EVALUATION OF QUALITY OF
LAND RECORDS

ANDHRA PRADESH, CHHATTISGARH, KERALA & LAKSHADWEEP

s aTew s e s

GOVERNVIENT OF INDIA  MENISTIY OF RURAL DEVILOMAINT
fty sy R
DEPARTMENT OF
LAND RESOURCES

=) Leadership through Leaming



DoLR Supportedtudy on Quality of Land Records CMLARR, ASCI 202425

Evaluation Study

QUALITY OF LAND RECORDS :
Andhra Pradesh, Chhattisgarh, Kerala & Lakshadweep

Commissioned by
Department of Land Resources, Government of India
September30, 2024

Centre for Management of Land Acquisition,
Resettlement and Rehabilitation (CMLARR)
Administrative Staff College of India (ASCI), Hyderabad



DoLR Supportedtudy on Quality of Land Records CMLARR, ASCI 202425

ACKNOWLEDGEMENT

TheEvaluation StudyofiQu al ity of Land Recordso i s sponsorec
Ministry of Rural Developmentovernment of India and conducted by the dedicated Land Centre at
Administrative Staff College of India (ASCI), Hyderabad. ASCI would like to express our sincere
gratitude to Shri Manoj Joshi, IAS, Secretary, Shri R. Anand, IPoS, Additional Secretary, Shri Kunal
Satyarthi, IFSJoint SecretaryShri Rajesh Bhatia, Deputy Director Geneaxatl Shri Abdul Kareem,

Economic Advisoffor their wholehearted suppand guidance during the Study.

The Study received outstanding support from the State/UT Goveraritéatwould like to put our
heartfelt gratitude to Shri Shrikesh B Latkar, IAS, Director of Survey, Settlement & Land Records,
Smt P. Kezia Kumari,Regional Deputy DirectorGovt. of Andhra Pradesh, Shri Ramesh Sharma,
IAS, Director, Land Recordssmt. Madhu Harsh, Deputy Commission&ovt. of Chhattisgarh,
ShriS. Sambasiva Rao, IAS, Director of Survey and Land Rec@&ils. Shri Madhu K,Deputy
Collector & Nodal Officer, State IT Cell (Revenue), Govt. of Kerala, Shri. Arjun Mohan, IAS,
Collector and Disict Magistrate, Union Territory of Lakshadweep and their entire team for their
excellent support to the Study team. Their constructive suggestions and views were valuable in
shaping this study.

Our deepest appreciation to the state government and UT government diiciaksy, revenue and
registration department§)r their extraordinary effort in compiling and sharing the data/information
within the challenging timelines for the Study as well as sparing their valuable time to join the hectic
online/offline meetings/discussions and providing clarifications. This Study would not have been
possible without their wholehearted support in midst of their hectic schedule.

We convey our deep gratitude to the landowners who spared their valuable time to join the focus
group discussions and interviews with the study team.

And to our Hondbl e Chair man, ASCI Cour't of Gov e

remain eternally indebted. His guidance agmcouragemenhave been our greatest source of
inspiration and motivation.

ASCI CMLARR STUDY TEAM



DoLR Supportecstudy on Quality of Land Records CMLARR, ASCI 202425

INDEX

Acknowledgement

Abbreviations

Executive Summary

Chapter/ | Title Page No
Section

I Introduction 1319
1.1 Land Records in India 13
1.2 History of Land Records and Land Tenure System 13
1.3 Survey of Lands and Maintenance of Land Records 15
1.4 Government 6 s OrAdduessiLand Becdedflssuey t s t 16
15 Study Objective 17
1.6 Study Methodology 17
1.7 Study Report Organisation 19
1.8 Study Limitations 19
Il Land Records in Andhra Pradesh 21-39
2.1 Background 21
2.2 Legal Backings and Amendments 21
2.3 Formation of Land Parcels under AP Resurvey Programme 23
2.4 Computerisation of Land Records 23
2.5 Computerisation of Cadastral Maps 25
2.6 Computerisation of Registration 28
2.7 Process of Mutation 30
2.8 Reflections on Real Time Mirror from Sample Villages 3337

1. SulthanapurapfAdoni Mandal, Kurnool District
2. P.M. KandrikaZarugumilli Mandal, Prakasam District

2.9 Summary ad Suggestions 38
Il Land Records in Chhattisgarh 41-58
3.1 Background 41
3.2 Computerisation of Record of Rights 41
3.3 Computerisation of Cadastral Maps 45
3.4 Computerisation of Registration 48
3.5 Process of Mutation 49
3.6 Revenue Court Management System 52
3.7 Reflectionon Real Time Mirror from Sample Villages 53-56

1. Tuma BahraDhamtari Tehsil, Dhamtari District
2. Birkona Katghora Tehsil, Korba District

3.8 Summary ad Suggestions 57
I\ Land Records in Kerala 60-81
4.1 Background 60
4.2 Computerisation of Record of Rights 60
4.3 Computerisation of Cadastral Maps 63
4.4 Computerisation of Registration 67
4.5 Process of Mutation 67
4.6 Assessment of RTM in Study Districts and Villages 71-79

1. Mlappara Peerumade Tehsil, Idukki District

2. PeruvanthananpPeerumade Tehsil, Idukki District
3. Kollengode Chittur Taluk, Palakkad District

4. Nelliyampathy Chittur Taluk, Palakkad District

4.7 Summary ad Suggestions 79
V Land Records in Lakshadweep 83-89
5.1 Computerisation of Record of Rights 83
5.2 Computerisation of Cadastral Maps 83




DoLR Supportedtudy on Quality of Land Records CMLARR, ASCI 202425

5.3 Computerisation of Registration 84
5.4 Process of Mutation 85
5.5 Reflection on Real Time Mirror from Sample Villages 85-89

1. Kavaratti Lakshadweep District

2. Agatti, Lakshadweep District
5.6 Conclusion 89
VI Summary and Conclusion 91-100
6.1 Introduction 91
6.2 Textual RecordsGood Practices and Challenges 91
6.3 Spatial RecordsGood Practices and Challenges 93
6.4 Registration Good Practices and Challenges 94
6.5 Mutationr Good Practices and Challenges 95
6.6 RTM Assessmerey Reflections 95
6.7 Broad Suggestions & Recommendations of the Study 97

Annexures

Table | Title Page N
No.

I District wiseAssessment of @puterisation of Land Records 110114
Il Consolidated Responses of Stugtates/UTon DoLR Questionnaire (Part ) 115123
Il Primary SurveyLand Parcel Details 124223




DoLR Supportedstudy on Quality of Land Records

CMLARR, ASCI 202425

O adDle
Table No.| Title Page No
1.1 StateCovered unde¥ ariousLandTenureSystems 15
1.2 Sample villageselected foRTM Assesment 18
2.1 Computerisation of ROR in Andhra PradesiQuantitative Snapshot 24
2.2 Revenue Terminologies in ROR 25
2.3 Computerisation of Cadastral MapsQuantitative Snapshot 25
24 Computerisation of Registratioh Quantitative snapshot 28
2.5 DocumentRequiringRegistration/Not requiring registration 29
2.6 MutationsApproved &Pendingin 202324 32
2.7 Sulthanapuram Villagd_and statistics at &lance 33
2.8 Objectionable Government Lantléebland & RSR (Mother Record) 34
2.9 RTM Assessmemnf Sulthanapuram 34
2.10 PM Kandrika- Land Statistics at &lance 36
2.11 RTM Assessmemf PM Kandrika 37
2.12 Objectionable Government Land®/ebland & FLR (Mother Records) 37
3.1 Computerisation of ROR in ChhattisgadhQuantitative snapshot 42
3.2 LandRecordsin ChhattisgarhManualandOnline Records 42
3.3 Mortgage Flagging in RoR 43
3.4 ImportantRevenuelerms including RoFENtries 44
3.5 Computerisation of Cadastral MapsQuantitative Snapshot 45
3.6 Computerisation of Registratioh Quantitative Snapshot 48
3.7 MutationA Quantitative Snapshot 49
3.8 RCMS-A Quantitative Snapshot 52
3.9 Tuma Bahra/illage-Land Statistics at &lance 53
3.10 RTM Assessment ofuma Bahra 54
3.11 Birkona Village Land Statistics at &lance 55
3.12 RTM Assessment dBirkona 56
4.1 Computerisation of RoR in Kerala Quantitative Snapshot 60
4.2 Mortgage flagging in RoR 63
4.3 Computerisation of Cadastral MapsQuantitative Snapshot 63
4.4 Computerisation of Registratioh QuantitativeSnapshot 67
4.5 MutationA Quantitative Snapshot 68
4.6 BasicLandinformationof Study Villages 71
4.7 RTM Assessmenif Mlappara 72
4.8 RTM Assessrantof Peruvanthanam 75
4.9 RTM Assessmantof Kollengode 76
4.10 RTM Assessment dfleliyampathy 78
5.1 Computerisation of RoR in LakshadweApguantitative Snapshot 83
5.2 Key Revenue Terminologies in RoR 84
5.3 Computerisation of Cadastral MapsQuantitative Snapshot 84
5.4 Computerisation of Registratioh Quantitative Snapshot 85
5.5 MutationA Quantitative Snapshot 85
5.6 Assessment of RTM of land recordskiavaratti 87
5.7 Assessment dRTM of land records$n Agatti 88
6.1 Land Records Modernisation: Good Practices and Gaps across Study 101




DoLR Supportedstudy on Quality of Land Records

CMLARR, ASCI 202425

of Boxe
Box No | Title Page No
2.1 Amendments to AP RoR in Land and Pattadar Passbook Act, 1971 22
2.2 Land Parceld he Mirror Principle 23
2.3 LegalBasis forRecord of Rights in Andhra Pradesh 23
2.4 Recording ofLoans andEncumbrancem ElectronicRoR 25
2.5 ResurveyProcesd-low in Chinnapalem 26
2.6 Process an@hallenges irBurveywith ORI 28
2.7 Amendmenin RoR ActOnline Registration &ElectronicTransfer ofData 29
2.8 Amendment in RoRAuto-mutation 30
2.9 Mutation Process in Resurveyed/illage 31
2.10 Patta Suldivision Processn Andhra Pradesh 32
2.11 Rectifications effected in 20234 33
2.12 Village Map of Sulthanapuram 33
2.13 LandUse in Sulthanapuraiinand Record and OgroundStatus 35
2.14 Village Map of PM KandrikaVillage 36
2.15 LandUse in PM Kandrikd_and Records and Gground Status 37
3.1 Major functions ofUsers on Bhuiyan 41
3.2 LandParticulars in theRoRTin Chhattisgarh 41
3.3 Details of KhasrdPart I))-Encumbrance and Crop Statistics 43
3.4 Updating of Vector Cadastr@llS mapin Chhattisgarh 46
3.5 Procesd-low of UpdatingVector CadastrdDigital Map 47
3.6 Procesg$-low for Registration oPart LandExtent 48
3.7 Mutation- The Process Flow 50
3.8 Online Mutation Registen Chhattisgarh 51
3.9 Inspection Checklist before Mutation (Exclusion List) 52
3.10 NakshaTuma Bahra village 53
3.11 Land Use in Tuma BahMillage-Land Records and Gground Status 54
3.12 NakshaBirkonaVillage 55
3.13 LandUse inBirkona Land Records and Gground Status 56
4.1 Land Record Registers in Kerala 61
4.2 RoRRecord in Kerala (Thandapper account/register) 62
4.3 Village Cadastral Vectorised GIS MaipsBhunakshaVeb Application 64
4.4 RTK GPSBased Digital Cadastral SurveyKerala 65
4.5 Schematic Process of Digital Cadastral Survey 66
4.6 Torrens System & Practice in Torrens Villages in Kerala 69
4.7 Process flow of Mutations (Registered Sales, Succession, aiutivigibns) 70
4.8 Village Mapof Mlappara 71
4.9 Land Use in Mlapparaand Records and Gground Status 73
4.10 Village Map of Peruvanthanam 74
411 LandUse inPeruvanthanarhand Records and Gground Status 75
4.12 Village MapOF Kollengode 76
4.13 Land use irKollengodei Land records and eground status 77
4.14 Village Map of Nelliyampathy 78
4.15 LandUse in NelliyampathyLand Records and Gground Status 79




DoLR Supportecstudy on Quality of Land Records CMLARR, ASCI 202425

Abbreviations

AP S & B Act Andhra Pradesh Survey and Boundaries Act

BDO Block Divisional Officer

BTR Basic Tax Register

CARD Computeraided Administration of Registration Department

CGLRC Chhattisgarh Land Revenue Code

CLU Change of Land Use

CORS Continuously Operating Reference Station

DGPS Differential Global Positioning System

DOLR Department of Land Resources

DILRMP Digital India Land Records Modernisation Programme

EDM Electronic Distance Meter

EFL Ecologically Fragile Lands

EMR Electronic Mortgage Recorder

ETS Electronic Total Station

FLR Fair Land Register

FMB Field Measurement Books

FRA Forest Rights Act

GIS Geographic Information System

GNSS Global Navigation Satellite System

GSD Ground Sampling Distance

IGR Inspector General of Registration and Stamps

ILIMS Integrated Land Information and Management System

LP Land Parcels

LPM/LPN Land Parcel Magkand Parcel Number

MAUD Municipal Administration and Urban Department

MoRD Ministry of Rural Development

MoU Memorandum of Understanding

NIC National Informatics Centre

NLRMP National Land Records Modernisation Programme

NRTK Network Real Time Kinematic

ORI Ortho Rectified Image

PC Possession Certificate

PSU Public Sector Undertaking

RCMS Revenue Court Management System

RFCTLARR Act | Right to Fair Compensation and Transparency in Land Acquisition, Rehabili
and Resettlement Act

RI Revenue Inspector

RoFR Recognition of Forest Rights

ROR Record of Rights

RSR Resurvey Settlement Register

RTK Real Time Kinematics

RTM Real Time Mirror

SDO Sub Divisional Office

SLBC StateL e v e | Bankersd Committee

Sol Survey of India

SRO SubRegistrar Office

TP Thandapper

ULB Urban Local Body

uT Union Territory

VS Village Surveyor

VO Village Officer

VRO Village Revenue Officer




DoLR Supportedtudy on Quality of Land Records CMLARR, ASCI 202425

Executive Summary

Introduction

The criticality of an efficient land records system tloe effectivefunctioning of land markets, taxation
systems, infrastructural improvements and the economy as a whole is widely recognised. Efforts to
computerise and modernise the land records system were initiated by the Government of India since
the 1980s, culminating in thelDRMP as a Central Sector scheme016. The DoLR sponsored Study

on Quality of Land Records in Andhra Pradesh, Chhattisgarh, Kerala and Lakshadweep aims at
understanding therogress in the implementation of the programraegood practices as well as the

gaps in the computerisatiahgitisation of textual/spatial records, computation of
registration/mutation process and the integratibthese components for maintaining an updated land
records system. The Study, through a compreherssgessmendf the data from both primary and
secondary sourcegresendg the status ofland records and theystems in place foits continuous
maintenance and updatiomthe fourStudyStates/UT The Study findings isummarised belown five

parts; first, the general progress in the importantmaters relating to quality of land recordecond,

the challenges inand record updatigrthird, thereflections from the RTM assessmefaurth, the
unique/statavide good practices; andth, the suggestions/recommendations of the Study

Progress in DLIRMP

Textual Records: Among the various parameters, computerisation of textual records has made
remarkable progressvith all the study States/UTs shariognt percent achievemenit.digitally signed

RoR is a legally valid document that can be downloaded by the citizens in the States of Kerala,
Chhattisgarh and Andhra Pradesh. The updation of manual land records is no longer mandated in
Chhattisgarh and resurvey completed villages of Andhra Pradésein thedigital Record of rights

(RoR) copy remains the owllegal document. In Chhattisgarh and Kerala, éhisr no distinction
between rural and urbamdthe revenue department maintihe RoR for bottareas. Thédadhar and

mobile linkage have varied progress in the three states. About 77/53 percent RoRs are seeded with
Aadhar / mobile numbers in Chhattisgarh and 82 percent in Andhra Pradesh. Kerala is moving
gradually with a consetitased linkage of Aadlar and RoRThe progress ofiagging ofencumbrances

(lease agreements, mortgages, court ¢asesl acquisition proceedinggc) on the RoR vital to

prevent fraudis varied.In both Andhra Pradesh and Kerala, the bankers have been facilitated with a
module for marking mortgages on the respective survey number, the viewing interface on the RoR is a
work in progressChhattisgarhhas remarkably integrated not only the pending mortgages but also
pending mutation and court proceedings. None of the states presently have a system for flagging land
acquisition poceedings.

Spatial Records: The progress with regard to digitisation of spatial land records is mixed with
encouraging progress states where the resurvey is under progress while others requiring focused
attention and efforts (Chhattisgarh and Lakshadweep). In Andhra Pradesh, considerable progress has
been made with the completion of resurvey and-rgéerencing of all land parcels in 38 percent of
villages (6688 villages), where textual and spatial records converge. In Kigitial, survey has been
completed in bout 11.9 percent of the total state ar@a4€ million hectares of land Despite
appreciableprogress in all other parameters of land records modernizaigitisation of maps is a

major part of the unfinished agenda in Chhattisgarh. In Chhattisgarh, only 1 block with 927 land parcels
has beengeoreferencedIn Lakshadweep too, geeferencing is confined to only.07 percent othe

total area. Sincsub-divisions arenot effected in the nomesurveyed villages in both Andhra Pradesh

and Keralathe problemwill compoundin the future. In Chhattisgarh, though siilsisions are bing

carried out in the vectorerl maps, as they are not geferenced, the location and extent will vary with

the textual records. In Lakshadweep too, the maps are neither digégedsedor updated with sub
divisions.

Registration: All the Sub Registrar Offices ($0O) are all computerised and thatiee registration
process completed onlifie the four study states/UT. Appreciably, the registratéord records link has

also been established in Andhra Pradesh, Chhattisgarh and Kerala, with the registration software
integrated with revenue offices and the land record databagendhra Pradesh, Chhattisgarh, Kerala

8
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and Lakshadweep, online legacy data is available from 1983, 2017, 1986 and 2000 resdadbiotHy.
Andhra Pradesh and Chhattisgdsto-metric identification of the partids enabledsignature of parties
captured digitally, identification documents uploadeidcle rates integrated, autalculation of stamp
duty/registrationcharges and online payment enabled in the system. In Kerala, while threetbio is

not enabled, thentire registration process is completed online @putoval of registratiotriggers the
village office for the mutation process. In Andhra Pradssinvey numbewise details of prohibited
landsareintegrated with the Sysin to provide an additional layer of protection and prevent transfer of
such landsin Lakshadweep, though tt#&ROsare computerisedhe above features oévenue office
integration biometricenablement, uploading of circle ratesrification of the parties are donedrate
rates are not uploaded in the system and online payment is not enabled.

Mutation: In Andhra Pradesh, autoutation has been provided legal sanctity by amendment in Section

5 of the RoR Act, 1971. Once a registration is approved, the name of the registered purchaser is
automatically mutated on real time badis.Chhattisgarh, mutation requests from all sources (SRO,
citizens, patwari as well as the revenue courts) are enabled online witbaimd monitoring. e
registered sales are atitiggered andime bound mutation process follows the registratiariKerala

too, afterthe online registration of deeds at SRO, the data regarding the mutation of the property (Form
No.1 B) is automatically transferred to the concerned village office. The pushing of the digitally signed
documents from the SRO to the village for mutation is a seamless process in Chhattisgarh (with
digitally scanned documents), while the documents have to be manually scanned and uploaded in Kerala
(with scope osomedelay).

Challenges inLand Record Updation

The system on textual record updation is working remarkably well in three states withwaatmn of
textual records on a real time basis in Andhra Pradesh andrigigier mutation (with integration of
registration and revenue software systems) in Chhattisgarh and Keratdical gap is the lack of
updation of mapgspatial recordsin all the study areas except thestgveyed villagedn Chhattisgarh,
while subdivisions are presently cardeout in the vectorised mameficienciesassociated withack of
georeferencing persistalso posing insurmountable challengeghe urban areas (constituting about
onethird of the totalexten), where each khasra has been dliided into innumerable unitand
updation in the present scalethut geereferencing not possibldn Andhra Pradeshthe lands
registered for nomgricultural/residential usehatdo not get mutated/reflected the RoRis a concern
area The mutation of registries effected prior to thategration of the registration and land ret
systemin all the States present an inherent challengkafat recordsipdation ashere is 0 compulsion
onthepart of the buyer to get his registered land mutated. The case of legal heirs of expired landowners
is anotheruniform issue in all the study aredbe extent of the problem much higher in tribal belt as
revealed from the sample villageBhe mutabn of undivided land shares of flat owners is a common
issueacross study areabough Kerala has recently decided to mutate the shares ofatheahers.
Unlike Andhra Pradesh and Chtiggarh, thesuccession related mutations in Kerala do not tmave
endto-end online enablementLakshadweep has a long and difficult way to go in integrating the
registration andevenueoffices and non-updation of recordsoth registered lands and succession cases
are extensivand requires special effort and dedicated resource support.

Reflections fromRTM Assessmenin Sample Villages

The Study assessed therd recordsvis-avis the onground situation with regard townership and
possessionjand nature/classificatioektentlanduse and recording of encumbrargeon the land
recordsin ten sample villagesacros eight districts. With regard to wenership and possession, the
primary issue of nompdation of land records relates to the succession ¢asespt Lakshadweep,
where both causes exisl) Chhattisgarh, 37 percent and 11 per@atnorupdated records in the two
villages, and caused by the death of the recorded owseritarly, in Kerala, 15 percent of the 18
percent norupdated reards in village 14 percent and 30 percent nopdated records in village 2 and

3 are owing to the neapdation of records after the death of the recorded ownéndhraPradesh, out

of the 17 percent neupdated records in village 1, half is accounted by succession (expired
landowners). In Lakshadweep, 96 and 100 percent of the land parcels surveyed were not updated in the
sample villages. In these villages, 92 and 33 percent are cases of succession.
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Out of the 10 study villages, only 1 village, P M Kandrika has dagiticadastral maps. Within the

textual records, there is a substantial mismatch between separate land shares shown in the RoR and the
survey sukdivisions in some cases. Only 51 percent of the land shares in the RoR have a survey sub
division number in Sutarepuram village. Though the spatial and textual records converge in the
resurveyed village, the need for mandatory application for partition still leaves a gap with only 88
percent ofland shares represented by the LPMs. In Chhattisgarh villages, the divisions in map largely
reflects the shares in RoR i.e. to the extent of 96.3 percent and 88.6 percent of the land fam#s in
Bahraand Birlona villages. The broad land classification and nature largely matches with the ground

all study villagesHowever, the actual use of land is not reflected in the @aBept in Chhattisgarh)

In Birkona village (Chhattisgarh), 71 percaftlandparcelsconformed to the records whil® percent

is either vacant or in residential use. Paddy and pulses are the primary crops cultivated as per the records
as well as the landowners. Muma Bahra(Chhattisgarh), the broad land use (agricultural/non
agricultural) conforms to the records in 91.6 percent land parcels, while 8.4 percent is either vacant or in
residential use.

Good Practices in Study States/UT

Chhattisgarh has made considerable progress in thBRNIP. The State is a leader in terms of its
success in computerisation of land records, registration, mutation and revenue court management and
the integration of the prosees in a time bound manner. éngprehensive RoR covering not just details

of lands/landowner but also the updated land use (updated afterahauail girdawri) as well as the
encumbrances (mortgage, pending mutation proceedings and revenue court case) is unique among all
the states.The mandatory preparation of sketch by the patwari for partitioning of lapfizre
registration,autetrigger after mutation and a timéound mutation with a mandatory objection period

merit appreciation. Andhra Pradesh is leading the country in terms of a massive resurvey exercise that
will eventually align the textual and spatial records. The technology enabled resurvey and digital land
records coupled with computsed registration system and autoutation enables real time updation of

land records, d&eat that is presumably unique in the country. Critical amendments to the RoR Act to
incorporate new definitions; hassle free registration system that facilitates registration upon data entry;
prohibited survey numbers integrated with the system to restrict fraudulent transactions; market value of
land (circle rates) integrated into the system, provisiongi§eature by registrar on all documents are

all good practices saving valuable time and cost. Kerala, that has initiated\asideatesurvey exerats

that shows much promise. The conduct of the technology aided resurvey (completed in 200 villages)
will eventually pave way for alignment and integration of the textual and spatial reGtelggood
practices worth emulation include the RoR linkage with legacy records (the Thandappers mention the
resurvey number and permanent registergebeen made online); enabling the tracking of ownership
history of all land transactions in the online land records system; cdvesed linkage of Aadar with

RoR with options to landowners for sdlfiking through the online web portal or linking through the
Village Office and the soon to be initiateditation of land records for flat owners.

Suggestionsand Recommendatbns
The areas of proactive actiby theto achieve the objectives of the DILRMP is summariseldw:

First, Lack of mandatory sudbivision in the mapsand nonupdation of spatial records is among the
most significant challenge in the achievement of the objectives of the DILRMPransition to digital
maps with geacoordinated land parcels asgstemghat mandatepdation of spatial recorddong with

the textual recordsis a critical component of DILRMP that has lagged behind and reqidarée
prioritised.Digital land parcels with geooordinatesarea critical requirement to improve the quality of
land recordsThis may mandateesurvey of landsvith concomitant settlement operatioi$eresurvey
exerciseitsdf shdl require critical planning and finalisation of technology that not only brings in
acceptance and confidence of all stakeholders but also economises cost. Mass contact programmes to
spread awarenesas is being done in Kerais critically importantBased on a technical assessment of
the resurvey exercises in Kerala and Andhra Pradedtthe pros and contheuse of CORS and RTK
for re-surveyis seen to beptimising time/cost while ensuring an accurate GIS cadastral map.

10
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Secondthe pending updation of records prior to theegration of registration and revensystens in

all the three statesiay have to betaken up on priority by identifying them from the online legacy
records.While automutation (Andhra Pradesh) or atdtigger mutation (Chhattisgarh and Keraa)l

take care of the updation of records, the legacy issues neegtodmtivelyaddressedror records to

mirror the ground reality, this exercise may be unavoidalleshadweep requires special care/attention
because of the enormity of the issues associated witlupaeted records, the considerable backlog,

l imted resources as well as the ongoing confl i
is the joint ownership that has reached humungous proportion in Lakshaamgafmgh in Chhatisgarh

aswell. .

