 
structure on, any building, which has been let to a 
tenant. 

Conditions of 
eviction 

A landlord shall be entitled to recover 
possession of any premises if the court is 
satisfied that the premises are reasonably and 
required bona fide by the landlord.  

The landlord can also recover possession of the 
premises if the tenant has, without the 
landlord’s consent given in writing, erected on 
the premises any permanent structure. 

Eviction can be sought on bona fide 
need and can be claimed not just 
for the owner of the property but 
also for his or her dependent 
family. 

If the tenant has neither paid nor tendered the whole 
of the arrears of the rent and other charges legally 
recoverable from him.  

If the tenant has used the premises for a purpose 
other than that for which they were let, without 
obtaining the consent in writing of the landlord 

If the premises or any part thereof are required by 
the landlord for carrying out any repairs which cannot 
be carried out without the premises being vacated. 

If the tenant has, allowed some other person to 
occupy the whole or the part of the premises without 
the consent of the landlord 

If the tenant has materially damaged the building. 

Protection 
against eviction 

The landlord cannot evict the tenant so long as 
he pays, or is ready and willing to pay, the 
amount of the, standard rent and permitted 
increases, if any, and observes and performs 
the other, conditions of the tenancy 

Only non-payment of rent or 
discreet subletting are the two 
technical defaults committed by a 
tenant that allow a landlord to take 
back his property. 

No landlord shall without just and sufficient cause, 
cut off or withhold any essential supply or service 
enjoyed by the tenant in respect of the premises let 
to him. 

Inheritance of 
tenancy 

The Maharashtra Rent Control Act states on the 
death of a tenant, family members residing 
with the tenant get the tenancy rights. 

The Delhi Act has provisions that 
allow dependents of the tenant to 
continue tenancy after his death. 

In the event of death of a tenant, the right of tenancy 
shall devolve for a period of ten years from the date 
of his death to his successors. 

http://www.commonfloor.com/mumbai-city
http://www.commonfloor.com/delhi-city
http://www.commonfloor.com/bangalore-city


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Disclaimer: 

The information provided in this report is based on commonfloor data which is collected from various publicly known sources viz, 

websites, documents and maps including CommonFloor's proprietary data resources, and from the inputs of unidentified individuals. 

It ought to be considered as a guideline and not as absolutely certain. While care has been taken for groundwork, no responsibility is 

accepted for the accuracy of whole or any part. This information is absolute property of CommonFloor /maxHeap Technologies Private 

Limited. It should not be reproduced in any form, in part or whole, without prior written permission of CommonFloor. The information 

is provided on an "as is" and "as available" basis. CommonFloor expressly disclaim warranties of any kind, whether express or implied, 

including, but not limited to, the implied warranties of merchantability, fitness for a particular purpose and non-infringement. 
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