Third, steps may be taken to record the death of the owner on the RoR and/or a proactive mechanism to
atleast flag the records with expired landowners (Aadhaar linked issuance of death certificate, Girdwari
etc.) and incentivise landowners to come forwfardrecord updationThis source of nempdation and

will continue to be a concern even with successful breakthrough achieved with technological integration
of the revenue and registration departments with-auttation/autetrigger in the three stateso Teflect

the ground situation, it is important that the joint owners come forward to partition their lands.

Fourth, special efforts to create recoris the un-surveyed villagesof Andhra Pradesh (35) and
Chhattisgarh (1000and addressiggp aread viz. urban lands, lags diverted to nonagricultural uss
records ofbuilt-up properties, flats etSpecial attention is requiret initiate stepgo addresghe
legacy issues (boundary demarcation of forest and revenue lands) in théotdabalvillages of
Mlappara and NelliyampathWhile theseare difficult issues that wikhlsobe timeconsumingdelaying
the process will contribute to compounding thallengsimposed by the legacy issues

Fifth, formalisation of tenancy is an issue that has now been recognised and accurate reflection of
possession on ground would require their inclusion in the R¢$?, Acomprehensive RoR reflecting
theactualland use through the bannualGirdwari and/orsatellite imagery) is important. The requisite
columns in RoR already exist in Andhra Pradesh and Kéu#las left blank. The practicen Andhra
Pradesh to include th@41 million forest rights holders into the online webland/RoR is a welcome
move that may be encouraged for replication in other states

Sixth,institutionalising due diligence measures to fool proaihual entry errors, ensure tipabhibited
lands(objectionable government lands, assigned lands transfer before the lock in pexietfectively
blocked from transactioris important as we make the online RoR the sole land record (already a reality
in Andhra Pradesh and Chhattisgarh). The linkage to legacy rdoplidsludingthe resurvey number

in the RoRand making the leggaecords available onlinis a good practicen Keralaworth emulation.

Seventhwhile steps have been taken to flag the mortgage encumbrances in the RoR in Chhattisgarh
Andhra Pradesh and Kerala have to develop the viewing interface for the encumbrance to be reflected
on the RoRFlaggingof pendingrevenuecourt cases as wedsmutation proceedings Chhattisgarhs

a gwd practicethat should be ambtedby other statesA critical gap in all the Study States/UT is the
flagging of land acquisition related encumbrances, lack of information of which paves way to manifold
malpractices. Land is acquired for various infrastructure projects under both the central and state
legislations. Often, challenges with time/cost implications arise when encumbrances are created after the
legally permitted cut off dates (preliminary notification under the RFCTLARR Act, 2013) or vesting of
land under the various other central legislationagfing the RoR with details of pending acquisition
process is important and will yielsenefits.
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Chapter 1 Introduction |

1.1 Land Records in India

In a developing economy striving for economic and social transformation, land occupies a very central
place. Meaningful reforms on addressing the issues on the land front cannot become a reality unless
there is remarkable i mprovement in addressing t
accurate and accessible land records.

Land records in Indigs known to suffer from severaleficienciesThere are differences in textual and

spatial recordghe spatial recordsften not updated with changaadwith high error margins. Land is
recorded in the name of the person who may have died long ago and whose legal sutamesoase

not entered in the records. Mutation is not effected in the land records after registration of the
land/property and often lands go on being transferred without consequential mutation in the records.
Recordsas they exist do not reflect the ownership and/or the actual possession on the ground. Several
transactions that are vital to reflect encumbrances and prevent fraud such as lease agreements,
mortgages etc. are not captured in the records. Peladjatrases, both in the revenue and civil courts

do not get tagged to the records system. Eminent domain acquisitions are sometimes not updated in
records and continue to be under possession of the landowners. Lands in the name of government
entities are encroached upon and these bodies are not in actual possessioownership ioften
recorded as O6sharesd i n t he-divisiens oryplydical deenarcatiod sn, wi t
the ground. The actual land useni reflected in the records, both textual and spatial. Record of lands
that are diverted to neagricultural uses, in some states are no longer maintained by the revenue
department and do not get reflected in any records till formal diversion orders/building approvals are
issued. Lands that are assigned by the government to the landless/houseless-aliématon clauses

or Otransdier pafft edsboake not appropriately refl
several villages where the survey or settlement operations have never been carried out during the
colonial times or posndependence periodll thesecases relating tnonupdatedand records impose

huge legal and social coktsnflating the real cost of land and imposing huge welfare costs to the
country. The widely quotedMicKinsey Report (20013 pointed out that unclear property righaad

market distortions account for close to 1.3 per cent ofhlatsbnal incomerowth a year.

It would be useful to briefly trace the origin of survey and settlement operations in the country before
outlining Government of I ndiadés initiatives in
present Study commissioned by the Department of Land Resources (DoLR), Government of India.

1.2 Historical Background of Land Records and Land Tenure System

The legacy of land issues in India is generally attributed to the handling of the land matters by the
colonial regime. However, the agrarian structure during British administration too emerged with a
historical background. The pmlonial period (dominated by the Mughals, particularly in the North
India) and the statpeasant land relationshigontinuedin the colonial regimeThough systematic
efforts to manage the land are considered to have been initiated by Todar Mal during Akbar's regime in
terms of measurement, classification and fixation of rent, thesealsraot the earliest practices. The
Hindu kings drew from their subjects, contributions called bali, originally made as voluntary gifts,
which in the course of time became compulsory and became an important characteristic of-the ruler

1 Wadhwa (2002); Guaranteeing Title to Land, Economic and Politically Weekly, November statesdhiittgation is not
confined only to two wings of the same government but is widespread between the state and the citizens, between the
citizens and the public bodies as well as between the citizens themselves. At this very moment, there must be millions of
cases of all kinds and at all levels, both revenue and civil and even criminal, each one of them arising out of aheentry in t
record ofrights in land. Every working day of the court hundreds of thousands of persons, many with empty stomachs, wait
in different courts of the country from morning till evening for seeking redressal of their land disputes. The socighisost of
litigation is mindboggling. The number of maays lost in agriculture alone would be staggering. We have more lawyers
than doctors in the country.

2.0n September 6, 2001, McKinsey and Company, an American Consultancy firm, submitted to the Prime Minister of India a

threev ol ume report entit | edi Wndensthndimg theBéarrers 6 Rapid Growth andbEenpla@ymenty e
Creationo. The study was conducted by the McKinsey Global
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subject relation. This share of the king, collected as revenue, was one sixth of the produce in the normal
times The Arthashastra of Kautilya, compiled around 323 BC, gives the most comprehensive and
detailed account of ancient Indian land sysieciuding a regular system of survey, settlement and
assessment. A remarkable division of work and responsibility and a graded system of hirarchy
known to haveexisted in the ancient India withe Gopa (village accountant/tehsildar to ascertain the

total area of village lands by numbering the cultivated and uncultivated lands, soil classification and
land usegjardens, village pasture, jungles, homestead lands, cremation grounds, religious places and
roads) and headed by aSthanika (similar to the Circle Officer in the Settlement and Revenue
Department). The Arthashastra enunciates special provisions for enhancement of land revenue to one
fourth of the produce during the emergencies (Ghosal, 1973). On the issue of land ownership during
ancient India, it is interesting to note the views of the Indian Taxation Enquiry Committee éf 1925
ifiThe evidence of Ri g Veda Stayamb, ithe arable lamdwas heldia t an
individual ownership or in family ownership, the communal ownership having been confined only to the
grass lands

The private ownership of land was an established institution among théiyaas in the most ancient

times to which their history can be traced. According to Manu, the land belonged to the persons who
cleared the jungle and brought it under cultivatiBHe could sell, bequeath or alienate it at his
individual discretion. The King (or the State), on an analysis of the essential criterion of sovereignty,
had the supreme power to levy taxes as the price of protection but not for owiné@&iopal, 1973).

The principle of assessment of land revenue was sharing of the produce; betwsethoard one

fourth of the produce in the piughal Hindu period to between otlerd and onehalf during the

Mughal period. The institutional set up for collection of land revenue by the Mughals, led by the
numerically small Jagirdars and Mansabdars/ Zamindars, had a univocal objective of revenue
maxi mi zati on. The principal unit of FMughdl anslet t | e
Mughal period. Land was never considered to be the property of the King but was the property of the
village, the king being entitled to a share of usufruct for the protection he provided. The village became
the agency of collection and the unit of revenue assessthenillage chiefbeingentrusted with the
responsibility of collecting land revenue. The Mughal revenue administration continued with the system
with certain modifications and improvements. Though the aim was to achieve the purpose of realizing

as much revenue as possible, it was recognized that the peasants should be content so as to prosper and
bring more | and under the plough. Akbar és reign
tax collectors as the functionaries of the administration and also a transition from tax in kind to cash.
Even during the preolonial regime and in particular during the Muslim rule, the general practice was

to delegate the work of revenue collection to intermediaries (chiefs, village headman etc).

The British administration was primarily concerned with the collection of land rev&oustandarde

land revenue, they introduced the Permanent Settlement System in Bengal, parts of UFatdr
Provinces and North Western provinces in the 17¥Bs.Zamindarswho hadexisted were bestowed

with hereditaryposition. The standardation of the land revenue settlement however could not be
followed everywhere as Zamindari system was resisted in many parts of the country. The Ryotwari
system of revenue collectioemerged in the southern parts of the country, whereby land was held
directly by the tenant and there were no intermediaries between the tiller and the state for revenue
collection. This system eventually spread to Bombay presidency, parts of Madras presidency and parts
of Madhya Pradesh and Assam. In the Western United provinces, Oudh, parts of Eastern United

3 Sarkar, Bikram (1989), Land Reforms in India, Theory and Practice (A Study of Legal Aspects of Land Reforms
Measures in West Bengal

“The Cambridge History of India IV, W H. Mor el and (:
regarding the share of produce which a Hindu King might claim from the peasants, but the common figure is one
sixth which might be increased in emergencies to one fourth ethinde How far the practice confirmed to the
theory is doubtful; some cases which have been studied in detail indicate that the share actually taken in
particular Hindu kingdoms was nearer one fourth, but they are too few to form the basis of a confident
generalisation. In Muslim India, it may be said in a general way that the claim usually varied from one third to
one half.
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Provinces, Bihar, Punjab and parts of Madhya Pradesh, the Mahalwari system of revenue collection was
in operation. Under the Mahalwari system, a variant of Ryotwari system, the settlement was not done
directly with the individual tenant, but on a village basis. In Andhra Pradesh and Rajasthan, the jagirdari
system of land revenue system existed, whereby the land was owned by princely rulers who in their turn
would pass the revenue collection rights to jagirdars in return of military and administrative services.
Table 1.1 reflects the coverage of the states under various land tenure systems.

Land Tenure System States Covered

Zamindari System Uttar Pradesh (except Avadh & Agra), Bih
57% of Cultivated Area Orissa, West Bengal, Rajasthan, and Telangana
Ryotwari System Karnataka, Gujarat, Tamil Nadu, Kera
38% of Cultivated Area Maharashtra, Madhya Pradesh (60% area), An

Pradesh, Assam, Rajasthan (Jaipur & Jodhpur)

Mahalwari System Punjab, Haryana, Madhya Pradesh (40% ai
5% of Cultivated Area Orissa (9% area), Uttar Pradesh (Avadh & Agra)

1.3 Survey of Lands & Maintenance of Land Records

Land survey is the determination of the boundaries and the relative position of the objects on any
portion oftheEar t hés surface in order to produce pictor
distinguishing features. Land surveys are -disfided into topographic surveys (for depicting the
physical features such as hills, valleys, mountains, rivers, etc. and manmade features such as roads,
houses, settlements on the surface of the earth) and cadastral surveys (for determining property
boundaries including those of fields, houses, plots of land, etc.). The topographical surveys in the
country are carried by the Survey of India (Sol) and the cadastral surveys by the state survey
department. The wor@adastreis derived from the Latin wor@apitastrum. Capitastrurwas a register
providing details of units of holdings for the Roman land tax as also the poll tax. The three essential
elements of an efficient cadastral survey are a clear demarcation of boundaries of each parcel of land,
related descriptive records and continuous updation of maps and land records.

Time-travel through the historical reasons behind the evolution of survey informs that surveying the
lands appears to be rooted either in the need for the State to secure its lands, or its revenue obtained
through lands. An individual's temptations to expand his holdings has often tested the extent of land that
the State heldnd the boundaries separating Government lands and private lands have always been
contentious. This had been so even in ancient Roman Empire. In Livy's History of Rome, Chapter 42, it
is recorded that Lucius Postumius Albinus, a consul in 173 BC was mandated by the Senate to go over
to Campania to fix the boundaries between State land and the land in private occupation. Indeed, early
Romans even had created a God, known by the nadleaninug to guard and protect the boundary
markers. His statue was merely a stone or post stuck in the ground to distinguish different properties. On
the 22nd of February every year, the Romans used to celebrate the fesimahpfaliato confirm that

the boundaries remained intact. Even in the Bible, there are referenéi®ing the boundaries of

IsraeP.

Following the biblical example, the English started the custom of "beating the bounds", by which
prominent citizens of the community undertook a triennial exercise of perambulating along the bounds,
or they beat the bound to know and ascertain the precise boundary of every parish. The boundary of a
parish was important because the right to attend a particular parish, the right to contribute to a particular
parish and the right to be buried in a parish were considered very essential. The ptefeseand

bound$ had originated from this practice. In the Indian context, prior to the arrival of the East India
Company, the Mughals had devised its own method of dividing the land, chiefly for collecting the tax.
Before the advent of the Mughals, the Cholas had developed their own method of dividing the land for
collection of taxWhen the East India Company expanded its commercial ambition to have control over

5 Ref: Genesis 15, Exodus 23; Numbers 34; and Ezekiel 47
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land, it found that the boundaries of land were uncertain and the Company could not recover the dues
from the landowners. An instance of this can be found in the firm and given by King Shah Aalum
granting Dewanny of Bengal, Behar and Orissa to the East India Company, the boundaries of the areas
so granted was not shown, and this had posed some difficulties to the East India Company in identifying
the territories it received. In a communication by the Military Secretary to the Court of Directors in
Londor?, he wrote,

"The Court of directors have formerly had the occasion to point out that the Governments in India the
expediency of ascertaining with precision the true boundaries of our dominions. Next in importance, |
conceive, is the obligation of gaining the best possible information respecting the frontiers of those
states whose dominions we are bound by treaty to protect against foreign aggression. | am aware, that
from the lax habits of the native governments, the frequent intermixture of their respective territories,
and indeed, the intentional indefiniteness which prevails among them in respect to boundaries, this is a
branch of Indian Geography which cannot be acquired without considerable difficulty." Thus began the
Great Trigonometrical survey as part of agvey of India's project, which was built on a system called

the cadastral systemrurning to the legislative history of survey in India, the first legislation in Madras
Presidency was Act XVIII of 186thatcame into force on 29th of June, 1860. The purpose of this Act
was the establishment and maintenancebafindary marks and for facilitating the settlement of
boundary disputes in the Presidency. The Act of 1860 was replaced by the Act of 1897 and subsequently
by the Madras and later on the Andhra Pradesh Survey and Boundaries Act, 1923.

The cadastralesurvey recording boundarié®wevercannot attain finality. A survey is only a record

of what a surveyor found on the ground at the time of the survey and the maps are a pictorial

representation of land. The boundaries of holdings change on a continuous basis owing to sales, gifts

as well various administrative orders relating to acquisition and assignment. The changes that arise in

respect of ownership of holdings can be broadly catsggbinto four categories as given below:

W Transfer of patta lands from one registered holder to another due to sales, partition of joint
holdings, succession of title, gifts etc.

x Assignment of government wajteramboke lands to weaker sections of the sdaistitutions.

W Relinquishment of @ita lands by the land holders due to several reasons such as erosion on the
sides of the river beds, land becoming unfit for cultivation etc.

W Change of classification of land, for e.g. from wet to dry or-vieesa

Thus, the survey records can holaubd for the time it was prepared and has to be correrteshded

on a continual basis. This is called the maintenance of land records. A critical responsibility of the
revenue administration is to have antomlate registry and maintenance of land records. The record

in any form shall have two paftsdetailed account of the attributes of all parcels of land and the name

of the owner and secondly, the record of measurement, which is a survey part of the record. Prompt
action is required at all levels to carry out these changes in the records so that the land records are
kept up to date.

1.4 Governmentdos Organised Effort to Address Lan
The National Land Records Modernisation Programme (NLRMP), launched Miritstry of Rural
Development(MoRD), Government of IndigGol) in 2008, is an effort in addressing the above

issues. The programme calls for updating the survey and settlement records, computerizing land
records and registration, modernizing record keeping practices and to set the stage for a title
registration. The Progmme was launched merging the twaf the then existing land record
computerization schemes. Revamped as the Digital -lrali@l Records Modernization Programme
(DILRMP), this was a centrally sponsored Scheme converted to a Central Sector scheme in 2016 with

100 percent funding from the Centre. The scheme has further been extended up-26.2D25
computerization of BR; digitisationof cadastral maps; geeferencing of cadastral maps; integration

6 Letter(No. 8)of Lt. Col James Salmond to Chairman, Court of Director, dated 7th April, 1818, Political and
Secret Department Records (Miscellaneous) British Library, Asia, Pacific Africa Collection, India Office
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of textual and spatial data; survey/resurvey etc are the key components of the central government
initiative. The objectives of DILRMP are to develop a modern, comprehensive and transparent land
record management system which inter alia includes: improwimeainformation on land; optimise

use of land resources; bestow benefit to both the land owners and sharecroppers; assist in policy and
planning; reduce land disputes; check fraudulent/benami transactions; obviate need of physical visits
to revenue/rgistration offices and enable sharing of information with various organisations/agencies.

1.5 Study Objectives

The present Study has been commissioned by the Department of Land Resources MRRIR),

Gol to assess the quality of land records in four States/UT viz. Andhra Pradesh, Chhattisgarh, Kerala

and Lakshadweep. The Study aims at assessing the following:

1. Assessing the computerisation of land records in terms of progress across digitisation of textual
records, digitisation of spatial records, computerisation of registration process, integration
between these three components and -&mdbled land records.The quality of
computerisation/digitisation of land records in terms of:

Computerisation ofextualLand Records

Digitisation of Cadastral Maps

Computerisation of Registration

Process of Mutation

Revenue Court Management System

Statewise gapanalyis

2. Assessing the status of Real Time Mirror (RTM) in select villages to test the efficacy of real time

integrated updation of textual and spatial records and the registration process, segtisahdn
situation ismirroredin the records.

X X X X X X

1.6 Study Methodology

To achieve the study objectives, the Study made use of the following methodology:

1. Desk Research:The land record system in each of the Study Statesfuihra Pradesh,
Chhattisgarh, Kerala and Lakshadweep were comprehensively reviewed with the help of legacy
documents and present records. The legislative enactments for preparation of land records were
also studied along with the amendments carried out to facilitate the DILRMP.

2. Assessment of secondary data on selected parameters for Study States/Selected Villages
The Study carrigout a comprehensive assessment of secondary data pertaitdang tecordss
spelt out in the Terms of Referendéis included an assessmenttloé statisticgeported orthe
DoLR website (State/District) levelPart | of the Questionnaire shared by DoLR, duly filled in by
the States/U; data onregistration of land during the last one year (from the SRO Officgation
requests receivedorders passedwith source and pending (with reasons) during 2023;
rectification requests receiveatders passed during 2023 etc.

3. Meeting with State/UT government officers (online and Offline) and visit to sample villages
for Practical Demonstration:
The Study team held several meetings both online and offline in eachtbféb&tates Besides
the two villages selected for RTM in each of the Study States/UT, the Study team visited few other
villages andheld extensivemeetings with the village revenue/survey team, the-FSedstrar
Officer to understand the procedural steps, review the online and manual land records, process of
integration and understand good practices/challenges in the land records modernisation process.
The villages visited in eaatt the three states included:
x Andhra Pradesh: Chinnapalesiiage
x Chhattisgarh: Patan village in Durg District and Rajim village in Radjstrict
x Kerala: Vanchiyoor and Shasthamangam villages in Thirunthapuram district
and Meenachil village and Kottayam village (Torrens System) in Kottayam district.
Given the Study timelines and the longer duration required for visit to Lakshadweep, meetings
were organised with the officials online for the UT.
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Primary Survey of Land Parcels in Selected VillagesA key objective of the Study was to
assess the RTM (ownership, possession, land extent/nature/classification/use and encumbrances).
The villages were selected to reflect the land record issues in the respective states. Table 1.2 shows
the list of selected villages. The methodology adopted for the selection of Study village is given
below. In two of the Study States, Andhra Pradesh and Kerala, resurvey is under progress and it
was considered important toover a mix of both resurveyed and rasurveed villages.
Accordingly, in Andhra Pradesh, a resurvey completed village, Peerapuram Mamidalavari
Kandrika (PM Kandrika henceforth), Zarugumilli Mandal from Prakasam Distast selected

along with a nofresurveyed village i.e. Sulthasuramfrom Adoni Mandal, Kurnool District.

Recognsing that the resurvey process is not completedny of the village in Kerala (though
survey has been completed in over 200 villagettlement is pendingthe original plan that was
similar to selection of villages in Andhrad@esh was dropped and a more meaningful criteria was
adopted.The lack of updation of records after registration does not seem to be a major concern in
Kerala given the largely vigilant citizens and the general tendency to effect myakicunvaravu

(in local parlance)The RoR record in Kerala is a document reflecting the tax rec&iptsughout

the state,hereis no subdivision initiated in the maps (except the land acquisition ca3es)

Study therefore thought it important to carefully plan the selected districts and villages so that
more inclusive issues relating to land records could also be broughThmutStudy therefore
considered it importartb assess the situation in the tribal belts includingmainstream areas,
where updation of records may be imposai@llenges. It is with this regard that a hithybal
dominated districand an agriculturally prominent Palakkad district in Kerala were selected. To
make the selected land parcels representative, two villages with high transactions were also
shortlisted in each of the districts. The four selected villages are Mlappara and Peruvanthanam in
Idukki district and Neliampathyra Kollengpde in Palakkad district. The Study covered all land
parcels in Mlappara and Neliampathy, while it covered 35 and 132 lacela Peruvanthanam

and Kollengodethe sample selected randomly from different blocks of the village.

In Chhattisgarh, the criteri@asto select one village closer to the capital district and another in a
scheduled area so that adequate representation is given to issues of timely mutation as well non
updation de to succession/inheritance. Finally, in Lakshadweep, the suggestion of the district
administration was taken considering the limited number of inhabited lands, representativeness of
the sample villages and accessibility (for the timely completion of the Stlalyle 1.2 shows the
samplevillages ®lected for the purpose of assessment of RTM:

Table 1.2 Sample Villages for the Assessment of RTM

S.No| States/UT Villages
| Andhra 1. Sulthanapuram, Adoni Mandal, Kurnool District (All Land Parcels
Pradesh 2. Peerapuram Mamidalavari Kandrika, Zarugumilli Mandal, Praka
District (All Land Parcels)
1] Chhattisgarh | 3. Tuma Bahra, Dhamtari Tehsil, Dhamtari district (All Land Parcelg
4. Birkona Village, Katghora Tehsil, Korba District (All Land Parcels
Il Kerala 5. Mlappara, Idukki District (AllLand Parcels)
6. Neliampathy, Palakkad District (All Land Parcels)
7. Peruvanthanam, ldukki District (35 Land Parcels)
8. Kollengode, Palakkad District (132 Land Parcels)
1Y Lakshadweep 1. Agatti (51 Land Parcels)
2. Kavaratti (51 Land Parcels)

The RTM assessment coverdde land possession and ownership; land extent/classification/use;
and encumbrances on land from the sample villages. All land parcels were selected from the
sample villages except in Lakshadweep, where given the prevailing circumsiéagéstion and
noncooperation of landowneraot more than 51 land parcels could be covered. In the additional
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villages selected in Kerala, 35 land parcels (Peruvanthanam) and 132 land parcels (Kollengode)
were covered.

5. Assessment of Resurvey in States of Andhra Pradesh and Keralahe Study made a special
effort to technically review the resurvey exercise in Kerala and Andhra Pradesh and draw
important conclusions/lessanBor this, the spatial maps in sample villagesKerala (dukki
Village, Idukki District and Padiayam Village, Thrissur Districgnd Andhra Pradesh
(Chinnapalem were carried out. While the Study received the soft’/hard copies of the maps of
Chinnapalem, online access was given to assess the mapsia. Ke

6. Use of Geospatial Technology (Satellite Imagery) to understand Land Uséhe RoR desnot
have actual land use details (except in Chhattisgarh). To understand the larshteitits
imagery was made use afong with the information shared by the landowners during survey of
land parcels.

1.7 Study Report Organisation
The introductory Chapter (Chapter 1) covers the brief background to the survey/settlement exercise
and land tenurial system in India; the study objectives; methodology; report organisation and
limitations of the Study. Chapter b V covers the assessment of land records in Andhra Pradesh,
Chhatisgarh, Kerala and Lakshadweep from both the primary and secondary sources. Zhapter
presents the summary and conclusions of the Repbg.Annexure of the Report covers the
consolidated filled in Questionnaiby all the Study States/UT, the district level performance data on
important parameters of DILRMP (available in the DoLR website) land records data of the
sample villages.

1.8 Study Limitations
Considering the importance of the Study commissioned by DoLR, the Study team was of the view
that an assessment of the legacy land record documents and detailed assessment of the technical and
managerial aspects of the ongoing resurvey exercise in Andhra Pradesh and Kerala would offer
valuable lessons for the other states. While the collection of primary and secondary data was
completed in the timeline planned with the excellent support of the State/UT Administration, more
coverage of sample villages/datautd not be planned within the study timelines.

The Study teams visit to Lakshadweep coincided with the ongoingiagitat f or o6 p.@ndar am
Study on land records, irrespective of the objective created considerable apprehensions among the
landowners of both Agatti and Kavaratti villages in Lakshadweep.TTeea mepeated assurances

of the Study having no association with the ongoing issue did not find many. ¥kigrshe support

of the district administration, the Study team managedover 51 land parcels in each of the two

sample villages in &kshadweep.

The coverage of all land parcels in the Study villages in the short duration study coupled with a
widely different background/land record challenges in the Study States/UT imposed chaltenge

the Study team. Thisade it practically difficult and challenging to adopt a uniform methodology
(as envisaged initially) for sample village selection for assessment of RTé&eldttion of sample
villagesbecamea timeconsuming affairSome of the land parcel owners not staying in the village
also imposed challenges. Multiple visilvere necessitateglong with extensie time-consuming

local enquiy While the ASCI team tried best to capture the nuances of land records assessment and
practices in each state, an extended duration may have done more justicenpmttent Study.
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Chapter 2 Land Recordsin Andhra Pradesh |

2.1. Background

The existing survey records in Andhra Pradesh were prepared from the surveys conducted more than
hundred years ago by the British, during which time the survey and settlement operations were
basically carried out with an objective of accurately assessing the land revenue to be colhected.
mechanism to update cadastral maps was through periesiicveys that were to be undertaken once

in a generation, that is, every 30 years. For a variety of reasons that include insignificance of land
revenue as a source of revenue to the government, resource constraints etc, the revisional surveys that
were intended to provide the basis for regular updating of the textual and spatial records in the
original system were never carried out. This also meant limited systematic efforts to expand the
textual and spatial database to the hitherto unsettled areas. In Andhra Pradesh, there are still 35 non
surveyed/unsettled villages. It was recognised that the spatial coverage of the land administration
system has considerable gaps in both urban and rural areas of the State with the maps of those urban
areas that were previously part of a village bearing little relation to the current settlement patterns. A
prominent World Bank Studyway back in 2007 revealed that more than-irel of parcel maps in

the then united State of Andhra Pradesh were brittle/torn/faded or completely missing. The physical
condition of the keld MeasuremenBooks (FMB) and village mapsvas reported to bprecarious,

with many of them being torn or already having completely disintegrated. Even where records
exisied, there are wide divergences between revenue records and ground situation. There are
thousands of field sketches of sdivisions that are not incorporated in the revenue records; holdings
that are not given regular khata numbers; mother records that are missing/torn/illegible; land transfers
that are not incorporated in the records etc. The location and measurement of revenue fields is
extremely essential to maintain the spatial data in consonancéh&iRoR. A welldefined spatial
framework was recognised as critical to eliminate ambiguity in the system and providing a citizen
centric integrated land administration system.

Cadastral survey of village which was once before surveyed is called restisvgiven above,he

need for resurvey arises when the boundaries shown in the records diverge from the actual state on the
groundand is umdertaken when changes in the occupation and in the boundaries of fields are too
numerous to be dealt with by the revenue st@ilven the above deficiencies, Andhra Pradesh
initiated a comprehensivesurvey of land and propertigs the state The exercise, initiated with a

budget of 1000 crores aimed at coveratighe 17564 villagesand involving about.26 crore acres of
agricultural land, 85 lakh acres of ragriculture lands and about 40 lakh properties. About 14000
surveyors were appointed by the government for the humungous exercise. The State Government
signed a Memorandum of Understanding (MoU) with the Survey of India (Sol). The pilot survey was
initiated in Takkellapadu village of Jaggayyapet Mandal of Krishna district on December 21, 2020.
This was followedby a division level pilot in each of the 51 revenue divisions spread across the 13
districts (one village per division). There were 6405 survey numbers and 177dlvisidns in the

51 pilot villages. After the resurvey, 21374 land parcels were idertfessted Andhra Pradeshas
completed the resurvey in 6688 out of 17564 villages. The new government has taken a decision to
have a grievance redresssyi|l pd oigm aenaneh cwil Il lealg & r te @
aggrieved people to record their grievances regarding reswagidyess these issues comprehensively
before restarting the process.

2.2Legal Backing and Amendments

The resurvey has to have statutory backing as it involves the determination of boundaries which is
essentially a legal processhe important laws and theecent amendments carried out are given
below:

A.P. Survey and Boundaries Act, 1923The law governing survey of lands and settlement of
boundary disputes is the Andhra Pradesh Survey and Boundaries Act, 1923 (Act 8 of 1923) and the
rules issued therander. The resurvey should be sanctioned by Government or by the Competent

”World Bank (2007), India Land Policies for Growth & Poverty Reduction, Oxford University Press
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Authority under the powers delegated to it by the said Act and published in the State Gazette under
Section (5) of the 1923 Act. Following this, notification is to be published in two successive District
Gazettes inviting landholders to point out boundaries and provide related information. After a survey
is carried outunder Sectior7, the Survey officehas torecord a decision with regard to all the
undisputed boundariasnder Sectior®(1) and disputed boundariesder SectioriO(1) of the Act.

The affecéd persons can appesjainstthe decisions of the Survey Officender Sectiorof the Act

within 30 daysAfter, the survey is completed, a final notification has to be issnédriSectiori3 of

the Act. Unless the survey so notified is modified by a decree of the civil woder Sectiori4, the

record of the surveig recognised asonclusive.

The Andhra Pradesh Records of Rights in Land & Pattadar Passbook Act, 19/Rules, 1989

In 1971, the Government of Andhra Pradesh enacted the Rights in Land and Pattadar Passbook Act
(RoR Act, 1971 henceforth), to fill in the gap of lack of an enactment providing for preparation and
maintenance of &R in the State. The Act also provides for issuance of passbooks to the owner,
mortgagees, occupant or tenant of land to enable them to secure loans on the basis of entries in the
passbook without requiring to approach the village authorities. The entries in the passbook are
prepared based on thetées in the 1971 Act and is presumed to be true until the contrary is proved.
There have been important amendments to the legislation in 1989, 1994, 2001, 2011, 2016, 2018,
2019 and 2021 There have been several amendments caotieth the pagnt Act from time to time.

Box 2.1sums the objectives of important amendments to the 1971 Act.

Box 2.1 Amendments to AP RoR in Land & Pattadar Passbook Act, 1971
Amendment Act 10 of 2016

W RoR means records prepared and maintained uhdgprovisions, or for the purpose of thi
Act manually or electronically maintained

x Registration Officers can affect the registration of property on the basis of revenue re
maintained electronically in web land without insisting on physical revenue record.

x Data can be transferred data to electronically maintained RoR by the Tehsildar.

x  Validation of electronically maintained revenue records in and Meeseva websites and n
optional for landowners to obtain physical copy of the land record.

x  No complsion for title deed cum pass book holder to have entries of alienation etc., rec
in title deed cum pass book

x  Recording of grant of loans and encumbrances, etc., in electronically maintained RoR

Amendment Act 30 of 2018

W After approval by Regisaition Officer, name of the claimant to be mutated provisionally.

x Title enquiry will be conducted by the Tehsildar within 30 days

x To introduce autanutation policy as a part of revenue reforms in the State.

Amendment Act 8 of 2019

W Bhudhaar is a Hiigit unique number that will be assigned to each parcel of land and e
property and is proposed to be used in all {ezldted transactions

W Legal status to Bhudhaar and to keep pace with the advancements in technology and m
legislations effiognt, transparent and citizen friendly

Amendment Act of 2021
WDefinition of |l and to include nall | an
including agricultural lands,nemgr i cul tural | ands, Gr ama

x Certificate of owneftsi p o0 means Certi ficate o fA foothe e
lands located in the Gramakantam and-agricultural lands in the village

x Post resurvey/survey, the RoR to be updated as per the resurvey/survey records pre
under the Andhra Pradesh Survey and Boundaries Act, 1923.

The Andhra Pradesh Splitting Up of Joint Pattas Act, 1965 (Act No.2 Of 1965)

The Andhra Pradesh Splitting up of Joint Pattas Act, 1965(A.P. Act Il of 1965) was enacted with the
objective of issuing a separate patta for the share of an individual in a joint Patta (except those of
Hindus Joint family). According to the provisions of this Act, the splitting up of joint pattas and the
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consequent survey of new sdlvisions can be taken up suo moto i.e. without the applications from
the concerned pattadars and the-diviisions fee is recovered as arrears of land revenue.

2.3Formation of Land Parcels to Mirror Ground Reality in AP Resurvey Programme

As discussed abovéhe need for resurvey arises because of the wide divergences between revenue
records and ground situation; field sketches of-d@intsions notbeingincorporated in the revenue
recordsetc. Hence, the formation of new land parcels as a part of the resurvey is an existential reality.
As a general rule, any field with boundaries, as capturdwei@rtho-Rectified Image (ORI) shall be a

Land Parcel (LPj ol | owi ng t h e Bo& 2iddraflectessomepexceéptionsi tgpthe @bove rules
asfollowed in the Resurvey.

Box 2.2 Land Parcels The Mirror Principle

operate as a mirror reflecting accurately &&=
incontrovertibly the totality of rights and liabilitie/S&H
which atany given time affect the landithin its [
coverage.

Exceptions to fiGener al Ruled in the For ma

x Government lands were to be refixed as per existing records and no encrodshecamted
as a separate LP.

x  When a farmer having two contiguous LPs, puts an application that the boundary is temj
and request the two fields to be treated as one LP.

x  Where the map shows one LP (like a mango plantation) but is owned by different ow
applicationsaretaken from each owner showing the boundtrcreateseparate LPs

x One LP shall have amdoahg oO6bendlL&@hds 8&liat uca

x Separate LPs were to be formed for different land;useagriculture & noragriculture.

2.4 Computerisation of Land Records
In Andhra PradesiRoRis issued under thiRoR Act, 1971 and Rules, 198Box 2.3)

Box 2.3 Legal Basis forRecord of Rights in Andhra Pradesh
Section 2(9):Recor d of Right sé means records pr
for the purpose of this Act manually or electronically maintained (Amendment Act 10 of 1
Provided that whenever a resurvey/survey is conducted in a village under the Andhra P8dgi¢
Act, 1923, the Record of Rights in all lands in that Village shall be updated as p
resurvey/survey records prepared under the Andhra PradeBMASt, 1923(Amendment Act 33
of 2021)

Section 3:Preparation and maintenance of record of rights in all lar{d$ As soon as may b

after the commencement of this Act in any area, there shall be 35 [prepared and brdoglgta

from time to time, by the Recording Authority] in such manner, and thereafter maintained i

form, as may be prescribed, a record of rights in all lands in every village in that area ai

record of rights shall contain the following particulars, namely:

(a) Names of all persons who are owners, pattadars, mortgagees, occupants or tenants of t

(b) Nature and extent of the respective rights or interests of such persons and the cond
liabilities, if any, attaching thereto;

(c) Rent, revenue or other amount, if any payable by, or to any of such persons;

(d) Such other particulars as may be prescribed.

The Andhra Pradesh Records of Rights in Land & Pattadar Passbook Act, 1971
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Andhra Pradesh has 25 million LPs or survey numbers and 10.9 million khata rfu¢hbbts 2.).

All RoRs have been computerised in the State. There are however about 35 villages in Andhra
Pradesh that are yet to be ever surveyiéd RoRs are completely computeris&tie land records
maintained by the revenue authorities include the settlement registers (initial survey records)
Resurvey Settlement Register (RSR), Fair Land Registers (Inam/Estate Villages), Adangal and IB
Registers, Village Maps and Field Measurement Books (FMB®.digitally signedRoR, verifiable
through a QR Code is available for download by any citizen including the RoRs for the whole village.
It is considered a legally valid document for registration of lands. All the 15 columns in the Adangal
are captured in the online RoRhé& digital records are the sole record in the state and the village
revenue officers presently not mandated to update the manual records.

The record of lands that are diverted for nagricultural uses and habitations are not within the
purview of the revenue department. The Panchayati Raj department is the repository of property in
both the Gramakanthaivillage habitationlextended Gramkantham. Simllgr propertes on urban

lands are within the domain of the Municipal Administration and Urban Department (MAUD).
Andhra Pradesh has notably also included the details of all the holders of forest lands, those whose
rights are recognised under the Scheduled Tribes and Other Forest Dwellers Recognition of Forest
Rights Act, 2006. There af@41 million FRA titleholders in the database presently. The unit of land
measurement in ROR is acres. Presentlyptiime system does not have a transliteration facibiyt

of 10.9 million RoRs, bout 8.9 million RoRs are seeded with Aaathand mobile number1.65

percent) The seeding takes place when a new landowner is included in the RoR for the first time. The
citizens are provided the facility to apply for correction of their land records and an alert message is
sent to the registered mobile in case of change in RoR.

Table 21 Computerisation of RoR in Andhra PradeshA Quantitative Snapshot

S| No| Parameter/Indicator*

1 No. of Land Parcels (Survey Numbers in million) 25

2 No of RORs/Khata Numbers (in million) 10.9

3 RORs computerized (%) 100

4 Total Khata numbers (in million) 10.9

5 Average number of land holders in each RoR -

6 Districts where ROR database is linked to banks (Nos/%) 26/100
7 Banks/bank branches linked to ROR database (Nos) 66/11847
8 Number of RoRs with reflag of mortgage 4.94

In Andhra Pradesh, the mortgages are flagheaugha loan charge module created by the NIC for

the banks The modulentegrates the Webland/RoR data base with the banking system. The charge
can be created by the banks for crop hypothecation and land mortgagesndiiissall the banks
operating under the umbrella of the State Level Bankers Committee (SLBC) to be informed about the
land mortgages against particular survey numbers/LPMnTthile is made use by the bankers in all

the 26 districts in the state (66 banks and 11847 brandbeshg 202324, 2,75,029 charge was
created.This database with the loan charge is not accessible to the revenue department or the sub
regidrar. However, for all land mortgages registered, the SRO maintains a separate flagging system.
Thus, the existing mortgage flagging system is dolythe use of the bankers and SRO and the
Webland (RoR record) is not flaggéat external viewing AP has made necessary amendment in the
RoR Act to facilitate the flagging of mortgag@ox 2.4)

8 One khata number idlated to the land owner/ pattadar for all lands owned by him in the village; With the
help of the khata number, we can find the total extent of land owned by the landowner in different survey
numbers in the village
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Box 2.4Recording of Loans andEncumbrancesin Electronic RoR
Every loan guaranteed by any credit agency, every encumbrance of land for the grant of a
every repayment of such loan, shall be recorded in electronically maintained record of rights
concerned officer or authority under attestation by a competent officer of the credit agency, &
made an entry of the discharge after the repayment of the loan
RoR Amendment Act 10 of 2016

The reflection ofthe webland RoR) in Andhra Pradeshlong with important revenue terminologies
in the State(including the RoRjare given in Table 2.2.

Table 2.2 Revenue Terminologies in RoR
S.No Terms Meaning

1 Mandalamu Mandal

2 Jilla District

3 Graamamu Peru Name of the village

4 Visteernam Unitlu Extent in units

5 Varusa Sankhya Serial no.

6 Pattadaaru Peru Name of the Pattadar

7 Thandri/Bhartha Peru Name of Father/Husband

8 KhataNembaru Khata Number

9 Bhoomi Vivarani Land Classification

10 Visteerna Extent

11 Sisthu (ru.) Tax (InRs.)

12 Pattadaruku Ae Vidhamga Sankraminchindi/ Nature of Acquisition/Cultivated
Saagu Chesaru by Pattadar

13 Yajamaani/ Kouludaaru/ Takattu Pettukunna Vyakth Name of the Pattadar/Tenant
Peru/Khata no. /Mortagagee/Khata no.

14 Register Kaani Runaadi Details of Unregistered
Bharaala Vivaramulu Encumbrances

15 Moulika viluva Fundamental value

16 Remarkulu Remarks

2.5 Computerisation of Cadastral Maps

Andhra Pradesh has three tgmé maps for praesurvey villages; village maps and FMBs that are in
hard copy and not scanned (4.6 and 2.2 percent respectively); sedlaggdmaps and FMBs (95.4
and 97.8 perent respectively); and vectsed village maps and FMBs (95.3 and 91.8 percent
respectively).The 6688villages resurveyed villages have gederenced village maps andPM.
Table2.3shows tle status of computerisation cdidastral maps in AP.

Table 2.3 Computerisation of Cadastral MapsA Quantitative Snapshot

S.N Parameter/Indicator Andhra Pradesh
1 Year of last Survey 1975 2024
2 Scale of available Village Maps- 1:7920, 1:396|Village1 1:5000
Cadastral maps FMBs- 1:1000, 1:2000, 1:500(FMB/LPMs-11:1000, 1:2000
Cadastral Maps (Nos) Village Mapsi 17,564 Village i 6,688
FMB/LPMs:48,84,661 FMB/LPMs- 81,05,878
4 Scanned maps (%) Village Maps- 95.4
FMB/LMP-97.8
5 Vectorised Maps (%) Village Maps- 95.3
FMB/LPMs - 91.87
6 Georeferenced Maps (%) | Village Maps- 87.4 Village Maps(Resurveyed)
FMB/LMPs -0 FMB/LMPs - 100
7 LPsassigned ULPIN 81,05,878
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In 2020, Andhra Pradesh initiated a comprehensive resurvey of land and properties that aims to
generate accurate geeferenced land parcel using high end geospatial technologies for
computerisation of cadastral Maps. The technical component of the programme was:

x Continuous Operating Reference StafiG®RS) Network utilising Global Navigation Satellite
Systems (GNSS). The central server running specialised software performs geolocation
calculations to further refine the GPS rover position by sending NetworkTiReal Kinematic
(NRTK) corrections to the rover. This is capable of providing real timepgsiioning service
through RTK with an accuracy of + Bcm.

x Village wise ORI generated from flying drone at 5cm Ground sampling Distance (GSD)

x A GPS receiver capable of RTK (Real Time Kinematics) taking in the normal signals from the
GNSS with a correction stream from CORS to achieve better than 5¢cm positional accuracy.

The resurvey waplanned withan ORI acquired from drone with 5cm GSD and 5¢m geeposition
accuracyBox 2.5 shows thee-survey process in genelialthe stateand image$rom the reurvey in
asamplevillage visited by the Study team

Box 2.5 Resurvey ProcesSlow in Chinnapalem

x  Survey & fixing of Village boundary, Identification and fixation of Boundaries of Gowt.,
lands, GramiganthamLands, Abadi, Poramboke, Donka, Kunta etc with -Geordinates

x  |dentifying Ground Control Points (GCPs) within the village

Drone flying for acquiring image with 5cm GSD

x ORI with 5cm GSD and +/10cm geeposition accuracy; Datum: WGS84; Projection: UTM

X

x  Village survey team conducts-seirvey awareness programs/gram sabhas
x  Land ownes are provided information about treesurvey/ date of resurvey

Fixing Govt. Lands

Government Lands boundaries are fixed as per the previous record FMB Measurements

In the above image. the yellow polygon burial ground boundary is fixed as per FMB measurements (though the area
is encroached by neighboring private land owners)

gt
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Re-survey of Private land after fixing Govt. Lands

Private land LPMs: 245, 2457. 2962
Boundaries are fixed eliminating the encroachments into the government land

1Ll

X
X

Creation of Digital LPs

Survey team digitizethe field data of-P boundary points on digital ORQGIS softwarg
Creationof digital cadastral map with gezmordinates in Datum: WGS84 and projection: UT,
eachLP is given Unique Land ParcBlumber(LPN)
Starting withthe numberdld from right corner of the village cadastral mags of the same
nature dassification and owner are made into one parcel and given dve LP

If the multiple owners formally request division, different LP are given for eacldisigion,
even though they may not be physically divided on the ground.

Sub-Division during Re-Survey: Sub-division is carried out during re -survey if the joint legal owners parties
of land aggress, even if there are no physical bounds on ground. Each sub -division is given separate LPM.

Drone ORI Resurvey data overlayed on Drone ORI

X

Area differences between previous record arslreey LPNs is allowed up to five percen
and new record is created linked to digital GIS based cadastral map

After quality check, Statutory Notices Section 9 (2) of S&B Act 182%jenerated
Objections and disputes / appeals within 30 days are accepted

Statutory Notification/Publication under Section 13 of S&B Act, 1923 is published.

L

BhuNaksha web application developed by NICdomputerisation of geospatial Land Recor
andcater to all basiceauirements obarcel man manaaement.

Centralized repository for digitally signe Registration Department)
land records citizens can get access to th| CARD facilitatesaccessof all digitally signed data
land recordsubmit application for mutatior] required by SRO for registration

Webland CARD Computer Aided Administration of
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Challenges in Survey with ORI: During the resurvey programme, the process involved ittegye
survey team caying the ORI to the field, identifying the individual LP boundarie®ounds
intersectionsmaskng the ORI image in concurrence with land owner/ neighbouring landovanelrs
issuing aemporaryLP Challta Numberlf the land parcel bounds or bund interactions are not visible,
these aresurveyed with RTK roverThe Study teanobserved thatep-coordinates from QC passed
drone ORI imagshad position error in the order ofr@etresor more in many casgsample image
shown in Box 2,8)In all such caseshe geocoordinatesof the LPboundaries and bund intersection
were measured using RTK rogdhat give geecoordinates locatiowith 5 cmaccuracy However,

this increase the effort of the re-survey team as surveyorschéo visit and measur¢he geo
coordinates of each cornertbe LP.

Box 2.6Processes an€hallengesin Survey with ORI

Re-surveyed PM Kandrika Village, Prakasam Dt.- Overlay PLPMs over drone ORI
Total no. of LPMs = 61

Mismatch between LMP boundary and land parcel bounds on ORI to
the range of 1 to 2 meters in certain LMPs

2.6 Computerisation of Registration

In Andhra Pradesh, all the 294 SRiave been computerisefihe SROshave beerintegrated with

the revenue andand record database since 2018bout 2.19 million landed properties were
registered in 20224 (Table 2.4).Registration is allowed all over the state and online facility is
provided for booking appointment. Howevir cases of registrations carried outsithe, SRO, where
the land is situatei$ required to givénis consentThe property mortgage details are also transferred
at this stage by thlocal SROThe mandairy documents that thBRO verifies prior to registration
include the web land (online RoR) record antkast oneihked document (transaction history) of the
seller. The biometric verification dlfie seller is @art of the registration process in the State

Table 24 Computerisation of RegistrationA Quantitative Snapshot

S| No | Parameter/Indicator Andhra Pradesh
1 Number of SROs in the State 294

2 SROs computerized (%) 100

& Month and Year of Computerisation of 1st SRO 02/1999

4 Month and Year of computerisation of latest SRO 02/1999

5 SROs integrated with Land Record database (%) 100

6 Landed properties registered in FY 228 (Million) 2.19 million
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A good practice followed in Andhra Pradesh I tintegration of theprohibited landsin the
registration onlinesystem. The list of prohibited lands is shared by the disgi@nue departmei

the SRO and includes those survey numbers/LPNsithab be blocked frormansactioregistration
Section22A (1) (e) of Registration Act, 1908 reads that fAa
properties of the State Government may, by notification prohibit the registration in which accrued interests of
Central and State Governments, Local Bodies, Educational, Cultural, Religious and Charitable Institutions,
those attached by Civil, Criminal, Revenue Courts and Direct and Indirect Tax Laws and others which are likely
to adversely af fTdhe Andhra BradeshiHigh €oldtad ekl .thathe properties
covered under clause (e) of SectionAZhall be notified in the official gazette of thsate
governments and shall be forwarded, along with the list of properties, and a copy of the relevant
notification/ gazette, to the concerned registering authorities under the provisions of Registration Act
and shall also place the said Notification/ Gazette on the web3ikes documents requiring
registrationn the State igjiven in Table 5.

Table 25 Documents requiring Registration/Not requiring Registration

Documents Requiring Registration ' Documents not Requiring Registration
Gift Deed Will

Transfer of Right in Land Succession by heirship

Lease of Immovable Property Partition Deed

Transfer on account of a decree of court/awarg D Form Patta

The system facilitatethe generation of encumbrance certificate online for the SRO. The circle rates

of various categories of rural/urban lands are uploaded on the registration software and the system
provides for online payment facility of stamp duty and registration charges (auto calculation mode).
The legacy data of transactions is available from 1983 onwards. However, the system does not enable
the SRO to check litigations online for a property scheduled for registrati@nentire registration
process is completed by the SRO onlifidis process has been provided legal sanctity through
amendanent ofSection 4 of the RoR Act, 197Box 2.7).

Box 2.7 Amendment in RoR Act- Online Registration & Electronic Transfer of Data
Registering authority to effect registration based on electronically maintained 8Rs- (1) The
Registering authority appointed under the Registration Act, 1908, shall effect the registrat
the basis of entries made in theARmaintained electronically and shall not insist on productio
title deed cum pass book.

Section 4(2): (2) Notwithstanding anything contained in the Registration Act, 1908,
registering Officer appointed under the Act and registering a document relating to a transa
land, such as sale, mortgage, gift, lease or otherwise shall intimate the Mandal Revenue C
the Mandal in which the property situdtef such transactiofelectronically by transferring th
data to electronically maintaine®R by the Tehsildar]

The masking of personal information of PAN, Aadin nhumber and fingerprint impressions on
registered pdf deeds (to prevent malpractices) has been developed and is under trial according to the
information shared by the governmeihe SRO can also push pending data of mutation in case of

any network failure. A mobile app is being developed for land registration related semhees.
dynamic deeds system on the registration portal (registration.ap.gov.in/igrs) enables the generation of
the document after the entry of relevant dathe Study team found some teething troubles in the
resurvey village (PM Kandrika), with some LPMs not reflecting in the land record database for
registration, the mortgages and their release not reflecting in the LPM and rectification in registration
not getting reflected in the records.

Andhra Pradesh is uniqgue among the states in having an online grievance redressal system for filing
of complaints related to property registratigkccording to the information received from the state

9W.A. N0s.232/2012, 352/2013 and 343/2015
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government2069 grievances were filed during 2628. The grievances are primarily of two types,
the grievances related to financial implicatiofmrer valuation/undervaluation of propertghd
grievances related to infringement of rights related to immovable profrentyadherenceo rules,
cancellation of irregular documents and commissions/omissions in the registration process).

2.7 Process of Mutation

In Andhra Pradeshihere are two distinct processof updation of records First, the cases of registered

sale, mortgage, gift, lease deeds registered at the SRO. In case of registered transactions (Type |), the
automutation has been facilitated by necessary amendment in Section 5 of the RoOR A¢B®971

2.8).In such cases, the name of the registered purchaser is automatically nmutheethnd records

on real time basi@law provides for confirmatioby the Tehsildar within 30 days of registratijpn

Box 2.8Amendment in RoR-Auto-mutation

Section5. Amendment and updating of RoR

€ When the registration is approved by the Registering Officer, the name of the claimant
mutated in lieu of name of the executants on real time basis provisional in electrg
maintained data duly assigning notional subdivision number as may be prescribed pending
by theTehsildar

Provided also that the provisional mutation shall be confirmed by e¢hsildarelectronically by
following due procedure under ssbction (3) within thirty days of the registration. The aggrie
person may file an appeal to the Revenue Division Officer within a period of fifteen days frc
date of order of th@ehsildarand decision of the appellate authority thereon shall subject t
provisions of section 9 be, final.

In practice, since October 2023, thehSildar or revenue department plays little or no role in the
mutation and all registrations get automatically mutaide autemutation is being carried out in all
villages both resurveyed armibnresurveyed. The exception relates to mutation relating to succession
and registered willsThe preregistration requirements vary in the resurveyed andresurvey
villages of the Stat€Box 2.9) The process for online patta sdivision is a mandatory process
before a part land can be registered in the resurvey villages whereas such a requirement does not exist
in the other villages. On receipt of an application, the Digital Assistant moves an application for
online subdivision throughthe Gram Sachivalayam. The application becomes visible on the VS login

in Meeseva and in Bhu Naksha login. The VS gives notice tticapp and adjacent landowners
thoughthere are nonandatory timelines. Theis a mandatory time period &b working days fothe

entire processThe VS goes to the fieldnd splis thefield in the required position. The shares as
required by the sellers and buyers are divided and new LPMs are given ttheatth;L PMs will no

longer existas each LPM has a unique number with a given land extent; The sketch is to be prepared
on the ground and coordinateg do be fixed in office by VS througihe Bhu Naksha login. After
completing the work, the VRO forwards the proceedings for the verificationeo&rém online and
Tehsildarsaves theapplication in Bhu Naksha logimhich will automaticallyreflect inthe Webland.

Once theTehsildargives digital signature in Weblanthis getsreflecied in the Bhu Naksha login

After this processthe additional LPMs in the name of the same landownautismatically displayed

in the online Webland When SROregisters, the records are automatically corrected/mutgtbdhe

names of the new landowners.

In case of nowesurveyed villages, the SRO on being approached by an applicant for registration for
part extent sends an input goes to the revenue department server. The revenue department on
receiving the input from the SRO creates notionatdiutsion and the process is then carried out in a
similar manner. The important point is that the survey certificate with physical survey of the total land
extent and the extent proposed for registry is not insisted upon and the registration is carried out with
the same checklists largely confined to RoR record verific&tion

10 Though the transfer in violation of the Andhra Pradesh Land Reforms (Ceiling on Agricultural Holdings) Act,
1973, the Urban Land (Ceiling and Regulation) Act, 1976 the Andhra Pradesh Scheduled Areas Land Transfer
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Box 29 Mutation Process in a Resurveyed Village

Mutation in re -surveyed villages

In case whole Land parcel

In case partial Land parcel

\ 4

\ 4

Auto-Mutation after registration

Sub-division of Land parcel

v

Land owner files application for stdivision
with Digital assistant in Gram@achivalayam

l

V'S conducs survey and malenewsub
divisions New LPNs aregiven using
BhuNaksha web application.

l

Submission of Subivision for Tehsildar
approval in BhuNaksha web application

Rejected Approved

Approved
Sub-divisions are given new LNs

The patta sutdivision application is to be submitted through the sachivalaya login with payment of

Rs. 550 in both the neresurvey villages and resurvey villag@ox 2.10) The new LPMs are not

generated unless they apply for partition by application online. During resurvey, if all the legal heirs

had agreed with shares, separate LPMs would have been generated. However, if not, names of all legal
heirs appear in the same LPM, with the joint LPM splitting made free for two years. -hiesuomwey

villages,land registered for neagricultural use/residential use do not get mutated/ reflected in RoR.

Themutationinvolving succession, survivorship, inheritance, partition, Government patta, decree of a
court etc has a different proces&ccording to the RoR Act, a person acquiring any of such right has

to intimate in writing his acquisition of such right, to the Tehsildar within 30 days and the Tehsildar
has to give a written acknowledgement. ThRGQ/can also suo moto intimate the Tehsildar the
acquisition of rights by any person within 15 days from the date of knowledge. For processing the
mutation requests, the mandatory documents include the Death Certificate, affidavit of consent and

share of the legal heirs attested by the notary if the landowner and his wife have both expired. In case

the wife 1is alive,

the consent of t he

adul

Regulation, 1959 and the Andhra Pradesh Assigned Lands (Prohibition of Transfers) Act, 1977 cannot be
validated, the only checkpoint for all of this is the prohibited list prepared by the revenue department and

integrated with the online system at the Registration department (SROS).
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RoR. The mutation request for succession is also an online process. The details are entered through
the Digital Assistant Login in the Gram Sachivalaya. Once the Tehsildar verifies with the digital sign,
the webland is updated. During the mutatiprocessanSMS alert is sent to the applicahbthat the

time of his application as well to for conveying the final decision (if the application is approved or
rejected).

Box 2.10Patta Sub-Division Process

Applicant applies for Patta sub
division survey

*Rejectif Pattadar name notfound in

ROR

Day 3
Vs
Generation of online notice ad

service to the applicant and
neighbouring ryots

Day 15
VS

Upload acknowledgement of
notice, attendance, applicant
statement/ Panchnama survey
reportsubdivision record and
submit to MS for security

Day 1

Village Secretary/Meeseva
acknowledge the application
through email and message

Day 10-13
Vs

Do ground survey

Day 16-17
Ms

Scrutiny sub division record {SDR}
{Bhunaksha/Web GIS application}

Day 2
System

Forward to VS copy marked to
Tahsildar

Day 14
Vs

Preperation of subdivision record
in Bhunaksha/Web GIS
application in VS login and
preparation of sub division
statement

Day 18
Tahsildar

Approval of sub division record
and mutation data {mutation data
will be sent to webland through
service API)

Day 19-20
Village Secretariat/Meeseva

VRO- Village Revenue Officer

Note: VS-Village Surveyor; MSMandal Surveyor; SDFSub Division Records;

The number of mutationspproved and pending durird®2324 is givenin Table 2.6 Succession,
Partition and Sale comprises 45.3 perc8dt8 percent and 32.5 percent respectivEhe pending
mutation consists of just 2@ercentof the total mutation applications receivéa case of registered

transactions (sales, gift, partition, exchange etc), there is auto mutation of records. In all these
categories, the pending mutatimcludesthe earlier registrations.

Table 2.6 Mutations Approved & Pending in 202324 (million)

S.N | Mutations Sale  Gift Succession Partition  Will Exchange
1 Approved 0.28 |0.14 0.39 0.31 0.005 | 0.001 0.86
2 Pending (%) | 2.42 | 2.06 1.87 6.01 7.77 0.21 2.26

The Stateprovides for online application for rectification of land recofdsring 202324, 1,34,399
rectifications were carried out (Box 2.11he maximum correctiortzeingfor thepattadar name
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Box 2.11 Rectifications Effected in 202324

6502 (4.8%)

20705 (15.4%)
t ———— ] 2066 (8.98%)
- 17080(12.71}
e ——————— 2359 (9.2%)
Pattadar FH Name —————— 12451 (9.20%)
Pattadar Name 21760(16.2%)
Ayacut Extent mmm 1631 (1.21%)
Water Source mm 1332 (0.99%)
Land Classification e 5122 (3.31%)
Land Mature e 5050 (3.76%)
Cultivable Extent mm 1533 (1.14%)
Non-cultivable Extent B 691 (0.51%)
Total Extent S ———— 2555 (9.34%)
Survey Number s 3532 (2.63%)

4] 5000 10000 15000 20000 25000

2.8 Reflection on Real Time Mirror RTM) from Sample Villages

Resurvey has been compleiedabout 38 percent of the villages in the statB8&villages of 17564

village). The sample villages selectédr RTM assessment includd®M Kandrika in Zarugumilli

Mandal of Prakasham District (resurveg villages) and Sulthanapuranm Adoni Mandal, Kurnool

District (nontresurveyed village)T he St udy teamds observations rega
both the villages are given below:

1. Sulthanapuram Village, Adoni Mandal, Kurnool District

Land Description: The mother land record of the village is the RSR prepared in 1924. As per the
RSR, Sulthanapuram village contained 28 survey numbers, with 4 survey numbers having one sub
division each. The total area of the village as per the RSR is 11488 cents, with patta land

being 93 acres and 32 cents and government land being 20 acres and ¢8at¥at8.7) The land

extent of the village as per present records matches with the RSR. Each Khata nhumber consolidates
the land holdings of thpattadar in the village. In case of new purchases, new Khata numbers are
added and old ones removed. For example, while there are 50 khata numbers in the \ikage, 8
beenremoved or nowexistent. During the year, there were only 7 registrations and no rectifications.

DEPARTMENT OF SURVEY & LAND RECORDS

viLLAGE mAar

1

Table 2.7Sulthanapuram Village-Land Statistics at a Glance (in Acres
' Government  Private*

Land Extent 20.98 93.32 114.30
Land Parcels 8 87 95
Khata Numbers 50 50
Non-Existent Khatas (Removed) 8 8

* Including one Assigned Land and 4 Gramakantham surveylisigions

Legacy Data Preliminary Check: The legacy data check is with a view to assess the presemt

of the objectionable government lanfeat cannot be assignedrable 28 shows the comparison
between RSR and Webland Adangal. The land extent falling under the objectionable land category
remains the same in the legacy records and the present records. However, the land nature is shown as
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O0Poramboked6 and | aemndendahdairstseiweblaocdeanhdiROR. The anddegards

do not tag the RSR classification and the present classification of the land in a generic manner as
6govt . | andd does not excl ude. ThelSeidy haavevdrveriffed om t h
that the particular survey number is included indhe r o hi b i tlist dith tha $ROand heyce

will be prevented from assignment/transactions

Table 2.8 Objectionable Government LandsWebland & RSR (Mother Records)

S.No | RSR Present (Webland Adangal)

SY/SD No | Nature Extent SY/SD No | Nature Extent
1 6B Stream 0.89 6/3b Poramboke 0.89
2 8 Road 1.56 8 Rastha 1.56
3 10B Well 0.33 10b Bhavi 0.33
4 13 Well 0.16 13 Govt. land 0.16
5 14B Hillock 0.15 14 a Ralla Gutta 0.15
3.09 3.09

RTM of Sulthanapuram Land Records

The RTM reflects the difference betweestords and ground situation with regard to the ownership,
possession,ahd extentland use and encumbranc&able 2.9reflects the RTM of Sulthapuram

Village. The village has 95 land parcels with 87 parcels owned by 40 Khatadars. There are 8 khatas
holding government land. All private khatas in the village are single owner khatas.

Table 2.9RTM of Sulthanapuram village

S.No Heads Number
I General

(i) Total Land Parcels 95

(ii) Land Parcels (Private) in RoR 82 (87%)
(i) | KhatasRecorded Landowners 40 (100)
(iv) | Single owner Land Parcels 40 (100)
(v) Joint Owner Land Parcels 0

Il Land Records & On Ground StatusOwneship and Possession

(i) Land Records and Gground Ownership 83%

(i) Land Parcels with Nenpdated Land Records 17%

a Registered Satf& 8.%%

b Succession (Death of Recorded Landowner) 7.3%
(iii) | Land Records & Possession 100%

1l Spatial Records and Textual records

(1) Spatial records and textual records NA

(ii) Updation of Partition & Demarcation

a Land Parcels (Shares) in RoR 82

b Survey Sub Divisions in RoR (Partitior3fcentage of LPs 42 (51.2%)
I\ Land Records and Onrground status: Location, Extent & Land Use

(1) Location and Land Extent NA

(i) Land Classification (as in records) 100%
(iii) | Actual Land UseAgricultural crops (87.9%); VacantZ.1%)

V Land Records & On-Ground Status-Encumbrances on Land

0] Land leasgLand Acquisition & Court Cas@n record and ground) | Nil

(i) Number of MortgageReflected in Records 4/Nil

NA-Not Applicable as a digitised spatial recordseavailablefor the village

* Including one assigned land parcel and 4 parcels of Gramakantham

** 7 registered deeds are sales of small extent for residential use; not presently included in the RoR
Source: Primary Survey of Land Owners; Mutation and Registration RecordsZ2p#8m Village
Office and SukRegistrar Office
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Land Records and Onground StatusOwnership & PossessionAs per the primary survey, 83
percent of the landowners appearing on the RoR own and possess the land on ground. Out-of the non
updated 16 percent records, half is accounted by registered sales of small extents of land for
residential use and the remaining are cases of succession (expired landowners). These registrations
have all been in square yards or for residential purposes. These have not been effected in the RoR
(Adangal and 1B), in both theaards (textual as well as maps). The Panchayati Department has a
record of property and hence the records of these lands will not reflect in any records. However, if the
landowner chooses to apply for change in land use underAocultural Land Assessment Act,

these will come in the Panchayati Raj Departmeéititthen , such registrations will ndie part ofany

records. All the landowners surveyiad theactual possession on ground

Spatial Records and Textual RecordsThough village maps and FMB exists for Sultgauram

village, the maps are not digitid and hence the land extent difference between textual and spatial
records cannot be ascertainfdhe RoR (Adangal) reflects the cultivable land extent, land nature
(patta, poramboke and govt. land) and land classification (dry, govt. land, gramakantam and assessed
waste). The actual use of land is not reflected in the RsRerthe satellite image acquired on30

May 2024(Box 2.13, theland use of Sulthanpuram is dry agricultu®8%) and Nalla/Steams (2%),

which corresponds with the broad classification in the land records.

Box 2.13 Land Use in SultanapurantLand Records and Onrground Status

n the absence of spatially relevant recol
he location and extent of land parcels in
rillage cannot be meaningfully assessed.

Jut of total land parcels, the actual land as
eported by the landowners includ
agricultural  crops  (87.9%) and Vacqg
12.1%). Satellite images also show the tq
and area of the village broadly classified i
Iry agriculture (98%) and streams (2%)

Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases orgolagmiracquisition
proeedings. The Khatadars revealed no encumbranceptexortgages with the bank in fazases.
However, in all thee cases, the land records are not flagged in the RoR. As shared above, the loan
chargeable module is for internal usetaf banks and the RoRs are not flagged.
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Peerapuram Mamidalavari Kandrika Village, Zarugumilli Mandal, Prakasam District

Land Description: PM Kandrika was an estatdlage. Fair Land Register (FLR), prepared in 1856

the nother record in Estate villageAs per the FLR, PM Kandrika village has a total land extent of
158.47acres. The land extent of the village as per the resurve§3i®@2acres(Table 2.10) There
were 43 survegub-divisions prior to resurvey including 2 govt. lands. After the resurvey, there are 61
land parcels including two government lgratcels

Table 2.10 P M Kandrika Village -Land Statistics at a Glance

Pre-Resurvey Post Resurvey
Land Extent FLR Webland
Patta dry (Private) 150.61 155.41
Poramboke (Govt) 7.86 7.61
Total 158.47 163.02
Survey SubDivision
Patta dry 41 59
Poramboke (Govt) 2 21
Total 43 61

Box 2.14Village Map - PM Kandrika

Village Map prior to Resurvey Village Map after Resurvey
43 Survey Subdivisions ~ 61 LPMs

DEP4R™ 24T 0F S, WEF 54D L34 D RECORDS &
WILLAGE W22

Land Records & On Ground StatusOwnership and PossessionPM Kandrika village has
completed resurvey in 2023; All the 67 land parcels are single owner land parcels and land owner
name in the RoR completely matches with the groddldthe recorded owners continue to own the

land. However. 8.5 percent of the owners do not enjoy possession of land as they have exchanged
their plots or have leased it (Table 2.11)

Spatial & Textual Records: PM Kandrika has a completely updated map following the resurvey of
lands. The land parcel numbers in the RoR are exactly matching with the Webland Adangal.
However, the need for mandatory application for partition leaves a gap even where shares are defined
in the RoRWhile the villagehas 69 private land parcels in terms of separate sliaees are only 61

LPMs.
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Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedings. The pattadars however revealed no encumbrances

Table 2.11RTM of P M Kandrika Village
S.N | Heads ' Number

1 General
(1) Land Parcels (Private) in RoR 67
(ii) KhatasRecorded Landowners 47
(iii) Government Khatas 2
(iv) Single owner Land Parcels 100%
Il Land Records & On Ground StatusOwnership and Possession
0] Land Records and On Ground Ownershij 100%
(ii) Land Records and Possession 91.5%
(iii) Possession Other than Recorded Owner| 8.5%
a Leased 4.25%
b Exchanged 4.25%
1l Spatial & Textual Records:Updation of Partition/Demarcation
0] Spatial and textual records (LPMs/LPNs)| 100%
a Land Shares in RoR 69
b Land Parcel Numbers/Maps 61 (88.4%)
I\ Land Records & On Ground Status: Location, Extent & Land Use
0] Location and Land Extent NA
(ii) Land Classification 100%
(iii) Land Use (Agricultural) 100%
(iv) Actual Land Use Farm Crops (single crof5.75%
Farm Crops (Double crof).25%
Vv Land Records & On Ground Status-Encumbrances on Land
Land Lease, Mortgage, Court Case, Land Acquisitiontc:

Box 2. ]5 Land Use in PM Kandrlka Land Records and Onground Status
R, S 15 Land Records and Onground StatuslLocation,

‘ - g # | Extent & Land Use: In the absence of spatially releve
records, the location and extent of land parcels in
village cannot be meaningfully assessed. The actual
of land is not reflected in the RoRThe broad
classification of agriculture in the records matc
exactly with the ground (as reported by the landown
as well as the satellite imageor the whole villagethe
actual land use igbout 95 percent of agriculture and 1
remaining as Nalla/streams (LPM 1 and 2)

Legacy Data Preliminary Check: The legacy data check is with a view to assess the present state of
the objectionable government lands that cannot be assigned. THb#h@ws the comparison between
FLR and Webland Adangal.

Table 2.120bjectionable Government LandsWebland & FLR (Acres

FLR Present (Webland Adangal)
S.No | SY/SD No| Nature Extent | LPN Nature/ Sub Classification | Extent
1 1 Stream 5.04 1 Govt. Land/Water body 4.95-1.78%)
2 2 Stream 2.82 2 Vagu, Vanka, Yeru 2.66 €5.67%)
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While there has been an increase in private lands from 150.61 to 155.41, there has been a decrease in

the extent of government | ands. The government I
decrease in extent from 5.04 to 4.95 acres. Similarly, the government lands in Survey No. 2, also
classified as 6streamb saw a decrease in extent

extent is by 5.67 percent in Survey No. 2.

2.9 Summary & Suggestions

There are several good practices in the land records maintenance and updation in Andhra Pradesh.
Andhra Pradesh is leading the country in terms of the massive resurvey exercise undertaken in which
6688 villages of the 17564 léiges have been completed. The technology enabled resurvey and digital
land records coupled with compuser registration system amad to end online facilitation and auto
mutation enables real time updation of land records in resurvey villages, a feat theguimgnly

unigque in he country. Critical amendments to the RoR Act to incorporate new definitions, digital tools
and procedures in computiion/digitation of land recordsggistration and mutation has provided the

legal sanctity for this pathbreaking initiative. Record keeping and updation is sianpdiereal
time/faster Citizens have easy access to RoRs, digitised records and visiting of multiple authorities for
registration and mutation is done away with. The hasske registration system that facilitates
registrationupon data entry through dynamic deeds; prohibited survey numbers integrated with the
system to restrict fraudulent transactions; market value of land integrated into the system, provision of
e-signature by registrar on all documents are all good practices saving valuable time ahllecfusi

areas for proactive efforewe suggested below:

Thefollowing are some general suggestions that applies in case of both resurveyed-seslin@yed
villages. For the nomnesurveyed villageghe differences in the textual and spatial records will continue
to be a majoconcern.

x Partition of Lands in Textual & Spatial Records: Mandatory application through-seva for
partition, including the successors who agree with their respective shares after the death of the
recorded landowner and spouse is one area requiring attention. It is important to ensure that shares
in the RoR are only created after a technical-ssion of the plot The actual ownership and
possession different land parcels are not recorded in such cases and transactions is also allowed in
terms of shares, withowtelineating the location and extent of property sold. Possession of lands
may also vary on the ground as landowners exchange lands. The actual possession does not get
reflected despite a column existing for enjoyer in both resurveyed angsanveyed villages.

x Mandatory physical survey prior to auto-mutation: In the nonresurveyed villages, though auto
mutation has been operationalised,ghevey certificate with physical survey of the total land extent
prior to registration is not mandatory. This will compound the legacy sdsyehe time these
villages go for resurvey.

x Pending mutation of records prior to auto-mutation: A special drive for mutation of records for
lands registered prior to the atrtautation may be important to ensung dation oftextual records

x Purification of Land Records: It may be ideal to have a verification of the purification of land
records that may have been compromised with the focus on expeditious completion of the resurvey
programme. This is further strengthened by the change in the nomenclature of the objectionable
government | ands to just figovernment porambokeo
5 percent in the sample villages. It is all the more important because the only checkpoint for
protection of government lancha its extent is the list of prohibited properties provided by the
district administration to the SRO to prevent the registration of such lands-mAu&dion, while
ensuring real time updation of records has completely done away with the role of the revenue
department in the updation of records and hence calls for adequaidt isafeguards with strict
accountabilityaudit mechanisms.
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x Records of Diverted Lands/Noragricultural Use: Similar to some other states, the revenue
department in Andhra Pradesh is only the custodian of agricultural lands. When an agricultural land
is soldfor nonagricultural use, they no longenter the revenue records. Urban land useslLar C
permissions remain outside the gambit of the revenue records. However, for both the urban and
panchayati department that is the custodian of property records in the urban areas and village
habitations respectively, a reposy of land extent and land records are not maintained. These
issues would be pertinent in aillages that are getting transformed from being rural areas to urban
whereby the statag®venue department ceases to maintain land records and the gap is not filled by
alternate departments as far as lands are concerned.

x Flagging of Encumbrancesencumbr ances fl agging happens only
level and it is not flagged on the RoR. This will not be difficult as the loan charge module is a good
application facilitating creation of a charge on the lands/property mortgaged. Flagging the LR
database is also provided in the amendment to the AP RoRItAstalso important given the
transition to autenutation.RoRs do not also flag land acquisition details, lease, mortgages, court
orders, tenancy rights, et@he pecise land use in terms of crops sown/use of land for other
purposes is also not reflected in ReR. There is ngrovision to update land use througkabinual
girdawari as it exists in some of the states of the country
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Chapter 3 Land Records inChhattisgarh |

3.1 Background
The State of Madhya Pradesh launched the land records modernisation programme dur88yat2B8
the scheme was 4{aunched in November, 2002 in Chhattisgarh with Blauiyan a software

developedfor c 0o mp satteiroin o f l and records by the National
gui dance of Revenue and DChkhat eBd dMayiaCy & miein$ g Drelpia
means" | and" . cThevapr mjpeer atd hy5t o fi fsl ibneei ngyi nccoenduct ed

me d i suim2 D eLGh an average, about 20,000 citizensthedhuiyanportal every day Bhuiyan is
linked to all related servers, BiNaksha, Bank, Revenue Court, Registration Office and Mobile Court.

The portal provides the interested citizens Wittasra (RIl) and Khatauni(B-1) details;bhu-nakshaor

village mapsanddetails of landbased orKhasraNumber.The users can retrieve specific information

about a land parcel using tKdasranumber (plot size, ownership history etc.); land conversion details

and mutation records (record of changes in land ownership due to sale, inheritance, or hyift).
software has a provi si on teveryyekfer Kharifea beintaryd oZ aic
crops. The facility of listing the | andviwsme det a
t hat information about the total i rrigation r ec:c
information about crop girdawari/ area cover and

t he ,tdemsgirli ct and st aTle | ®wfetl wafrreo mp rBohwiidyeasn .| ogi n
pat wagiram panchayaantd, sttedfttsed lIpeavikdlstf ueecti ons of B h
Box 3.1

Box 3.1 Major Functions ofUsers on Bhuiyan

xGi rdawar i and (x Approval offx Di strict
& Amendment amendments at of wvariou

xCorrection of r|x Lightening ol reports
xVerification dffx | ssue of mpass|x Change of
with Digital Si order under n Presiding
xAadhaar, mobil e process x Resetting
xFiling Applicat|{x Managing Tehgy Presiding
x Correction of Password

3.2Computerisation of Record of Rights

The RoRs in Chhattisgarhare issued under the Chhattisgarh Land Revenue Code (CGLRC), 1959.
Section 108 of the CGLRC provides ttmtRoRshall be prepared and maintained for every village
including the urban areas. The RoR, according to the Code shall be either prepared during a land
survey or through any notification issued by the state government. The list of particulars to be specified
in the RoR is given in BoRk.2.

Box 3.2 Land Patrticulars in the RoR in Chhattisgarh
Names of Bhumiswamis with survey numbers and area, irrigated or unirrigated
Names of government lessees together with survey numbers and area, irrigated or unirrig
Nature & extent of the respective interests of persons & conditions/ liabilities, if any attac
Rent or land revenue, if any payable by such persons
Section 108, CGLRC, 1959

X X X X

Chattisgarh has 24.7 million land parcels including 1.91 million urban RoRs (or survey numbers) and
9.32 million khata numbets(consolidated land holdings of a person for one category of land). There
are about 1000 villages in Chhattisgarhere survey and settlement has never taken place. Out of this,

11 One khata number is alloted to the land owner/ pattadar for all Ensisilar typeowned by him in the
village; With the help of the khata number, we can find the total extent of land owned by the landowner in
different survey numbers in the village
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survey has been conducted for ab®d® villageshave been awuctedaccording to state government
(Table3.1).

Table 3.1 Computerisation of RoR in ChhattisgarhQuantitative Snapshot
SINo  Parameter/Indicator* Chhattisgarh

1 No. of Land Parcels/Survey Numbers (in million 24.68

2 Proportion of RORs computerized (%) 100

3 Single Owner RoRs (in millions) 13.5

4 Total Khata numbers (in millions) 9.32

5 Number of ursurveyed villages 1000 (Survey completed in 30

The RoRs including ttose of government landsare completely computerised. The unit of land
measurement in ROR is saAhdcbagaéar tof ealhedRoRsdonk t d & kb
both the rural and urban areas are maintained by the revenue department. However, lands diverted prior
to 1972 (comprising about 2 percent of total extemt)en records were maintained separately is yet to

be integrated into the RoR. About 13.5 milliBoRs(56 percent ofdtal) are held by a single person

and tke remaining are joint owner RoRs. TReR, digitallysignedby the Patwari is verifiable through

a QR codeThe QR codean be scanned through theusfan mobile applicatiorto verify for forgery

(any unauthorised amendment in RoR). The RoR is available for download by any citizen. Remarkably,

the citizens can download the RoRs of the entire village (khasra nuvidggr The digitally signed

RoR is considered as a true copyor registrationpurposes a digitally signed RoRsufficesand no

additional lande cor d documents ar e mandat endChhattisganhateh e s el
an online transliteration facility available.

Table 3.2-Land Recordsin Chhattisgarh-Manual and Online Records

Basic Manual Documents maintainedn Chhattisgarh

x Legacy Records (Mitchel Survey, 19680; Adhikar Abhilekh, 1954)

x Basic Land Records: Naksha (Map); Khasra & B1 (updated online)
x SubDivision Register & Encroachment Register (manually updated)

Khasra Panch Sala (Columns) B1-Jamabandi (Columns)

1. Survey Number 2. Total Area in Hectares| 1 . Khata number 2.

Owner 6s Name and addr e|Survey Number 4. Survey wise area

Second crop 7. Vacant: Current year5 2year| Land revenue/Tax 6. Tax payment

vacant; More than 5 year vacant 8. Remarks Challan Number 8. Tax revenue notice
Details in Khasra-Part 1

e ETATH ATEETEL —mm

= = = 11z178498
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The basic land records in the state are Naksha (Map), Khasra and B1. The RoR or Khasra is a detailed
document covering the land details on Part | and Encumbrances and Crop Statistics in Part Il.
Remarkably, the RoR specifies the pending mutation proceeding, court cases pending on the land,
mortgages besides the updated crop cultivation on the land. The details available for citizens for viewing
(map, property on land, electricity connection and CER3AaNhd downloadinddigitally signed Khasra

and Khatauni as well as crop statistics of present/earlier yeasparately marked. The manual version

of these records is no longer required to be updatddipdations are required to be done only on the
online records. The patwari is known to alert the landowners orupdated recordsuding the bi
annualGirdwari. Also, for availing the benefit of the central schemes, updation of land records in their
names is a mandatory requirement.

Table 3.3 Mortgage Flagging in RoR

1 Number/% districts where ROR database is linked to bank 33/100%
2 Number of banks linked to ROR database 4743

3 Number of RoRs with mention/ refthg of mortgagdmillion) | 5.17
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Rifga (@&=°) : 0.0000

ST (@=) T 4T9(0.0200 B°) - a3 [afY - 11/09/2023
S-wT 0.0000
TSl (&) - 0.0000
gsdi 2 § 5 (&8F°) - 0.0000
S TSdl (&F°) 0.0000

About 77 percent and 53 percent RoRs are seededhaithaarand mobile numbers respectively, the
balance are those where the landowners are settled outside the village or those who would not like to
share. TheAadhaarand mobile number updation is a continuous process with the patwari updating
the same suo moto. Some of the important revenue terms including the RoR entries are given in Table
3.4. Khasrais villagewise record of all the survey numbers of that villad¢fgatanumberis a number

held by an individuabhoomiswamthat consolidates all the lands held by him in different survey
numbersBasrabeing the lowest of such survey numbers. The Khata number however consolidates
all survey numbers in a particular type of lafitiere are nine land subtypes divided into four broad
categories; Type 1, comprising five subtypes of Khata land inclughmpmiswami Krishi Bhoomi
(Private agricultural land)Gram Noukar(village servant),Bhu-Dandharak (Land grant holder),
Mourushi Kasthkar(Occupancy tenant) anBhoomiswami VyapavartfOwner of diverted land).

Type Il category compriseShaskiya Bhoontdr government landlype Il includesPatte Par Prapth

Bhoomj divided further into agricultural and nagricultural holdings. Type IV includes theabadi
lands.

12 CERSAI isCentral Registry of Securitisation Asset Reconstruction and Security Interest of India (CERSAI)
This isset up under section 20 of the Securitisation and Reconstruction of Financial Assets and Enforcement
of Security Interest Act, 2002 (SARFAESI Act).
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Table 34 Important Revenue Terminologies in Chhattisgarh
Important Revenue Terms

Hindi English

Rakhba Area of any land parcel

Bhu Rajasv Land revenue

Namantran Mutation

Seemankan Demarcation

Batwara Partition

Bainama Saledeed

Shamilat Community Grass land

charagan

Tarmim Rectification

Maurusi Krishak | Occupancy Tenant

Bakayadar Defaulter

Abadiya Area reserved from time to time in a villdigea nonurban area for th
residence of its inhabitants or for purposes incidental thereto

Kishtbandi Details of all the lands of a persons in that villdgecord prepared every ye

Khatauni (B1)

for the collection of land revenue. It consists of the total area held by a
in that village and land revenue and other taxes imposed upon the samé
maintained alphabetically according to the names of landowners.

Sarkari Pattedar

Government Lessee; Every person to whom a right to occupy land is g
by the state government or who is not entitled to hold land as a bhumisw

Seva Bhoomi

Service Land; Any person holding land on the condition of rendering se
as village servant

Bakaya

Arreas; Any land revenue due and not paid on or before the prescribe
becomes therrom an arrear and the persons responsible for it whether
the provisions of section 138 or section 139 become defaulters

Bandobast

Settlement is an operation in continuation of survey to determine or revi
land revenue payable on the lands; the tenure of settlement is norma
years The Settlement operations were carried in the year-292dhd the lang
revenue was fixed on the basis of type of soil.

Misal Bandobast

Record prepared at the time of settlement showing area and type of
every survey number and also the land revenue fixed upon.

Adhikar Abhilekh

First RoR prepared after the survey of lands, in 1®&%or every village. It
includes the name of all persons who are holders of land, the nature ano
of respective interests and the rent or land revenue payable by holder.

Nistar Patrak

Prepaed for every village in the year 198, setting apart unoccupied la
for the following purposes:

(a) for timber or fuel reserve; (b) for pasture, grassland cremation groung
(c) for burial ground and cr emat
(e) for campingground (f) for threshing floor (g) for bazaar

(h) for skinning ground (i) for manure pits & public purposes such as sc
playgrounds, parks, roads, lanes, drains and the like; (k) any other pu
which may be prescribed for the exercise of the rights of Nistar.

Khasra

Village-wise record of all the survey numbers of that village. Khasra s
the actual position of land on spot. It consists of area, name of holder
revenue and the crop actually cultivated. Khasra is a yearly record wh
prepared for 5 years.

Goswara

Summary of the total extent of the village land including the-tnamsferable
lands given at the end of the Khasra.

Includes Khata ki Bhoomi (Private land, government lease, village sg
land [Kotwar], Bhudan land, Maurishi Krishak, Diverted land etc) & (
khata ki Bhoomi (Government land, Abadi, Mountains, Rivers, Cremato
Revenue forest, Nalas).
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Hindi English

Kisan Kitab Every holder of land is issued a Kisan Kitab containing (a) entries of K
pertaining to the land of Bhoomi Swami (b)particulars in respect of rec
of land revenue and other loans

Khata number One number held by individual. A parcel of land separately assessed t
revenue and held under one tenure. Khatas are separately allotted for d
types of land

AfBasrao Lowest survey number; it is used to identify an individual, helps to identi
the khasra numbers under 1 individual in 1 village.

Girdauri Complete enumeration of all fields (survey numbers) made in a every Vv
twice during the year to compile land use, irrigation and crop area statisti

Kotwar Village srvantgets land/honorariuntdm government buis a private entity

Panjiyar Registrar

Wajib ul arz Any land or water not belonging to or controlled or managed by the
government or a local authority.

Khato Consolidation of holding:

ka Chakbandhi | Redistribution of all or any of the land in village so as to allot to
bhumiswami continuous plots of land for the convenience of cultivation

Bhu dhari Tenure holderA person who holds land from the state government and w|
or is deemed to be bhumiswami under the provision of this code

Dakhal rahit Unoccupied land; Means the land in a village other than the abadi or §

Bhumi land or the land held by a bhumiswami a tenant or a government lessee.

Nazul Bhoomi Urban land Land adopted for other useexceptagriculture in master plar

development policy of the urban areas

3.3 Computerisation of Cadastral Maps

The CGLRC has laid down the procedure for the preparation of map of the village as well as the
Abadi area. Section 107 (1) of the CGLRC provides for the preparation of a map showing the
boundaries of survey numbers for every village except when otherwise directed by the state
government. Sub section (3) and (4) provides that map shall be prepared for the abadi of each village
showing the area occupied by the private holders, and that if any gram panchayat passes a resolution
that a map of the village abadhould be prepared showing separately the plots occupied by the
private holders and is willing to contribute to the cost of survey operations, the state government may
undertake the preparation of the map. There are 47961 individual cadastral map sheets at 1:4,000
scale in hardcopy form covering all the villages of the Chhattisgarh(Faie 3.5) These maps are
originally prepared based on traditional chain survey and printed on paper showing each parcel
boundary as polygon with survey number and soataral geograph features like streamsivers.

The cadastral maps were-serveya in 1988 and the land parc&®R was updated. Each of the
cadastral maps are digitally scanned and vesetbnusing Geographic Information System (GIS). The
village cadastral maps avectorisedo generate seamless cadastral vector maps in GIS format. Each
village cadastral vector GIS maps contain land parcel/ survey nuwideattributeghatare linked to

the corresponding ROR.

Table 3.5 Computerisation of Cadastral MapsA Quantitative Snapshot
SINo ' Parameter/Indicator

1 Year of last Survey 1998

2 Scale of available cadastral maps 1:4000
3 Total no. of Cadastral Maps 47861
4 Scanned maps (%) 100

5 Vectorised Maps (%) 100

6 Georeferenced Maps (%) 0.002

7 Land Parcels assigned ULPIN 917
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The cadastral vector maps are however only digital representation of the physicalomaipg

village wise GIS vector database. Since these cadastral vector maps arema@& fieer enced t o e
coordinates system, they cannot be used for any survey measurernentscation of the
land/position (in terms of X= longitude; Y=Latitude in any Datum and projectinoeasurement of

length land parcel boundari@sdarea of land parcel. However, these vector maps can be used as
contextual reference maps remeting spatial representation of village boundary andnformation

on therelative position, size and shape of any land parcel in the village. There is only one pilot block

that is geereferenced in Chhattisgarh, comprising 917 land parcels. ULPIN, tdeilgg i t i dent i yc
number accorded to a land parcel based on the longitude and latitude coordinates of the land parcel is
therefore onlyallotted to these parcels

Online Access of Vectosed Cadastral GIS Maps The centrabed cloudbased welbased

apd i cat i dBhuNaksHal é o suilage-wisbcadastral vectorise@IS map database. Secure
UserID and password protected access is given to state revenue officials with edit permissions. For
e.g. patwari user ID haa display of the cadastral vector map with edit access permissaods
Tehsildaror Revenue Inspector has accessafgproval of Patwari actions. The work or process flow

of updding of vector cadastrahap is given irBox 3.4 and 3.5

(Updation of Vector Cadastral GIS Map by Patwari)

!

Is land parcel sold in Full or in Part

l

Land Parcel sold in Full Land Parcel sold in Part
1. Patwari accesses th 1. Patwari visits the field site along with seller and buyer &
village cadastral GIS map hardcopy the cadastral mégeld visit is Optional)
from Bhu Naksha using 2. Mark subdivision by hand on hardcopy cadastral map w
Patwari access credentials pencil taking location, size and shape sold-giviision with
2. ldentify the sold land reference to land parcel
parcel based on surve
number and verify land XL
parcel data in compliancs ) _
to sale deed document. 1. Patwari accesses the village cadastral GIS maps Biom
3. Submit on line report to Nakshalogging in using his access credentials.
Revenue Inspector (RI) fo 2. Using GIS software tools of Bhu Naksha subdivides
approval part taking the location, size and shape of the land pg
from the field data.

3. Patwari és updated report
v (RI) for approval

1. Based on Patwari report t
Revenue Inspector (RI l
approves the updating sol
land parcel Cadastrg
vector GIS.

2. Updating of land parce
subdivision in cadastra
vector GIS map approval i
done with digital signature

3. Based on Patwari report, the Revenue Inspector
approves the sold land parcel subdivision in cadas
vector GIS.

4. Updating of land parcel subdivision in cadastral vector (
map approval is done with digital signature
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The RoR database is linked with the cadastral maps, though at present, the linkage is confined to
about 70 percent of RoRs only. The gaps between RoR data base and cadastral maps are primarily
confined to two causes; first, prior to 2017, the RoRs were manually updated and-tisiobs

were not effected in the maps and these remain pending; second, theadRsRal map linkage is

also broken in urban areas where each khasra has beelivisigll into innumerable units without
corresponding updations the mapsGiven the scale of map being 1:4000, this cannot be further
divided in the maps.These two primary reasons account for the gaps in &uR@dastral map
linkages in Chhattisgarh

Box 3.5Process flowfor Updating of Vector Cadastral Digital Map

BhuNaksha

1151.91484, 3078.85907

s - EaE
G
astic s
e e
o ol

/ 108/2

E ~ Survey

\0s NO:98 is
9611 = subdivided

Survey | s‘ [ = into  two

OB 0" . | parcels

IS 98/1 and
subdivid 9611771 98/2

ed into Q '

WO : 142

parcels p S

97/1 and Survey

97/2 5 NO:99 is
subdivided
into two

143 parcels
e 99/1 and
99/2

15071
T 57 warre TR 02 TEER RI: 01 FHEE. W1 5702021 ST
o o 2 B 0020, 540255 139
Updaied o 203340731 T£:02,30.840885
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3.4 Computerisation of Registration

In Chhattisgarh, all the 102 SR@re computerise(lable 3.6).This process started in February 2017
and completed in October 2023. All tBROs in the state are integrated wiik revenueoffices and

the LR database. Registration is allowed only in the SR@ere the land is located. The online
facility is provided for booking appointment. Abdu28 millionlanded propeits wereregistered in

the stateduring 202324. Though the sale of the government land is not blocked, the RoR mentions
the ownershipstatus of government in the givekhasranumber and hence effectively blocks
registration of such lands. The SRO checks the RoR for the prgsgpbwner names and area
detailsfrom the onlineRoR before registratiorlowever, legacy records (available since 2017) or
encumbrances created by legal camesnotaccessed by the R The SRO does not see the past
registration deeds before registration. The circle rates of various categories of rural/urban lands are
uploaded on the registration software dhe system provides for online payment facility of stamp
duty and registration charges (auto calculation motkeg. \erification of eKYC of Aadhaar/ PAN
during admission of parties is being integrated into the registration process.

Table 3.6 Computerisation of RegistrationA Quantitative Snapshot

S| No | Parameter/Indicator Chhattisgarh
1 Number of SROs in the Statos) 102

2 SROs computesed (%) 100

3 Month and Year of Computerisation of 1st SRO 02/2017

4 Month and Year o€omputerisation of latest SRO 10/2023

5 SROs integrated with Land Record database (%) 100

6 Number of land properties registered in FY 2@23(Million) 0.28

Every registration triggers a corresponding digital mutapoocess. There is a provision the
registration softwaréo resend the data in case of any network failline registration of land may be

of two types, for the whole lanat of part land In the latter casenheresub-division is mandatedn

pat war i 6mandatkrg foreegistratisrihe Patwari measures the extent andps the location

of land being registeredlhe entire registration process is completed by the SRO online. The
signatue of the party is captured digitally and identification documents are uplo@atiedState
Government is presently developing a SUGAM application to capture the GPS photo of the property
transacted as well as a paperless registration sy§&apturing of PAN, Aadhaar number, mobile
numbers are being done, though not mandatdhe online PAN verification system has been
integrated for registrations involving transaction value of Rs. 10 lakhs and above.

Box 3.6Process Flow for Registration of Part Land Extent

Purchaser takes digital Seller & purchaser | Verificgtion of RoR b_y
copy of RoR visit the land along Patwari for mortgage, lis
with Patwari of prohibited propertieg
which are red| flagged
v
i Seller and buyer visit . )
P_atwarl prepares the the document writer Visit the SRO with the
sitemap with <«—— | with requisite papers| relevant papers & witnesses
boundaries
SRO takes hbiometrig ;
- g SRO signs the
SR;O aféeererllfylng . details of seller, buye registered document
online RoR online an and th_ness_es and phot¢(—> and pushes to Tehsilda
mortgages and digital signatures login
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In case of registration of part land, tl&downer haso visit the VRO before online application for
registration. In this case, the seller and purchaser meet the Patwari and jointly visits the land proposed
to be sold/purchased is in the physical possession of the Jélenillage patwari verifies the RoR

for whether the land proposed is of prohibited property, measures the land and prepare sketches with
boundaries of the land, certify and affixes his signature and hands over to the phgisslle and
purchaser visithe registar document writer along with the digital copies of RoR and sketch maps
issued by the Patwari. The SRO verifies the online RoR record on Bhuiyan portal and after
confirmation of ownership and encumbrances (mortgage) goes ahead with the registtess

(taking the photos, biometrics of sellers and purchaser, two witnesses and digital signature of seller
purchaser and witnesses). The SRO finally puts the signature digitally and the registration document
is pushed to the Bhuiyan portal to the Tehsildar/Patwari login. The process flow is shown3ré.Box

The home visits are processed manuallycdse of visit, the digital photo and biometric process is
skipped and the system provides for uploading manual photo and signature. Chhattisgarh does not
have on aline grievance redressal mechanism for filing complaints related to property registration at
the SRO.

3.5Process of Mutation

The mutation process is initiated in four ways in Chhattisgarh based on origin of the request. First, is
the CG series, whereby the registered deeds from the SRO get automatically triggered to the village
of fi cer &ds ¢ thegVDror, Maitual Oeed skries where thanual rguests received by the
Patwari isentered into the system; Third, the RD series or Reader Deed sériels,imcludesthe
mutation requests generated from the revenue court. Fourth is the CD series winegeid¢bts for
mutation ae received directly from the citizenk 202324, 5.5 lakh applications were received for
mutation, out of which 5.46 lakhs were disposed (98.4%) and 9304 applications (1.67%) are pending
for mutation (Tables.7).

Table 3.7 Mutation Process-A Quantitative Snapshot
S| | Parameter/Indicator

1 | Applications for mutation in FY 20234 (in million) 0.55
2 | Applications disposed in FY 20221 (%) 0.54 (98.3%)
3 | Applications pending for mutation FY 2023 (%) 9304 (1.67%)
4 | Eligible for autemutation FY 202234 (in million) 0.26 (48.22%)
5 | Mutations completed through Autdgger (in million) | 0.25 (47.6%)
7 | Mutations related to sudlivision (in million) 2115 (0.79%)
8 | Applications for mutation of land with entire Khasra | 265962 (99.25%)
9 | Period for issue of mutation orders from date of recg Undisputed/Dusputed/6 months
10| Average period of effecting mutation 23 days
Out of 0.55 million mutatior
Mutation Applications Received in 2023-24 app”cations received in 20%4’
0.27 million comprising 48 percel
is through the SRO; 0.17 millio
» B CG Series (SRO) comprising 30 percent, received
U 8CT Series (Citizn) the patwari manually from th
. D Serfes (Revenme Counte citizens and the remaining O0.(
T 1% million each constituting 11 perce
/% PN Senes (Famar) each by the citizens and reven
courts.

All mutation requests transferred from the registration department (sale, gift etc) are eligible-for auto
mutation. This comprised about 48 percent of the total mutation request received. Notably, less than
one percent of the mutatiaiequest received from the registration wakted to suldivisions in
202324. In Chhattisgarh, awmutation essentially mearsutotrigger or automatic transfer of
documents to the village office soon after the registration. -Auitation does not imply automatic
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change ofnames in theecords. Themutations completed through auto trigger during the year are
2.68 lakhs (48 percent), the remaining applications may be relating to mutations of transactions that
may have happened earl&s well as pertaining to successi@ut of the pending 9304 mutatidfs

41 percent pertains to revenue court cases, 27 percent received from SRO and the remaining 15
percent each received from the public and the patwari.

After the SRO completes the registration, the process istaggered to the Patwari ID aricehsildar

ID within 2 days (practiceYThe appearance date is .JetGram t he
Panchayat i ssues notices and posters and the a
Panchayat on t h.aVithdtleetagerigger, aat@mate aatice getsegenerated and sent

to concerned land owners through SMS and 100 random villagers. The notice is also put up in the
panchayatoficcand published in 2 | ocal news pRaotér s . Th
receipt) along with the newspaper publication is also uploaded to the website. The Tehsildar issues
instructions to the Patwari online along with a notice topghgies purchaser and selleandthe

general public foffiling claims and objections if any. The Patwari is required to conduct a field
inspectionin case of a dispute and submit a report widemendays of receipt of the auto trigger

mutation details on his login. The Patwari verifies the land on the ground with boundaries and submits

the reports while uploading the served copies of the notices along with his report to the Tehsildar.

Box 3.7 Mutation -The Process Flow

Tehsildar issues Patwari issues Patwari visits After enquiry
instructions (from noltllces tg tt?e the field, draws of objections,
his login) to the z‘;der ::eraluyjkglic a sketch map if any submit
Patwari to issue > e, | » his report
notices and submif il SRS 2AC measurement online along
report objections if any, and boundaries with sketch to
Ll e the Tehsildar
Patwari will carry out Tehsildar after 23 RI inspects the
the entries in the ROR days if no objections field, takes
manually and the <«—| and dispute, will <«— | measurements
sanction the mutation and approves the

map in the portal
from hi< Innin

Transfers case te e
Court in case of dispute
or objection «—

If there are no objections received up to 23 days, the Tehsildar is required to mutate the land in favour

of the purchaserOn the 23 day from the day of registration, the parties are to be present to the
Registy office for the hearing. If angbjectionsare received in the nature of dispute, then the isase
transferred to the-eourt anddecisions arestayed till the judgement. f t he obj ection i s
the proposal of the panchayatandtheP &t W& rriut pelrio latidheed
report byCotumaokidig "€l ick for action” button o
sign of the mutation order, the process of corre

13 Pending as on 31March, 2024; presently pending is only 4238
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p a gAdter the mutation is sanctioned by the Tehsildar, the Patwari makes required changes in the
records manuallygeneral practice; not mandatory). Following thig Bhuiyan portal along with the

sketch maps updated The Revenue Inspector will inspect the land, take measurements and then
approve the map at his level in the portal. After approval of the Rkubdivisions arelone in the
vectorisedmaps Att he record correcti onnapnaegeqf tthhree dled rad d v
reflecsa u taotm credlcingt he p o s s i bThd protegs flanfof neutatiorois shown in Box

3.7

Box 3.8 Online Mutation Register in Chhattisgarh

R B W | gRAEERT | 4 | e | we | Tk | Roic | wfsmstedaile | et | ara
0} woda | waged) | W | plel | fwrd Wy e v ot afe v wm |
e @ (0] () 0) e | RecreRdmaaiem | RR | Re
@ frud | acudiaesced | (10 LT
ki) foaw (1)

® ©)

EETELE

=

Column 1 Transfer Number

Column 2 Date of Application for Mutatiofnegistration of transfer

Column 3 Khasra No/Land Extent

Column 4 Land Revenue

Column 5 Full Details of Mutation

Column 6 Present Land Owner

Column 7 Proposed Landowner

Column 8 Correction in area recorded/landowner details

Column 9 Brief order of the certified officer with date and case number and dg
order if the entry is in dispute

Column 10 Current status of application

Column 11 Click here to take action

Column 12 New Khasra Number after Mutation

Partition: Similar to above, whenever Bhoomiswamiwishes to partition of the agricultural land
among the legal heirs, he may apply to Tledsildar The Tehsildarmay after hearing the legal heirs
divide the holding, following which notices are issued to the interested parties by way of public notice
or advertisement by first entering the applications received for partition inNlaenantaran portal. If

there is any dispute, thEehsildartransfers it to the-eevenue court from the portal. TAehsildar

shall within the prescribed timgeriod initiate the process of mutation in the online portal, after
making further enquiryissueorder relating to partition and make necessary entries in khasra and map
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of the village. After the passing of mutation ordeappeal can be made to SDO within 45 days,
followed by the ADO, Division Commissioner and then to the Revenue Board.

There are four sources of mut ati on f orFautor)ansf er
and Wvakiyatngnméd) . The process of mutation after a r
succession, the process of updation can be started suo moto by government (by patwari who can ask
the family to apply for mutation). However, process can be initiated only after the legal heirs come
forward with the death certificate and related documents. The legal successors can also move an
application tothe Tehsildaralong with the death certificate. Following this, thehsildarissues a

letter to Patwari to conduct an enquiry for legal, prepare a family tree of successors and do a
PanchnamaThis process is carried out for mutation of records in the name of legal heirs after the
death of the landowner. However, partition of land is a separate podese done online.

In Chhattisgarh, where more than one land holder is mentioned in RoR, the share of each holder is
given only when the shareholders have patrtitioned their lands. The Patwari does not go to the ground
to measure the extent of land if the whole land in the survey number is registered. This happens only
when a portion of the survey number is transacted or there is a specific request for partition of the land
extent among the land owners. In this case, the patwari measures the extent and the location of the
land (vis-a-vis neighbouring lands). In case of sdibision, the Khasra records are updated with the
names and shares of the landowners and the Naksha (Maps) is updated with a red line as per the report
submitted by the Patwari. In case of subdivision of land, there are checks online. Since the total land
extent is already there in the system, based on the number of shares and extent of each share land is
divided, the divisions get subtracted from the tofaNa k s ha o of the wvillage
numbers;dottedline in red ink demarcatesubdivision of land based on verification on fiel@he
inspection checklist used by the Patwari before mutation is given in Box 3.9.

Box 3.9Inspection Checklist before Mutation (Exclusion List)

Non-assignable land from legacy records

ASewabhumi 6 gi ven t o t-thaesfeldbdetonyaa the mdxt kotviag
Notified for acquisition under any law

Road, garden, public use spaces

Ceiling surplus land

Mortgaged land

Land ownerds family/successor detail s

X X X X X X X

3.6 Revenue Court Management System

In Chhattisgarh, all the 912 revenue courts are computerised and about 0.52 million revenue court
cases are being handled in the computerised syéfaiie 3.10) The manual system has been
discontinued. The details that are capturedudetheap pl i cant s6 per sonal det ai
for application etc. The systehmsprovision ofonline appointment date and time to the applicant
through both email and website. The orders by the revenue coutigpadzon theRevenue Court
Management SysteiiRCMS) system directly and a separate pdf of the court order is also uploaded
on the system. The court order is sent to the litigants is posted on the website. The hearings at the
revenue court are posted on the webS&ltace 2017all e-court orders are passed online mandatorily,
though the hearing is not done virtually. In case of dispute, the Tehsildar transfers it 4cotirg e

which is usually disposed within 180 days. The RCMS is not linked to civil courts. Remarkably,
Chhattisgarh has integratdteRCMS with the RoR and all pending revenue cases get reflected in the
Part Il of the Khasra

Table 3.8 RCMS-A Quantitative Snapshot
Revenue Court Management System

1 | Total number of Revenue Courts in the State 912
2 | Number of Revenue Courts computerised 912
3 | Revenue court cases handled in the computerized system in F¥22@RBmillion) 0.52
4 | Number of revenue court cases-fiatjged in the RoR (as on date) 78876
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3.7 Reflection on Real Time Mirror from Sample Villages

The sample villages selected for RTM assessment in Chhattisgarfiuma Bahra village in

Dhamt ar i di strict and Birkona Village in Korba
guality of land records in both the villages are given below:

1.Tuma Bahra Village, Dhamtari Tehsil, Dhamtari district

Tuma Bahravillage is located in Dhamtariehsil of Dhamtari district in Chhattisgarh, India. It is
situated 1kilometresaway from Dhamtari, which is both district & sdistrict headquarter of Tuma

Bahra village. The village has a total land extent of 640.61 acres, 309.78 acres of government land
and 330.83 acres of private land. There are 526 land private land parcels or sudryssuis and

55 government parcels. Out of the 269 khata numbers, 142 pertain to government landstand 127
private landwners (Tak# 310)

Box 310 NakshaTuma Bahra Village

State: Chhattisgarh

District : | 59 ¥Hd

Table 39 Tuma Bahra Village-Land Statistics at a Glanceifi Acres)

Parameters Government  Private*  Total
Land Extent 309.78 330.83 640.61
Land Parcels (Survey Sihivision Numbers)| 55 526 581
Khata Numbers 142 127 269

* Including 10 Assigned Numbers

RTM of Tuma Bahra Village Land Records

The RTM reflects the difference between land records and on ground status with regard to ownership,
possession; updation of partition/demarcation, land classification, nature and use; and the
encumbrances on land parcel (mortgages, court cases and land acquisition proceedings). The
comparison of the eground situation with the land records is with an objective to examine the
accuracy of land records data. Out of the 526 land parcels and 127 khata holders, 57 percent are single
owner land parcels and a sifitant 43 percent are joint owner land parcels. Joint ownership involves

two or more individuals sharing ownership rights.
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Table 3.10Assessment of RTM offuma Bahra Village

S.No | Heads Number

I General

(1) Single owner Land Parcels 56.7%

(i) Joint Owner Land Parcels 43.2%

Il Land Records & On Ground StatusOwnership and Possession

0] Land Records and On Ground Ownership 88.88%

(ii) Land Parcels with Nenpdated Land Records 11.12%

a Succession 11.12%

(ii) Land Records and Possession 100%

Il Spatial & Textual Records:Updation of Partition/Demarcation

0] Spatial and textual records NA

(i) Land Parcels (Private) in RoR 526

(iii) Land Parcels in Naksha (Map) 466 (88.6%)
I\ Land Records & On Ground Status: Location, Extent & Land Use
0] Location and Land Extent NA

(ii) Broad Land Use (Records and-@round) 91.60%

(iii) Non-Updated Use 8.40%

a Vacant 5.96%

b Residential 2.44%

(iv) Crop Sown as per records (Paddy & Vegetables) 100%

Vv Land Records & On-Ground Status-Encumbrances on Land

(1) Land lease Nil

(ii) Court Case (on record and ground) 4 (100%flagged
(i) Mortgage (on record) 13 (100%flagged)

Land Records and Onground StatusOwnership & PossessionAs per the primary survey, 89
percent of the landowners appearing on the RoR own and possess the land on ground:- The non
updated records are all cases of succession (expired landowners). The legal heirs of the expired
landowners are yet to come forward with the documents for updation of RoR. Thus, in 11 percent
cases, the RoR in both records remairupdated. All the landowners surveyed conveyed that the
actual possession on ground is held by them.

Spatial Records, Textual Records and Oisround Status: The maps of Tuma Bahra village are

not digitised and hence the land extent difference between textual and spatial records cannot be
ascertainedThe location and extent of land parcels in the village also cannot be meaningfully
assessedf we compare the land parcels in RoR and maps, we observe that that the gap between the
RoR and maps in terms of land parcels is 11.4 percent (or 88.6 percent of the land parcels in the RoR
are reflected in the mapslhhe registrations carried out during the year have all been mutated. The
land use is reflected in Box 3.11.

Box 3.11Land Use in Tuma Bahra villageLand Records and On-Ground Status

In case of the broad land use (agriculturaln
agricultural), 91.6 percent conforms to f{
records while 8.4 percent is either vacant o
residential use. Paddy and vegetables are
primary crops cultivated as per the records arf
perfectly resonates with the feedback of
landownersThe broad landise as reflected fror
the satellite image isrd agriculture(70%); water
bodiegstreamg10%); Settlements(10%), forest
related land us€L0%)
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Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedings. The Khatadars revealed mortgages with the baslcases and 4 court caseshich is

seen flagged in the RoR.

2 Birkona Village, Katghora Tehsil, Korba District

Birkona village is located in Katghora Tehsil of Korba District in Chhattisgarh, India. The village has

a total land extent of 157.31 acres of land, 56.68 acres of government land and 99.78 acres of private
land. There are 108 private land parcels or surveydaubions and 66 government parcels. Out of

the 57 khata numbers, 45 pertain to private lands (including 10 assigned landowners) and 12 are
government lands. In Birkona, 60 percent of the landowners as per RoR are joint landowners and only
40 percentre single landowners.

Box 3.12 NakshaBirkona Village

Location

State: Chhattisgarh
District : | 65 DRl v
Tehsil : [ 03 HTHRT v
RI:[13 0@l v|
Village : [ 324 faR@H1 v

Plot Info

Table 3.11: Birkona Village-Land Statistics at a Glance i Acres)

Government  Private*  Total
Land Extent 56.68 99.78 157.31
Land Parcels (Survey Sihivision Numbers)| 73 108 181
Khata Numbers 12 45* 57

* Including 10 Assigned Numbers

Land Records and Onrground StatusOwnership & PossessionAs per the primary survey, only

63 percent of the landowners appearing on the RoR own and possess the land on ground. Like Tuma
Bahra village, the neopdated records in Birkona pertain is resulting from the death of the recorded
owners. All the landowners who surveyed conveyed that the actual possession on ground is held by
them.

Spatial Records and Textual RecordsThe mapof Birkona villageis not digitized and hence the

land extent difference between textual and spatial records cannot be asceftaeéatation and

extent of land parcels in the village also cannot be meaningfully ass@$sediivisions in map

largely reflects the shares in ROR i.e. to the extent of 96.3 percent. The real issue in the village is the
difference in the land extent in the records and the actual extent possessed by the legal heirs
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Table 3.12 Assessment of RTMof Birkona Village

S.N | Heads Number
I General
(1) Single owner Land Parcels 43 (39.8%)
(i) | Joint Owner Land Parcels 65(60.1%)
Il Land Records & On Ground StatusOwnership and Possession
0] Land Records and On Ground Ownership 63.16/0
Land Parcels with Nenpdated Land RecordSuccession) 36.8406
(i) | Land Records and Possession 100
1l Spatial & Textual Records:Updation of Partition/Demarcation
(i) Spatial and textual records NA
Land Parcels (Private) in RoR 108
Land Parcels in Naksha (Map) 104 (96.3%)
I\ Land Records & On Ground Status: Location, Extent & Land Use
(1) Location and Land Extent NA
(i) | Broad Land Use (Records and-Qround) 71.05%
(i) | Non-Updated Use 28.95
Vacant 15.79
Residential 13.16
(iv) | Crop Sown as per records (Paddy & Pulses) 100%
\ Land Records & On ground StatusEncumbrances on Land
Land Lease, Mortgage, Court Case, Land AcquisitionNitc:

Box 3.13 Land Use inBirkona- Land Records and Onrground Status

In case of the land use (agricultural/ng
agricultural), only 71 percent confirmed
the records while 22 percent is eith
vacant or in residential use.

As per the satellite images of the villag
dry agriculture (80%);streams & nalla
(10%) andsettlements (10%gomprise the
major land use in the village

Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedings. The Khatadars revealed no encumbrances on land

3.8 Summary and Suggestions

Chhattisgarh has made considerable progress in the DILRMP. The computerisation of records,

registration, mutation and revenue court management system and the integration of the processes in a

time bound manner have several good practices for other states to reflrageof the notable good

practices are summarised below:

x Comprehensive RoR:The RoR maintained in Chhattisgarh is comprehensive covering not just
details of land and landowner but also the updated land use in terms of crop statistics (updated
after the biannual girdawri) as well as the encumbrances (mortgage and revenue court case). If the
mutation process is in progress, this is also reflected in the RoR. The digitally signed RoR is a true
copy that can also be checked for forgery.

x Complete integration of processes onlindn Chhattisgarh, there is complete computerisation of
land records, registration, mutation and revenue court management sydtemthe SRO
completes the registration, the process is-#igigered.A time bound mutation process follows
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the registration (sale,qgift etc) and updation of data following registration is near complete. It is
seen that 98.3 percent of the mutation applications received were disposed in the 24 2628

even when auttrigger cases (through registrations) only comprised 47 percent of the total
mutation applications received during the year. After the completion of registration, the online
process of pushing through the digitally signed record documents to the village office too is a
seamless process and waigiwell on the ground. It is also appreciable that the online system of
mutation is not only confined to the registered transactions but also others succession, partition,
court decree etc. All such requests enter the online system through the foutheseéeseceived

from the registration (RD); revenue court (RD); citizens (CD) and manually by Patwari (MD
series). Tracking of all cases, irrespective of origin becomes possible because of the integration in
the online system.

Mandatory sketch for partitioning of share or part extent of land: Patition of land among

legal heirs or during sale is only done after field verification of location and extent by the patwari.
In case of suldivision, the Khasra records are updated with the names and shares of the
landowners and the Naksha (Maps) is updated with a red line as peathew eepoit Submitted

by the Patwari.

Encumbrances on Land The pending mutation status, mortgage and court cases get reflected on
the RoR providing valuable information atl stakeholdersThis is an exceptional good practice
Mutation -Timebound but with due Diligences:Auto-mutation in Chhattisgarh is not interpreted

to mean immediate change in the names of landholders on completion of registration. Though
mutation is carried out online, it follows a due diligence process with a mandatory approval by the
patwari after ensuring exclusion of rtmansferable landsobjectionable government land from
legacy records; not part of ndnr a n s fSewabhonie gfiven t o t he Kot war
transferable/only to the next kotwarart of acquisition proceedings; mortgaged; part of ceiling
surplus land etc.

Gaps and Chdlenges

X

Integration with Legacy Records: In Chhattisgarh, the first ROR was prepared after the survey

of lands in the year 19556 for every villagelt is important as the first step of purification of land
records to ensure that all the manual entries in the RoR are verified at multiple levels and the
linkage between the present survey numbers with the legacy réefirddy established. Making

the legacy records available online is also a requirement.

Transition to Digital Maps with Geo-coordinated Land Parcels:In Chhattisgarh, the land has
fragmented to such small fragments in the urban{mb@n areas that updation of such records in
spatial form only seems possible by moving on to a digital plane. A digital survey with geo
coordinates of all land parcels is critically important to enabledstibions of land and keeping

land records updated in both spatial and textual form and their seamless integration/updation.

Suo moto initiation of Succession Proceedingi both the selected villages i.e. Tuma Bahra and
Birkona, the only cases of napdation of textual records were related to succession i.e. 8.4
percent of land records in Tuma Bahra (Dhamtari District) and 37 percent in Birkona (Korba
district). Incentives for people proactively coming forward for mutation with consent of all legal
heirs may be a welcome move. It is important to address this issaetjwely for the land records

to mirror the actual situatioon the ground.

Land acquisition related encumbrancesChhattisgarh is a state where land acquisition is being
carried out under various legislations including central legislations of RFCTLARR Act, 2013;
Coal Bearing Areas (Acquisition & Development) Act, 2013; National Highways Act (NHA),
1956, Petroleum and Mineral Pipeline (Right of User) Act, 1962 etc. The restrictions on
registering land after preliminary notification as well as vesting of land with central/state
government is an area requiring updation on the rec@den that various encumbrances are
already reflecting in the LR, it may be useful to also ensure that land acquisition related
encumbrances are also adequately reflected in the records.

Ownership in flats: The RoR, in case of flat owners is not updated and in the name of the owner.
The undivided shares of the flat owners continue to remain with the landowner and land records do
not get updated to reflect the ground reality. This becomes important if the land records have to
mirror the ground reality. It will also enormously benefit the flat owners
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x ROFR Rights: The forest titles transferred after recognition of rights under the Scheduled Tribe
and Other Forest Dwellers Recognition of Forest Rights Act, 2006 presently do not reflect in the
online records. Although these rights are not alienable, these are heritable to the rightsholders and

may be reflected in the land records.

58



Chapter |V

KERALA

Dcepartment of Survey and Land Records
Vectorized Village Map

phic Lat/Lon

or duta has been gencrated
sy puper maps and henee

> compromisc in the spatial
the featurcs is unavoidable




DoLR Supportecstudy on Quality of Land Records CMLARR, ASCI 202425

Chapter 4 Land Records in Kerala |

4.1 Background

The Kerala State consists of old Travancore State, Malabar and Kasargod areas of old Madras State
and old Cochin Staté The original survey of former Travancore State was conducted during the
period 18831912 and that of Cochin area during the period 1B3®0.After the initial survey, no
resurvey was conducted in these areas. Land records maintenance was nlegéetyed the years
following independence. A relatively successful land reforms programmmkerala mandated
insertions of numerous sub divisions in the original measurement sketches. Howeverhamngss
were never incorporatedn the survey records. Therefore, a resurvey of lands attained critical
importance. In 1966, the State Government ordered tharvey of lands in the entire st&teCarried

out through traditional survey techniques, the resurvey has been a cumbersome process&rt only
percentage of the total areauld becompletedn more than half a decadsrfce 1966 till dafe

In November 2022, Kerala started a digital survey programme with an aim of completing the entire
state and 1666 villages in four yeatinder thedigital resurvey programmehe survey habeen
completed in 201 villages. Through the digital resurvey, the government aims to create an Integrated
Land Information and Management System (ILIMS); its public interface being thent e @ h 0 o mi
singlewindow portal providing all landelated services (from the revenue, registration and survey
departments). Common deed format, including-mrgation sketch, real time information on
ownership change from revenue and survey departments etc are expected deliverables from the digital
resurvey programme in Kerala. The State is yet to enact a comprehensive legislation which would
determine the rights through settlement in land and maintenance of land records. The survey, transfer
of registry and registration of documents are governed by various laws in Kerala. The title holders
base their title on series of documents of successive transfers.

4.2 Computerisation of Record of Rights

Kerala has 31.33 million land parcels/survey numbers and 30.55 miliandappemumbers. In
Kerala, Thandapper numbés aunigue number given to all the survey numbers/land extent held by a
landowner in a village blo¢k This is similar to a&Khata numberin the other statesxcept that
villages are divided into blocks in Keralghe ThandappeRegister has the consolidated details of all
Thandapperaccounts/numbers pertaining to the landowners who own land or have ever held
ownership of land in the village/ block. TRidandapperegister (maintained online and manually) is
considered as the RoR record in Kerala. Even when a landowner sells off his entire landholdings,
l eaving him wit hin tbezvidlage s THamdapganNorhbériAccguat remains in
existence. Among the 30.55 millidrhandappenumbers, 16.7 million comprising 55 percent are the
live Thandapperholders (owning land at present). Ths a broad estimate othe number of
landholders in Keraldlable4.1 provides a quantitative snapshot of the computerisation of RoR in the
state.

Table 4.1 Computerisation of RoR in KeralaQuantitative Snapshot
SINo | Parameter/Indicator* Kerala

1 No. of Land Parcels/Survey Numbers (in million) 31.33
2 No. of RORs/Thandappe(g million) 30.%
3 RORs computerize(¥o) 100
4 Live Thandappers (in million) 16.02
5 Average number of land holders in each RoR 2

*As on 23" July, 2024

4 https://dsir.kerala.gov.in/en/wknesurvey/

B¥The schemevédReof the Stateo was san-akx1D65and being G. O.
implemented from 19667.Only 922 out of a total of 1666 villages) could be completed

16 If one village has more than one block, then the landowner having lands in both blocks will have two
Thandappers.
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In Kerala, the permanent registers i.e. the Settlement Register or Basic Tax R&gidRrand the
temporary registers including the textual records (ThandaBpgister) have been computerised.
These textual recordsB¢x 41) are accessible to the common citizens on the portal
www.revenue.kerala.gov.iriThese are being updated by the village officers, both in an online and
offline mode (Tablet.1)

Box 4.1 Land Record Registers in Kerala

Permanent Records

1.Settlement Register: Basic record of all villages where the first survey and settlement tod
between 1905 and 1935.

2.Basic Tax Register (BTR): This Register is taken as a base record for all villages where 1
was carried out from 1965 onwards

Temporary Registers

.RoOR (Thandapper) Account/Register

.BTR/Supplementary BTR (B) Entry of Transactions/modifications in the original BTR (A)

.Register 1: Government lands (details of all government lands, assignable sassigmable)

.Register 3: Government owned lands located in other states

.Register 4: PV Register/Mutation Registers (details of mutation applications received)

.Register 5: Assignable Land Register (details of assignable government lands)

. Register 8: Bought in Land register (details of lands retained by government through reve
recovery proceedings

8. Register 9: Land Relinquishment Register (details of lands relinquished by landowners)

9. Register 10: Land Acquisition Register (details of lands acquired)

10.Register 14: Land Transfer Register (details of lands transferred to central/state departmg

NoubhwNRk

A digitally signed RoR (Thandapper) extract, considered a legally valid document in Kerala can be
obtained by interested persons by applying online (creating an account in the web portal and paying
Rs.100), following which the Village Officer (VO) issues fHieandappeextract. The list of all RoRs

in the village cannot be downloaded by the citizens. Howevrandapperbased search is enabled

on the portal for all citizens. Till date, 1,99,337 applications have been receivdthdodapper
extractsand 1,32,847 Thandappershave been downloaded from the pdftallhe details of the
government lands provided in tR@rambokd_and Register is also uploaded onliddl. fields in the

manual registers have been captured by the online system. The critical information relating to survey
number, sukvision name of landowner, extent, address, nature/type of land etc. are mandatory fields
that cannot be left blanlds of now, the caste/tribe field is not a mandatory figlde RoR record in

Kerala incorporates limited information namely the land detaitent, type (wet or dry land) and the

tax detailsbasic tax, amount of tax charged, interest applicable, date of tax remittance. However, one
important inclusion in the Kerala RoR is the linkage with the legacy records in that each of the TP
extract mentions the associated resurvey number of the said survey numbers. The unit of land
measurement used in the RoR is Hectare, Are and Squaréieter

There is no distinction between urban and rural RoRs in KératThandappeRegister includeall
privateland parcelgincluding assigned land®) both the rural urban areas. Only the applicable tax

and the receiving entity varies; for example the land tax is to be deposited by the thandapper holders
at thevillage office and the property tax in the respective local bodies (municipality/panchayat
offices). Thegeneration of Thandappgnumbers)of all lands irrespective of rural/urbars the

domain of the village offie. The Thandappermegister does not capture the gender fidldough
Aadhaamumber of landholders are generally captured, these are only done with consent and yet to be
validated. As of now, among the 3.05 RoRs in the state, only 29,025 RoRs have been seeded with
Aadhaar Though mobile humber is mandatory for creating an account in the web portal, the state
does not have records regarding the number of RoRs seeded with mobile. There is no transliteration

7 Till 28th August, 2024
181 hectare is equal to 100 are and 10,000 square metre
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facility available for the RoRs in the state. The reflection of ROR extract in Kerala along with
important revenue terminologies are given in Bdx

Box 4.2 RoR Record in Kerala (Thandapper Account/Register)
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RoR Row Headings

Heading first line Account number 8

Heading Second lineThandaper Account

Heading Third line Thandaper Number followed by Block Number
Heading ThirdlineThandaper Hol der 8s Name a&nldluk Aaindsr
Column 1- Serial Number

Column 2- Resurvey Number

Column 3- Sub Division Number

Column 4- Hectare

Column 5- Are

Column 6- Square Meter

Column 7- ltem

Column 8 Type (wetland/dry land)

Column 9- Basic Tax (in Rs.)

Column 10- Remarks

Column 11- Date of Tax remittance

Column 12- Financial year

Column 13- Receipt Number

Column 14- Name of Remitted Person

Column 15 Amount charged towards land tax
Column 16- Amount charged towards land tax interest
Column 17- Total Amount charged

Column 18 Remarks

Important Revenue Terms ... |
WEEVEIED English

Nilam Wetland or paddy land

Purayidam Dry land

Taram Type

Adisthana Bhumi Nikug Basic tax

Pokkuvaravu Mutation of names in revenue accounts; transfer of registry or recg
of changes in the name of land holders for collection of revenue.

Poramboke and Property of Govt. which are used for public or community purpg
lanes, river beds, tanks, lakes etc.

Tharisu Waste land at the disposaltbe governmenand available for extensio
of cultivation for public/community use.

Thandaper (Rent roll) | Rent roll prepared by the settlement departraedgiven to therevenue
department for collection of tax.

Kudikidappu Landthe homestead or the hut so permitted to be eructed or occupi
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There is no provision for citizens to apply online for correction of their RoR records. All such cases
have to be applied manually at the village officelthere are neecods that capture thapplications
for rectification, type of corrections and actions taken

In Kerala, the YO makes a noting in th&@handapperRegisters, when a landowner applies for
PossessiotCertificate(PC), a mandatory requirement for submission of loan application in a bank. As
and when the village office receives an intimation from the bank regarding loans disbursed against the
mortgage of property, these are also noted manually again§hémelappeNumber in the Manual
Register. The linkage of the RoR database with banks too has been initiated rérentii the
Electronic Mortgage Reporter (EMR) sindely, 2024. As of now, 37 banks have been linké&te

bankers can seardar the survey number through the EMR and mark the encumbrance. The EMR is
integrated through Application Programming Interface (API) to ReLlS, the revenue software. About
300 plus mortgage entrance details have been received so far from the banking system and the
viewing interface is at the development stafjiter repayment of loan and release of mortgage, the
banks are also responsible for updating the status in the remarks column of the particular survey
number. A novel feature of mortgage +#apging by the Banks in Kerala is the charge of 0.1 percent

of the loan value subject to Rs. 1000 per transaction by the Banks.

Table 4.2. Mortgage Flagging in RoR

S.No Heads

1 Districts where ROR database is linked to baihNas/%) 14/100%
2 Banks linked to ROR databa@éos) 33 banks
3 RoRs with mention/ reflag of mortgagéNos) 300+

4.3 Computerisation ofCadastral Maps

In Kerala, the RoR and cadastral maps are not linked. The State awaits the completion of the digital
resurvey thawvill integrate the textual, spatial and registration of records. Prestg is no sub
division initiated in the maps exceqit the time ofand acquisitionWhere more than one land holder

is mentioned in RoR, the share of each holder is given onlyathe shareholders have applied for
partition. On the other hand, in Land Acquisition cases, Section 13 of the Kerala Survey and
Boundaris Act is mandated to be initiated aloagdis eventually effected in theMB. At present

there are three types cadastral maps are being used in Kerala; first, the scanned asddvectori
historical cadastral maps; second, Electronic Total Station (ETS) based cadastral maps and third,
RealTime Kinematic (RTK) GPS based digital cadastral survey mdjphle 4.3 provides a
guantitative snapshot of the status of computerisation/digitisation of maps in Kerala.

Table 4.3 Computerisation of Cadastral MapsA Quantitative Snapshot
SINo | Parameter/Indicator Kerala

1 Year of last Survey 1964

2 Scale of available cadastral maps 1:500,1:1000,1:2000,1:5000
3 Cadastral Maps (Nos) 15,89,848

4 Scanned maps (%) 72.64

5 Vectorised Maps (%) 51,26

6 Georeferenced Maps (%) 0.34

8 Land Parcels assigned ULPIN 79570

Presently, 72.6 percent of the cadastral maps have been scahr®gdercent have been vectorised

and just 0.34 percent have been georeferenced. Though the digital survey has completed survey in 11
percent of the land extent, the resurvey process is not complete in taebeofBhethree types of
mapsaredescribed below along with observations of the Study team:
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Vectorised historical hardcopy cadastral maps:The Hhstorical chain surveypased hardcopy
cadastral maps from 1964 are being used as basic spatial reference maps at village level. Based on
size of the villagethese hardcopy cadastral maps are at 1:500; 1:1,000; 1:2000; 1:5000 scales.

The following steps explain scanning and vectorisation. The process followed is described below:

x Step-1: Digital scanning of hardcopy cadastral maps at about 209 dpi

x Step-2: Scanned cadastral map image is-geferenced with opesource satellite image, using
ArcGIS georeferencing tools of commercial software. As these historical cadastral maps do not
have any coordinate system and essentially is a spatial sketch representation of the cadastral land
parcels with few natural features (like lakes, streams and rivers), thefgeencing is only rough
and cannot be used for boundary measurements and area measurements of land parcels.

x Step-3: The survey number wise FMB is also scanned anergfeoenced to the corresponding
spatial boundary of a gaeferenced cadastral map.

x Step4: FMBs are vectorised and spatially adjusted to create village wise cadastral GIS vector
databaseBox 4.3 shows the Cadastral Vectorised GIS Maps in Bhunaksha Web Application

; S BP IS
Cadastral GIS Land Parcel Map of Block 73

o, {3
|

2. Electronic Total Station (ETS) Surveyed Cadastral maps
ETS based cadastral survey was carriedim@0 villages during 2016 and 2017. Technically, the
ETS is an electronic theodolite integrated with an Electronic Distance Meter (EDM) and
microprocessor to read slope distances (X, Y, Z) with reference to a reference point. In simple terms,
the ETS usea method of measuring distances between two points electronically by transmitting wave
from one end and a reflecting prism at the other end. It measures the time required by a wave to be
sent to a target anithe reflection; the time is measured as distance between two plrirkerala,
about90 villages have been-mrveyed by the ESmethod. Discrepancies of land parcels areas have
been observed betweéme RoR and ES survey, beyond the acceptable level. The errors associated
with a field level operational ETS survey awmmarised below
x Centring errcs or errors resuling from levelling the instrument. If centring error occurs at one
point, then the error accumulates to the subsequent measurements.
x Horizontalcollimation erros that occuif the line of sight is not perpendicular to the tilting axis.
x Vertical Collimation erres that occuif the 0 degree and 18fkgree line in the vertical circle does
not coincide with its vertical axis
x Eccentricity erras that occurwhenthe EDM centre of the axis does not coincide exactly with the
centre of the measuring circle
x Tilting axis errosthat occumwhen the tiling axis of EDM is not perpendicular to its vertical axis.

Due to the field level operational ETS survey errors, it is not advisable to carryout survey for large
areas such athe comprehensive cadastral surireysurvey. This is becausthe error residues may

result in area differences up to meters in len@ts of sgare metersn area, depending on the
topography of area and the expertise of survey team. The technological and operational lacunas are

19200 dots per inch (DPI) s measurement of a printer's resolution or the number of dots of ink it can produce
per inch.A higher DPI means a higher resolution and a clearer, crisper print.

64



DoLR Supportedtudy on Quality of Land Records CMLARR, ASCI 202425

often not thoroughly understood by the survey teAmiexpected since accurate gegoordinate

based land parce(smeasuring areas and lengtbsuld not beachievedthe ETM based rsurvey was
discontinued. The Study team observes that this was a good decision as for the ETS surveyed villages,
the resurvey objective cannot be achieved. This is owing to three reasons. First, the inherent
operational/technical difficulties for carrying out the village DGPS and ETS survey; secondly, the
ETS survey cannot be expected to generate accurate land parcel map data matching ground reality in
terms of accuracy of extent and third, given the inherent errors (discussed above), the land owners
would not accept the differences in area with the between the textual records.

3. RealTime Kinematic (RTK) GPS based Digital Cadastral survey

To overcome the previous-seirvey limitations and challenges, Kerala is presently carrying out a

comprehensive digital resurvey, village wise covering the entire staigerlUhe digital resurvey

programme, 33,08,131 land parcels have been created for a total extent of 186980.66°h&bires
main technical components of the digital survey are:

x Continuously Operating Reference Station (CORS) NetworkCORS is a network of RTK base
stations that broadcast corrections in coordinates, usually through an internet connection. There are
28 RTK base stations in Kerala. CORS can be used to achieve the location of a poirtinmereal
with a relative positioning accuracy o#43cms

x RTK GPS Rovers:1500 RTK rovers are used for survey of accuratepgsition (X= Longitude;

Y= latitude; Z= Height in WGS84 Datum at all corners of land parcel in real time).

x Robotic ETS: To overcome the challenges of big tree canopy in Kerala causing satellite GPS
signature problems, 200 robotic ETS are used for survey in dense tree covered areas.

x Military -grade Computer Tablets: 1700 field grade computer tablets are being used for
integration of real time land parcel boundary -geordinates for verification by the surveyor and
land parcel owner in the field besides sending the survey data to the @&miaBhoomi
application, [ittps://survey.entebhoomi.kerala.gov.in/

To take up the stat@wide comprehensive digital survey, the state government recruited 1500 contract
surveyors and 2500 contact survey helpers. Hanttaining on digital survey were given and a team
of master digital surveyors have been selected for continuously supporting the field surveyors.
Presently, different survey teams are deputed in different places for conduct of the digital survey.

Box 4.4RTK GPS based Digital Cadastral Survey

CORS Network in Kerala Real-Time Kinematic (RTK) Base Stations

20 As on10" August, 2024
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Box 4.5Schematic Process of Digital Cadastral Survein Kerala

Scheduling of carrying Digital survey of village

B

Pre-survey Activities
1 Identification ofsurvey team as per size of the villAgamber land parcels.
1 Estimaton oftimelinefor completion (abous to 4 hectares per surveyor per day
1 Conducing of awareness programs in villages (landowners/representa@®ras) Sabhas; Use of
social media to explain about digital technology, methodology & advantages.
9 Conducting survey as per the schedule, inviting respective landowners / representative to the

25 ¥

Realtime
geolocation
corrections
from

CORS
network

Process

1 RTK instrument is placed at corners of the land parcel forogeodinates & cms accuracy after rez
time geolocation corrections from CORS network (few minutes observation time).

1 Land parcel ge@oordinates transferred to field grade tablet. Parcel spatial map and area is V
both by surveyor and land owner and reconduct of the process in case of discrepancy/dissatisf
landowner till land parcel area accuracy is achieved

1 Land parcels digital surveyed data is transferred online to Ente Blpuotal

.;

Monitoring though Real time Dashboard on Ente Bhoom#Portal
9 State Level Monitoring: Through"Daily Progress Dashboard" to gain insights into the tdegay
activities across districts and progress steitie
1 District Level Monitoring: Through the Dashboard fononitoring daily activities in the districts
facilitating a deeper understanding of the mission's regional dynamics.
1 Village Level Monitoring: Through Village Level Monitoring Teams

4

Quality Control
Ente Bhoomi provides tools for aquality check of parcel level spatial data & textual data

x Original Land Complaint (OLC) and settlement: Landowners can give complaints online f
boundary dispute and survey officers will resolve disputes under section 10(1) (OLC).
x Appeal Land Complaints (ALC) and Settlement
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4.4 Computerisation ofRegistration

In Kerala, all the 315 SRO offices have been computeif§allle 4.4) The enabling registration
software in use is called thHeackage for Effective Administration of Registration LaWEARL).

The process of computerisation of SROs had started in September 2011 and completed in March
2013. TheSROs in the state are integrated with revenue offices and the land record database. The
registration is allowed anywhere in the district and online facility is provided for booking an
appointment. Abou.88 million landed propeies wereregistered in the state during 2023.

Though the sale of the government land is not blocked, therRerRions the ownership status of
government in the given survey numbers and hence effectively blocks registration of such lands.
Though the Fair Valués of various categories of rural/urban lands are not uploaded on the
registration software, the same is accessed online from the website of the Inspection General of
Registration and Stamps (IGR). Keralde fair values from the IGR website have to be manually
entered and the system would automatically calculate the stamp duty and registration Gharges.
system provides for online payment facility of stamp duty and registration charges andleulagtor

is made available for the computationtioé payable amount.

Table 4.4 Computerisation of RegistrationA Quantitative Snapshot
S| No | Parameter/Indicator Kerala

1 Number of SROs in the State 315
2 SROs computerized (%) 100
3 Month and Year of Computerisation of 1st SRO 09/2011
4 Month and Year of computerisation of latest SRO 03/2016
5 SROs integrated with Land Record database (%) 100
6 Number of land properties registered in FY 2@23(million) 0.88

Theregistration process is completed online by the SRO and SMS is triggered both during successful
submission of application/slot provision as well as for completion of registraftom. SRO can
generate encumbrance certificate and legacy data (from I8B86kady reference. Howevein
practice, the SR@nly checks the onlindhandapperfor the presenparty/ owner names, the last
transaction and the rent receipts. Capturing of PAN, Aadhaar number, mobile numbers are not
mandatory. The biometrics of the parties are not captured and there is no facility to verify the eKYC
of AadhaafPAN. There is no facility to upload the identification documents. The SROs endorsement
on the deed document is entered into a manual filing sheet at the SROs office before scanning and
transferring the document to the Vhhe Registration (Amendment) Rules (Kerala), 2021 provides

for changedor the online registration proceéésThe system provides for a dynamic deed template
available for useThis can be made use of by the citizens though the existing practice of availing
services of document writers for sale deed registration remains the same.

4.5 Process oMutation

The process of mutating the title of property, from one person to another is terPekkasaravun

local parlance. Mutation, is primarily of three types; transfer of property (sale/gift of whole or part);
transfers by decrees of civil courts and transfers by succession/will of inherited property. The
procedure/timelines for updation of records varies according to the type of mutation. The transfer of
registry is implemented online with the integration of the registration portal
(pearl.registration.kerala.gov.in) with the revenue portal (revenue.kerala.gov.in). After the online
registration of deeds at suegistrar office, the data regarding the mutation of the property (Form
No.1 B) is automatically transferred to the concerned village office. The VO receives the details of the
seller and the new owner in his login along with the scanned registration document. There may be

21 Fair value is the same as circle rates, guideline values etc.

22 Electronic record defined as electronic record as defined in clause (t) of subsection (1) of section 2 of the
I nformation Technology Act, 2000 (Centr al Act 21
Registration Laws (PEARL) defined as a software module developed by the Inspector General of
Registration for registration of documents.
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potential delay of a week to 10 days for the receipt of the scanned document from the registrar office
and it is common in Kerala to have the citizens rush to the VO with the original documents. However,
the VO can initiate the process only after the formal receipt of the scanned documents from the SRO.
The SRO can also push pending data of mutation in case of any network fadibte.4.5 captures

the key parameters tiie mutation process in Kerala.

Table 4.5 Mutation -A Quantitative Snapshot

S| No | Parameter/Indicator Kerala

1 Applications received for mutation in FY 2023 (in million) 1.06
2 Applications disposed in FY 20234 (%) 95
3 Applications pending for mutation FY 2023 (%) 5
4 Pending applications for including names in RoRs (in million) 0.32
5 Timelines for effecting of mutation:
7-40 daysl13.55%; 4190 days7.41 %; 91120 days5.09%, Remaining3.95%
6 Number of mutations related to sdivision (in million) 0.44
7 Applications for mutation of land with entire Khasra (%) 53.8
8 Prescribed period for issue of mutation orders from date of receipt | 40 days;
9 Average period of effecting mutation 27 days

In Kerala,the mutation process is differefior different sources of mutation request. Hue first two

types i.e. cases of registered transfer of property (sale, gift, partition etc) asomlit decreg an

enquiry as per the Registry Ruiesnot requiredand are to be disposed The third type of mutation

i.e. due to inheritance requires mandatory notices (15 days period) to be eartleel parties
interested inviting objectionso the transfer of registry. Copies of the notice are requirebeto
published on the notice board of the concerned village panchayat and taluk offices. Such cases are
disposed after making a personal enquiry and giving the parties an opportunity of being heard. The
documents required to be submitted for the succession includes the original title deed; encumbrance
certificate; death certificate of the recorded owner, indemnity proof of the legal heirs and witnesses at
the VO. The succession cases only deal with recording of the legdrtamss in the TP in place of
thedeceased landowndfor shares to be reflected in the RoR, partition would have to be carried out.
However unlike other stategartition can be carried out along with the mutation and do not have to

be consequenb updation of RoR. A legal heirship certificate from the Registrar along with Parties
Declaration are mandatory requirements for the SRO for effecting partition.

The registration of land may be of two types, for the whole targhrt land. In the latter case, when
subdivision is mandated, the same would h&wde approved by theeffisildar. In such cases, it is
important to see itvaspossible to effect sulivision on the ground as confirmed on the file by the
Taluk Surveyor/Revenue Inspector, following with a provisional order is passed by the Tehsildar. As
per the Transfer of Registry Rules, 1966, a copy of the provisional order together with the sketch and
subdivision statement in triplicate is to be communicated to the Superintendent of Survey and Land
Records for scrutiny and computation and only on receiving it back after scrutiny can the final orders
be passed by the Tehsildar. A copy of the sketch andisigion statements is then communicated to

the VO for mutation.

In this regard, it is important to reflect on a good practice existing in 13 villages of Kerala called the
Torrens system. The Study team made a visit to these villages to understand the Bactcé
reflects the background and summary of the practicghat is called théTorrens villageé by the
revenue authorities in Kerala.
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Box 4.6 Torrens System &Practice in Torrens Villagesin Kerala

Torrens title is dand registration anthnd transfer system, in which a state creates and maint:
register of land holdings, which serves asdbnaclusive evidencéermed "indefeasibility”) ofitle
of the person recorded on the register. The Torrens system, named after Sir Robert To
Australian politicianand administrator, was introduced in South Australia in thel8itd century.
The system was developed to overcome the challenges posed by the deed system of regist
provided no real guarantee of title. The passage of Sir Robert Richard Torrens' Real Proper
in 1858 introduced title by registration. In the Torrens System, the land titles register accura
completely reflects the current ownership and interests about a person's land and the Go
guarantee provides for compensation to a personswfiers loss of land or a registered interest
order to cure the insecurity of title, the system consisted of the mirror, curtain and ins
principles. These principles meant that the contents of a land register were accurate and on
need to go behind the register because if the mirror of title reflected incof@atation,then the
person affected would be compensated by the state for any loss.

In Kerala, there are 13 villages (7 in Kottayam and Erimakulam) where a component of Torre
systemis being implemented since 1995. In normal cases of registration, the sketch of tk
parcel boundary and extent is not an essential requirement. However, in the 13 villages (K¢
Aimanam, Chegalam, Nattakom, Thiruvarpu, Peroor, Kumarakom in Kottayam and Ang
Manjapra, Mukkannur, Thuravur, Ayyauzha & Karukutty in Ernakulam District), the submiss
survey map is important along with the deed for registration in respect of any transfer of lang
Torrens villages, each landowner desiring to sell the lamgstapply to the Torrens Office for th
sketch/map which shall be prepared by a licensed surveyor or by an officer authorised
GovernmentThere ared0 plus licensed surveyors the 13 villagersThe sketch majs prepared
after physically going to the ground and surveying the extent and preparing the sketch. Th
along with the tax receipts are important documents mandated by the SRO of these village
registration of landHowever, &er the registration, the normal process of mutafmiiows and
there is no sudalivision effected after the mutation even in the Torrens villages.

Sample Sketch prepared by the Surveyors for Registration of Land
L. TR

UG Ao / o ‘
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The process flow followed for the three types of mutations in Kerala are given . Box

Box 4.7 Process flow for Mutationgrom Process Flow for Mutation (Succession)
Various Sources in Kerala
Individual creates a tolcen at the SRO atter Mandatory documentsto be submittedto the VO by the
gathering all documents for Registration legal hers : Encumberance Certificate, Death Certificate of

therecorded owner, Proof oflegal heirship

Filling online form along with submission of
relevant documentsto SRO on given timeslot

Mandatory 15 day noticefor objection/claims
SR.O checks thephysical and olnline details
submitted by theindividulal

SROregisters the document and triggers the
mutation process, scans anduploadsthe verified )
documents & sends to Village Officer's login Gram Panchayat and Taluk Office

Notice publishedin Village office,

Village Officer receives the details of the seller/buyer
in his login along with the scanned documents Personal enquiry and confirmation that creation on
new sub-divisions or digputes/court cases arenot
informed
Village Officer verifies Manual records for
encmbrances/disputes andifin order assigns completes
mutation by assigningnew Thandapper number/adding

o Mutation iz effected by enteringtl il
extent oflandto the existingnumber tranons eecied by entelng menames ot the

legal heirgin the exisiting Thandapper/ New

Thandapper
Manual and Online Records are corrected by Village
Officer
Applicantreceives an SMS update ofthe Manual and Online Records are corrected by VO

mutation process

Process Flowfor Mutation in case of SubDivision of Land

Report by Taluk Surveyor/Revenue Inp ector
if subdivision oflandis p ossible on the ground

Provisional order passed by the Tehsildar
based on the sketch and subdivison statement

Provisional Order
along with the sketch and subdivision statement sent to
Superintendent of Survey and Land Recor ds for scrutiny

After sarutiny,
Tehsildar receives the document and passesthe Final Order

Subdivsion statement and the sketch are communicatedto the
Village Officer for mutation

VO completes themutation process by allotting a New
Thandapper Number and correcting manual /onlinerecords

The mutation is done by assigning a néandappemwhen there is no landholding in the name of the
landowner or addg the extent to an existinffhandapper The applicant is intimated via an SMS.
The Rules specify that no transfer of registry shall be kept pending for morétlanonths. The
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average days for effecting mutatiorestimated & 27 days. The timelines for the pending mutation in

the state as a whole (0.32 million, pending as on d#t&ugust, 2024) however varies; 13.55 percent

were completed in 7 to 40 days; 7.4 percent in 41 to 90 days and 5 .1 perced®h @dys. While

the absolute pendency is low, the delays according to the state government are caused in case of
mutation for flat owners. It is important to note that the mutation pendency data only pertains to those
recived from the registration department. The succession related mutatigmesentdo not have

end to end online enablement to map the time duration for effecting mufBlierrevenue courts,

157 in number across the state is yet to be computerised in Kerala. Presently, there is a pilot project
being implemented in Thrissur district for linking the land records database withGberesystem

of civil courts.

4.6 Assessment of RTM irsStudy Districts and Villages

As discussed in the methodology section in Chapter 1, four villages were selected for RTM assessment
from two districts.Mlappara and Puruvanthanam villages in Idukki district and Neliampathy and
Kollenkode villages in Palakkad distriddukki district is located in the sown part of Kerala and
forms part of the eastern border of the State with Tamil Nadu. Though Idukki, the largest district in
Kerala ishome to the second largest number of Scheduled Tribes in the I8tdd. district has two
revenue divisions, four taluks (Devikulam, Udumbanchola, Peerumade and Thodupuaha 66
revenue villagesPalakkad district is located in the central part of Kerala. Primarily an agricultural
district, Palakkad is called the granafyKerala Palakkad district consists tfo revenue divisionssix

taluks (Palakkad, Perinthalmanna, Ponnani, Ottapalam, Alathur and Clittdrl57 revenue Villages

All the land parcels were included for assessment in Mlappara and Neliampathy while 132 dadd
parcels were evaated in Peruvanthanam and Kollengode villages. Table 4.6 reflediaghestatistics
regarding land extermndmutationin the four selectedsamplevillages

Table 4.6BasicLand Information Study Villages

S. N | Indicators ' Mlappara = Peruvanthanam Neliampathy = Kollenkode

I Land Records

1 No of Land Parcels (Sy Nos| 51 13,354 120 16,711

2 No. of Thandappers 28 12518 81 12,323
Live Thandappers 28 8372 35 6612

Il Mutation - Applications Received, Orders Passed & Pendency (2023)

1 Applications Received 0 289 2 750

2 Orders Passed 0 284 2 750

1. Mlappara village, Idukki District

Mlappara village, located in Peerumade Tehsil of Idukki district is the largest village in Ketatens
of land areaAs per the 2011 census, Schedule Caste (SC) cordtitidt8 percent while Schedule
Tribe (ST) were 57.4 percent of total populatidhe total extent of land is ¢I55.45hectares.
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The taxable land extent in the Basic Tax Register is 208.77 ha. Lands in Survey No. 1/1 is a
APoramboke Reserveo | and as per ttehdstriRfedRundenthed has
Scheduled Tribe and Other Forest Dwellers Recognition of Forest Rights Act, 200&iitentmore

than 100 are under proceg&illed the Moozhikkahabitation, the area of land in the survey number is
15,873.9%ectaresLands in Survey Numbers 5, 6, 7, 13/1, 14 and 16 are revenue lands with cardamom
plantation,that had been existing since the -prdependence times. The land is owned by 40 plus
landownerdy inheritance, partition and sale deeélis.the land parcels of Mlappara village have been
included for RTM assessmeifiable 4.7 shows the results of the RTM assessment.

Table 4.7 RTM Assessmenbf Mlappara Village

S.No | Heads Number
1 | General
() | Land Extent (Total) 60955.45 ha
(i) | Private 208.77 ha
(iii) | Thandappers 28
(iv) | Single owner Land Parcels 28
Il Land Records & On Ground StatusOwnership and Possession
() | Land Records and On Ground Ownership 67%
(i) | Land Parcels with Nenpdated Land Records 33%
a | Succession 20%
b | Sale 13%
(iii) | Land Records and Possession (Updated) 100%
Il Spatial & Textual Records
() | Location and Extent | NA
IV | Land Records & On Ground Status:LandLand Use
(i) | Land Type(Plantation 100% (Cardamom Plantatio
(i) | Land Use (Not given in Land Records) Cardamom Plantation
\% Land Records & On ground StatusEncumbrances on Land
() | Court Case%) 22%
(i) | Mortgage(%) 18.4%
a | Entry in Online land Records 0%
b | Entry of Possession Certificate (PC) in Manuahd Records 100%(of mortgages)
c Entry of Banks Notice in Manualdnd Records 0%

Land Records and Onground StatusOwnership & PossessionAs per the primary survey, 78

percent of the landowners appearing on the RoR own and possess the land on ground- The non
updated records (18 percent) are mostly cases of succession (15 percent) followed by sales (3
percent). All the landowners surveyed conveyed that the actual possession on ground is held by them.

Spatial Records and Textual RecordsThe map of Mlappara village is not digitised, prepared long
time back and does not even show the-divtsions (Box 4.8). ldnce the land extent difference
between textual and spatial records cannot be ascertdinedocation and extent of land parcels in
the village also cannot be meaningfully asses€8er 4.9 shows the assessment in case ofuaed
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Box 4.9Land Use in Mlappara-Land Records and Onground Status
Land Records and Onground Status: In case of the lan
use, the records and actual use completely matches
cases The landowners confirmed that lands are un
cardamom plantatiorGiven the lack of geoeferencing, the
survey numbewise land use categorgannot be assesst
with satellite imageThe satellite image shows that most
Mlappara village is covered with forests, housing the Per
National Park with small patches of plantation a
settlements. The village land use approximation from
satellite imageis forests [0%), plantation (8%); water
— bodies(8%)& Settlements (2%)

The | and type in all the sample | and parcels is
shared by the landowners.

Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedings. In 18 percent of the land parcels, the property is mortdagk?2 percent cases, there is

an ongoing court case. There is no system of flagging court case in the RORMRYen& been
introduced only July, 2024However, in case of mortgages, ®Bidy team verified thenanual records

The manual records shawetings by the VOn all cases at the timaf issuance of PC for application for

bank loan.

Specific IssuesRelating to Land Recordsin Mlappara

Mlappara, the largest village in Kerala requires attention of the revenue auth@nitied.the total land

parcels, 33 percent of the records in the land parcels have not been updated owing to death of the
landowner (20%) and registered but not mutated (13%). In both the cases, the updation of land records
have been constrained owing to the prevailing issues regarding the status of land and conflicting claims
of the landowners, the state and the forest departieistis summarised below:

In 2007, an extent of 881 Krnwas notified as core or critical tiger habitat of Periyar Tiger Re$ethe

status of lands appears to have been a bone of contention. But, even as the status quo prevails,
restrictions of different nature seemed to have been imposed tantheners. AGazette publication

dated 3 May, 2019 stated that as per Kerala Forests (Vesting and Management of Ecologically Fragile
Lands) Act, 2003, the ownership and possession of all Ecologically fragile land held by any person or
any other form of right over them, shall stand transferred to and vestedgovitrmment free from all
encumbrances and the right, title and interest of the owner shall stand extinguished from the date of
commencement of the Act i.eZune, 2000. Three Surveybers of private lands viz6, 13/1 and

16 were declared as Ecologically Fragile Lands (EFL) vide the notification. The total extent of such
lands is 67.52 éctaresHowever, thes@arcels have not been demarcatedthe ground antlence the
notification hasnot only impacted the landowners of the notified survey numbers buthelsjacent
parcels(including the right of transferability of thedjacent parcelgy the landowners)While the gaps

in theup dation of records is owing to tladove issue andck of clarityon the groundtheStudy points

out theneed for an early resolutido an issue spanning few decad@genthe restrictions imposed on

the general rights accorded for landown@ise plantations have existed in the revenue resinds the

earlier times and as per the survey settlement. Demarcation of the revenue lands in the village is a
critical requirement to address the many ongoing issues in the village including court cases and
boundary disputes.

Survey No 1/1 is recorded as OPoramboke Reserve
number is 15867.50 Bctares. As per the RoFR Act, 200895 forest title deeg called
Vanavakasarekh#@n local parlance have been distributiedlandholdersn this survey numberAs

regards maintenance of records of rights, Rule 12 A of the FR Rules (as amended on 6.9.2012) provides

ZVide S.R.O No. 1089/2007 (G.O. (P) No. 75/07/F&WLD dated 31.12.2007
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that on completion of the process of recognition of rights and issue of titles, the Revenue and the Forest
Departments are required to prepare a final map of forest land so vested and the concerned authorities
are required to incorporate the forest rights so vested in the revenue and the forest records within the
specified period of record updation under the relevant State laws or within a period of three months,
whichever is earlier. This position has been reiterated in the Ministry of Tribal Affairs Circular dt.
3.3.2014% The computerisation of land records leaving out the records of FRA titles (treated at par with
the private land owners in the 2013 land acquisition law) is an ignored issue that requires attention of
the authorities.

2. Peruvanthanam Village Idukki District

Peruvanthanam village is located in Peerumade Tehsil of Idukki district in Kéhadaotalextent of

the village is13,354 lectares with the extent of government land and private land being 12518 and
8372hectaregespectively.

Box 4.10 Village Map ofPeruvanthanam

Department of Survey and IL.and Records
Veetorized Village Map

District: ldukki
Taluk: Pecrumedu
Village: Peruvanthanam

Datum: WGS 84
Projection: Geographic Lat/Lon

Total Parcel Count: 1308

Land Records and Onground StatusOwnership & Possession:For the RTM assessment 35
randomly selected land parcels have been includedper the primary survey, 96 percent of the
surveyedlandownersin the Thandappeown and possess the land on ground. The-upmated
records (4 percentpertain to the death of the recordieshdowner. All the surveyed landowners
confirmed that theecordedand is under their possession.

Spatial Records& Textual Records: The map of Peruvanthanam village is not digitized and hence

the land extent difference between textual and spatial records cannot be ascdrteiriadd use is

not a mandatory detail to be updated by the VO in RoR. Hence there is no base for comparison with
the details shared by the | andowners. The 1| and
this is also reflected in the information shared by the landowners. Table 4.11 depictgytberah

status with regard to land use as reflected from the primary survey and an assessment of the satellite
images.

Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the

land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedingsThe only encumbrance reported by the landowners is mortgage of land/prap&ay.

percent of the land parcels, the property is mortgaged. The online flagging is not reflected in the RoR
as the facility has just been introduced at the time of the Study. However, in 69 percent cases, the
manual Thandapper Register has a noting for issuan€CoT he notingof bank confirmation of
extending loan also exists in 28 percent of the mortgage cases. Only in 3 percent cases, the manual
register does not have any entry.

24Vide F. No. 23011/06/20HFRA
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Table 4.8RTM of Peruvanthanam Village, Idukki District

S.N | Heads ' Number
I General
(1) Land parcels in primary survey 35
(i) Thandapper@ primary survey 25
(iii) | Single owner Land Parcels 23
(iv) | Joint Owner Land Parcels 2
Il Land Records & On Ground StatusOwnership and Possession
(i) Land Records and On Ground Ownership 96%
(ii) Land Parcels with Nenpdated Land Records 4%
(iii) | Land Records and Possession 100%
1l Spatial & Textual Records:Updation of Partition/Demarcation
(i) Location and Land Extent | NA
v Land Records & On Ground Status: Location, Extent & Land Use
(i) Land Type (Dry/Wet) | 100%
(i) Landuse(Not given in Land Records)

Primary Survey: Bsidential 26%); plantatioagriculture (74.3%)
\ Land Records & On ground StatusEncumbrances on Land
(i Land leas& Court Case Nil
(i) | Mortgageof land/property 50%of Land Parcels
a Entry in Online land Records 0%
b Entry of PC inmanual land records 69%
C Entry of banksnotice inmanualland records 28%
d No Entryin manual records 3%

Box 4.11Land Use in PeruvanthanamLand Records and Onrground Status

The RoR does not reflect the actual la|
use As reported by the landowners, t
land parcels havenixed uses; rangin
from residential (26%), rubber plantatig
(8.5%) and farm crops such
cardamom ginger,  peper and
vegetables(65.5%). Given the lack of
georeferencing, thesurvey numbewise
land use category cannot be asseg
with satellite image. Theapproximate
land use in the village based
assessment of the satellite image
plantatioriagriculture (85%); settlements
(10%); water bodies and othefs%).
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3. Kollengode Village Palakkad District

Kollengode village is located in Chittur Taluk of Palakkad district in Kerala, India. It is situated 14 km
away from Taluk headquarter Chittur and 26 km away from district headquarter Palakbeil.12
reflects the RTM of Kollengode Village

Box 412 Kollengode Village Map

Land Records and Onground StatusOwnership & PossessionAs per the primary survey of 51
landowners/Thandapper holders and 132 land parcels, 98 percent of the land records are updated. The
landowners appearing on the RoR also confirm possessing the land on ground. Tipelated

record i.e. twopercent is a case of successibable 4.9 shows the results of the RTM assessment.

Box 4.13 reflects the land use in Kollengode.

Table 4.9 RTM of Kollengode Village, Palakkad District

S.N Heads Number

I General

(i) | Land Parcels (Private) in Primary Survey 132

(i) | Thandappers Primary Survey 50

(iii) | Single owner Land Parcels 88%

(iv) | Joint Owner Land Parcels 12%

Il Land Records & On Ground StatusOwnership and Possession

() | Land Records and On Ground Ownership 98%

(i) | Land ParceldNonupdated Land Records 2% (Succession)

(i) | Land Records and Possession (Updated) 100%

[l | Spatial & Textual Records

() | Location and Land Extent | NA

IV | Land Records & On Ground StatusLand Type andUse

() | Land Type | 100% Wet (56%)& Dry (46%)

(i) | Land Usg(Not given in Land Records)
Primary Survey:Vacant 6.6%); residential 25.1%); shops 2.2%); school 8.7%); paddy
(57.7%) andCoconut & Banana4(4%)

\Y Land Records & Ground StatusEncumbrances on Land

() | Land lease and Court Case Nil

(i) | Mortgage 16%

a Entry inonline land records 0%

b Entry of PC inmanual land records 8%

C Entry of Banks Notice imanual land records 0

d No Entry 8%
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Spatial Records, Textual Records and Oswground Status: The map of Kollengode village is not

digitised and hence the land extent difference between textual and spatial records cannot be
ascertainedin the absence of spatially relevant records, the location and extent of land parcels in the
village alsocannot be meaningfully assessé&le land use is not a mandatory detail to be updated by

the VO in RoR. Hence there is no base for comparison with the details shared by the landowners. The

| and type in the records is wet l ands (54%) an
reflected in the information shared by the landowners. Table 4.13 depicts-¢ineunl status with

regard to land use as reflected from the primary survey and an assessment of the satellite images.

Box 413 Land Use in Kollengode-Land Records and Onground Status

kT RSB et ] In case of the land use, the broad classifica
& sllof |l and wuse as @&dNand
OPur ayi damo/ %y ynatchesa ithe
records on ground. However, the precise |
use is not reflected in the records. As per
survey, the actual land use of the surveyed |z
varied from residential (26); social
infrastructure (5.9 percent), vacant @)and
irrigated crops/paddy (62).
The approximate land use in the village base
on assessment of the satellite imagais and
ground water depended paddy cultivation in {
seasons ( double): 75%rains and others crop
(10%); Settlement$10%) andWaterbodies &
streamg5%)

Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedingsThe only encumbrance reported by the landowners is mortgage of land/prapdd@y.
percent of the land parcels, the property is mortgaged. The online flagging is not reflected in the RoR
as the facility has just been introduced at the time of the Study. HoweV&d, p@rcent cases, the
manual Thandapper Register has a noting for issuare€ ofor the remaining 50 percent, there is no
entry in the manual records whatsoever. The manual records, however, have no notiagkfor
confirmation of extending loaim any case.

Nelliyampathy Village, Palakkad District

Nelliyampathy village is located in Chittdialuka of Palakkad district in Kerala, India. It is situated
48 kms away from Chittur and 4Rilometresaway from Palakkadlhe total land extent in the village

is 9554.11 kctaresout of which 861.50 éctaress dry land (assignable/assigned) and 8692.61 ha is
forest lands.

The village has a historical background, particularly with méda the origin of private plantations.

Till 18th century, though the original inhabitants wéreown to benomadic people of hunter
gatherers and slash and burn cultivatditse forests were believed to be under the administration of
small chieftains calletladuvazhiandNambidi TheBritish eventually leased out a larger portion of

the forest tracts in the eastern portion while ascertaining the rights of the Kollengode Nadth&zhi.
vast forests of the Nelliyampathy village were kmaw compriseprincely forests, leased forests and
state forests By the later half of the 19th century British planters started establishing plantations
thefirst plantations were raised in the lands leased out from the Kollengode ruler in the yedn1863.
the year 1971 through an ordinance, and followed by the Kerala Private Forests (Vesting and
Assignment) Actthe private forests which remained with the erstwhile chieftains were nationalized.
Theforests belonging to the Kollengode Kovilagam were notified as vested forests and taken over by
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the Government of Kera#a The lands appearing in the Thandapper are assigned danmuds the
1960s. Since clear demarcatioh revenue lands and forest lands do not xikese lands are
contested by the two departments. endle transfe of these lands)0 objection certificate from the
forest department ibeing mandatedind these issuedsa is causing hindrances in thsormal

updation of recordm Nelliyampathy.

Box 414 Nelliyampathy Village Map

Department o S o _and Re >
vecr Hage Map

Table 4.10Assessment oRTM in Nelliyampathy Village

S.N Heads Number

I General

() | Land Parcel$éRoR) 48

(i) | Thandappers 35

(i) | Single owner Land Parcels 71.4%

(iv) | Joint Owner Land Parcels 28.5%

Il Land Records & On Ground StatusOwnership and Possession

() | Land Records and On Ground Ownership 20%

(i) | Land ParcelsNonrupdated Land Records 80%

a Registered Sales 46.8%

b Informal Sale 16.6%

c Succession 16.6%

(i) | Land Records and Possession (Upd2@%h) 100%

[l | Spatial & Textual Records: Updation of Partition/Demarcation

() | Land Location and Extent | NA

IV | Land Records & On Ground Status: Location, Extent & Land Use

() | Land Type(Dry/Wet) | 100% (Dry Lands)

(i) | Land Use(not there in land recordsAs reported by Landowners: Resideii#.6%);
Residence +Shops (6.25%); Shops (10.4%); Home stay (4.1%); R386); Office (2%)

\ Land Records & Ground StatusEncumbrances on LandNil Mortgage & Court Case

0] Lease(by registered holders) 2.08%

(i) Rent(registered and informal sales) 20%

(iii) Court Case Nil

(iv) Court Case Nil

25 Ramachandran K.K (2010): Ecology and Behaviour of Arboreal Mammals of Nelliampathy Forests, KFRI
Research Report No. 382, Kerala Forest Research Institute
chromeextension://efaidnbmnnnibpcajpcglclefindmkaj/https://docs.kfri.res.in/KRRIKFRFRR382. pdf
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Box 4.15 Land Use in Neliampathy-Land Records and Onground Status

The map of Neliampathy is not digitized and he
the land extent difference between textual and sp
records cannot be ascertainkdcase of the land us
the broad <classificati

matches the records on ground. However, the pr¢
land use is not reflected in the records. As per
survey, the actual land use of the surveyed Ig
varied from residential (81.25 percent); residence
shops (6.25 percent) to shops (6.25 percehie
approximate land use in the village based

assessment of the satellite image is plantation (8
forest (10%); water bodies (1%) and settlements (4

Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedingsThere are no cases of encumbrance or court cases, but 20 percent of the landholders of
nonupdated records have further leased/rented the land.

The gap regarding lack of action on diilsision and updation of maps havs been discussed above.
The resurvey of lands can be expected to address theetadgd data gaps. The Kerala resurvey
program is not only marked by technological finesse but also paying adequate attention to objections
and grievances of the landowners through a structured mass contact programme. This is critically
important for the success of the initiative. The assessment of RTM shows that the land records
updation is not an issues dar as mutation of registry is concerned. The small number of cases that
exist are related to succession. The lack of updation of records for Mlappara village is a concern area
as subdivisions are not effected on ground to bifurcate land parcels that are freehold. This has been
causing enormous difficulties for the landowners. The restriction on normal rights (mutation) of the
landowners for decades does call for serious attention of the government. A more detailed RoR that is
reflective of ground realits, institution of due diligences for protecting rtaansferable lands,
greater online integration for some of the excluded processes/platforms, integration of records of
RoFR vested lands and encumbrances owing to critical provisions in the land acquisition laws merit
attention.

4.7 Summary and Suggestions

A major concern in Kerala is the lack of updation of mapssatlivisions of survey numberg.he

ongoing digitalresurvey of lands can be expected to address theetetpd data gaps. The Kerala
resurvey program is not only marked by technological finesse but also paying adequate attention to
objections and grievances of the landowners through a structured mass contact programme. This is
critically important for the success of the initiatimet only in Kerala but also other states planning
resurveysThe assessment of RTdf the four villageshows that the land records updatitoes not

seem to ba generalissue as far as mutation of registry is concerned. The small number of cases that
exist are related to succession. The lack of updation of records for MlagpparBlelliyampathy
however merit attention. Legacy issues in revenue matters remain so for an extended period. The
rights of the landholders in such areas deserve as much concern as others. The Study included these
villages with this objectiveAt Mlappara, beyond the larger question of legality of vesting of lands
that for more than a century remained a private land in the revenue records is the issue of the rights of
other landowners as well. The landowners of neighbouring lands of those vested as EFL are also
unable to exercise their rights owing to lack of effective boundaries and demarcatidrdofisions

on ground The restriction on normal rights (mutation) of the landowners for decades does call for
serious attention of the governmert more detailed RoOR that is reflective of ground realities,
institution of due diligences for protecting ntvansferable lands, greater online integration for some
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of the excluded processes/platforms, integration of records of ROFR vested lands and encumbrances
owing to critical provisions in the land acquisition laws merit attentidim summary of good
practices and improvements with regard to land records in Kamalsummarised below:

X

RoOR linkage with Legacy Records:The Thandappensecords or the RolRention the Resurvey

number. The permanent registers have also been made online and it is hence possible to understand
the origin of the Thandapper/survey number. It is important to note that in Kerala, the assigned
lands are alienable and become freehold after a fixed tenure. This tenure varied at different points

of time (12 years till 2009; 25 years from 2009 till 2017 and 12 years again since 2017). The origin

of the present Thandapper/survey numbemportant fordue diligence to excludethe hitherto
unalienable lansl from transfer (objectionable government lands; assigned lands before the
mandatory lockn period; transfer of netransferabldribal lands etc)

Verification of BTR Entries: Facilitation of online payment of land tax was initiated in 2019 and

the verificationwasdone by the VO by <checking the manua
Certificationdéd initiative was | aunched whereby
land revenue arrears to enable the payment ordiceording to the state governmef§ percent

of the procesbas beerrompleted This ensured multiple verification to address the issue of errors

in theonline land records.

Track ownership history of all land transactions: A good practice in Kerala involves retaining

the landownership history of each Thandapper account in the online land records system. Once an
account number is created in favour of a person on owning a piece of land, not only does this
number remain forever (as new landowners are allotted sequential Thandapper numbers), this is
also reflected in the online Thandapper Register reflecting the change in ownership since the
resurvey of land in the village/block.

Gap in Updation Taken Care by the Pokkuvaravu/Tax Payment requirementThe gap of land

record updation can be reasonably expected for the period between the resurvey settlavffent cut

date and the period when the system became online. However, for all practical purposes, the land
tax receipt or Thandapper extract is an important document in Kerala, for proving ownership of
land, enabling sale of land or even availing services i.e. loan, government schemes etc. There is no
landownership document per se maintained by the landowners in the state in most cases other than
the tax receipt. Hence, t he pbkhkuvataowa precess fhatio wn i n
turn requires creation of Thandapper numbers addresses the gap in updation of land records to a
great extent.

Consentbased Linkage of Aadhaar with Record of Rights;The Kerala Government received
approval from the Government of India (Ministry of Electronics and Information Techn&dagyy)

Aadhaar authentication, on voluntary basis, in the RoR (Thandapper). Kerala has provided for two
options for the landowners to voluntarily link their Aadhaar number with their land rediosts;
self-linking through the Revenue Department's online web panaly revenue.kerala.gov)rand

seond, linkingthroughthe village office where the D helps with the Aadhaar seeding through
therevenuadepartment's online web port&8iometric verification is conducted at the village office

to ensure the accuracy and authenticity of the linking process. As of n@@85@&quests have

been receivedy the S$ate and 2982 have been approved. The sgd@ernment proposes to
implement a Unique Thandapper System across the state

Mutation of land records for flat owners: The residents of flats and apartments in Kerala have been
demanding the assessment and remittance of land tax for their undivided share of land on individual
ownership basis. The State Budget, 2024 has recognised this demand and took a landmark decision to
appropriately fix and levy the taxes on such undivided shares of flat owners. The processes are
presently underway to implement the landmark decision. The pendency in mutation in the land record
updation is primarily owing to this reason.

Suggestions for Improvement

X

Due diligence in mutation: In Kerala, citizens are generally understood to be cautious and carry
out necessary due diligences required before buying a property. An Encumbrance Certificate that is
available against a fee from the registration department maps the transaction history of the given

26 Office Memorandum No. 13(4)/2020G-11(Vol -8) dated 23rd August, 2021
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land in the last 30 years. A registered transaction is also consideseddas b s ol ut e tr ansf
requiring enquiry as per the Kerala Registry Rules, 1966. However, mandatory fields to ensure the
nontransferable/prohibited lands (ceiling surplus, fi@msferable assigned lands before the end of

the lock in periods as well tribal lands to rAtibals.) do not exist in the present system and do not
seem to be an established practice. The sanctity accorded to the registered document is very high in
the Sate, a reason why the Transfer of Registry Rules do not prescribe a process/period for
objections/claims. However, the system is still not fool proof if the (mutation/pokkuvaravu) was
not done by the new owner while the old landowner continued paying the tax for the entire extent
before the initiation of the online system and awigger practiceThe only check in such cases

will be the encumbrance history maintained by the registration department. Hence institutionalising
of due diligences to ensutteet nontransferable lando not get registeresssumes importance.

x Linkage with legacydocuments:The online RoR should mirror the land nature and extent in the
legacy documents. For e.g, the total area of the village in the BTR should match with the online
system. This could not be verified in the villages visited as the manual BTR did not have the total
land extent. The system ensures that total land area under respective survey number indicated at the
end of each survey number tallies with the individual adespiterepeated splitting or merger. It
is important that & we move over to an online system, the sanctity of legacy records, particularly
the land extent of the village/government land parcels is maintained.

x Enabling sub-divisions: Torrens villages requirghe submission of survey sketch before
registration of lands. The sketch is prepared after physically going to the ground and surveying the
extent. Though, there is no sdlvision effected in the village after the mutation even in the
Torrens villages, the practice at least ensures that the registration corresponds to the ground
situation and only for the extent of land actually existing on the gratdnsactedThis good
practice requires scaling upafi the villages.

x Detalls in RoR: In Kerala, theThandapper register (maintained online and manually) is considered
as the RoR record. Essentially, it is a taxation register, with details of tax remittance, interest, date
of payment etc. Comprehensive land use details beyond the broad classification of |&fldmnto
andPurayidamor encumbrances like court cases or pending mutation proceedings are not included
in the RoR. The netax paying lands viz. the RoFR also do not find a place in the online records

x Biometric identification of parties and digitally signed documents for autetrigger mutation: The
SRO office verifies only the land receipts and Thandapper register and the last transaction of the seller
to go ahead with the property registration. The biometric identification of the seller/buyer as well as
digital transfer of the registered documents is yet to be enabled. These are important to add a layer of
protection against fraudulent practices as well as further reduce the timeline for mutation.

x Online integration of diverse platforms: While the registered sales are automatically pushed to the
VO login for mutation, the other forms of mutation namely past registries (before online system
became operational in 2016), succession related mutation requests etc aretoatnehtohtegrated
with the online system and hence cannot be monitored or traitkedy be important to extend the
online system entry for all types of mutation including succesSionilarly, the possession certificate
by VO for loan application is on a different portal than the revenue software. It may be useful to
integrate the two so that details of PC are also uploaded on the RoR. Similar, integration with the
panchayat department software can help flag the information about the death of the landowner on the
RoR. This may be of some help as succession related land records updation only happens with the
voluntary steps of the legal heirs of the landowners.

x Land acquisition related encumbrances:In Kerala, land acquisition is being carried out under
various legislations including central legislations viz. Right to Fair Compensation and Transparency in
land Acquisition, Rehabilitation & Resettlement Act, 2013; the Railways Act, 1989; National
Highways Act (NHA), 1956, Petroleum and Mineral Pipeline (Right of User) Act, 1962 etc. The
restrictions on registering land after preliminary notification as well as vesting of land with
central/state government is anarequiring updation on the RoR (like mortgages).

x RoOFR Rights: The forest titles transferred after recognition of rights under the Scheduled Tribe and
Other Forest Dwellers Recognition of Forest Rights Act, 2006 presently do not reflect in the online
records. Although these rights are not alienable, these are heritable to the rights holders and may be
reflected in the land records.
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Chapter 5 Land Records in Lakshadweep)

5.1 Background

The Lakshadweep Islands, coveringsg@are kilometres irarea was constituted asJaion Territory

in 1956" Lakshadweep has 36 islands, out of which only 10 are inhabitedRoR for Lakshadweep

is issued under thieaccadive, Minicoy and Amindivi Islands Land Revenue and Tenancy Regulation,
1965.The survey and settlement operations were carried out during under the provisions of the above
regulation.

5.1 Computerisation of Record of Rights

Lakshadweegas 72425 land parcels or survey nursbétl RoRs have been computerised in the

UT. It is unique to find names of several landownerd@@n some cases) on the RoR. Lakshadweep
had a matrilineal property system, wherein lands were considered a joint property of the entire family
and names of all the family members found a mention in the RoR (in most cases). However, on the
ground, there is generally an internal understanding of who owns which portion of the parcel. On an
average, each RoR has at least 4 landholders. The settlement ré€bdtd, comprised the
consolidated landholdings but it is not updated nor maintained online. Hence, presently, there is no
separate online record consolidating all holdings of a landowner or allotment of a number in
Lakshadweep.

Table 5.1 Computerisation of RoR in Lakshadweej@uantitative Snapshot
SINo Parameter/Indicator* Lakshadweep

1 LandParcels (Nos) 72,425
2 RORs/Khata NumbergNos) 72,425
3 RORs computerize(¥o) 100

5 Average number of land holders in each RoR 4

The Laccadive, Minicoy and Amindivi Islands Land Revenue and Tenancy Regulation, 196
Preparation of Settlement Register.

Section 33 (1)t shall be the duty of the survey officer or the settlement officer on the occas
making or revising a settlement of land revenue to prepare a register in respect of each \
be called the Asettl|l ement regi ster o, sho
any other particulars that may be prescribed, and other records in accordance with such
may, from time to time, be made in this behalf by the Administrator.

Preparation of Record of Rights

Section 35 It shall be the duty of the settlement officer to prepare a record of rights for
village showing the area of each survey number and other particulars and any other r
register, in accordance with the rules made under this Regulation.

Section 36

(1) When a record of rights has been prepared, the settlement officer shall publish a dra
record in such manner and for such period as may be prescribed and shall receive and
any objections which may be made during the period of such publication

(2) When all objections have been considered and disposed of in accordance with the rulg
the settlement officer shall cause the record to be finally published in prescribed manne

(3) Every entry in the record of rights as finally published shall, until the contrary is prov
presumed to be correct.

Though there is no ruralrban bifurcation in the RoR, the record of lands that are diverted fer non
agricultural uses are not within the purview of the revenue department. The records of such diverted
lands are not updated in the RoR. The unit of land measurement in RoR is hectare and are (100 acres
make up one are). The RoR is available on web portal for view/download by all citizens. However

27 Mariyam Mumthag(2021): Lakshadweep and the Land Question: Historicising the Present €Zadki&6,
Issue No. 2&7, 26 Jun, 2021
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digitally signed RoR isot legally valid document nor are manual records done away witrRdRse

are not seeded with Aadhaar or mobile numbers. No encumbrances are flagged on TFeeHROR

is available in English and Malayalarihe original survey records, land registeMB, location

sketches and other miscellaneous records prepared during survey and all settlement records is kept as
permanent record in the Secretariat of the Administration of the Union Territory. The manual records
that are kept with the village revenue departmiactude Fair Adangal Chitta, Settlement Register

RoOR, Field Measurement BogK/illage Map Some of the land/revenue specific lotaminologies

used in the RoRn Lakshadweegre given in Table 5.2. In the remarks column are mentioned the
patta orders and numbers issued by the Administration.

Table 5.2Key Revenue Terminologies irLakshadweep
&‘ ANVEYINENES TR DN OF THE
LINTEYING TR FRCYRY R LA MO N E 2

DEPARTMENT OF REVENLIE

LIVIALRTE
Forme- 16
[See Rule -s4(1) (6]

F Rights « Kawarotii Kslami

Nature of  Other rights & liabilities. Tanant.or morgage.  Remarka /RS
nnnnnnnn oxe:

Name of LandOwner

|||||||||||||||

ASSAN KADAPURATHAVA Qwner il

Apriculture | Janmam

Meaning

0

Terms

1| Krishi Agriculture
Pandaram | Land in which Government has, a proprietary right immediately beforg
land commencement ofaccadive, Minicoy and Amindivi Islands Land Revenue
Tenancy Regulation, 1965.
2 | Janmam Land other than pandaram land over which a person has proprietary rights
land the customary law of the Islands
3| Cowledar | Person who has been or is granted a lease of pandaram land on rent for a s
period, one of the conditions that tenmakes improvements thereto
4 | Kudi Land and the homestead or the hut so permitted to be erected or occupied 1
with the easemerttached thereto
5| Landholder| Land-owner, a tenant in possession or a mortgagee in possession

5.2 Computerisation of Cadastral Maps

Lakshadweep has three types of cadastral maps; hardcopy cadastral maps (17.6%), scanned and
vectorised cadastral maps (82.3%); and georeferenced cadastral mapsTéb@/b.3 reflects the

status of computerisation of maps in Lakshadweep.

Table 5.3 Computerisation of Cadastral MapsA Quantitative Snapshot

SINo Parameter/Indicator Lakshadweep

1 Year of last Survey 19611967

2 Scale of available cadastral maps 1:5, 1:10,1:20; Majority are 1:10
3 Total no. of Cadastral Maps 11124

4 Scanned and Vectorised maps (%) 82.3

6 Georeferenced Maps (%) 0.07

7 Land Parcels assigned ULPIN 0

5.3 Computerisation of Registration
In Lakshadweep, for the 10 inhabited islands, there are $3R®e SROs have been computerised,
beginning from August 2016 to 2017. About 1403 landed properties were registered 242023

28 Two islands , namely Bitra and Chetlat share an SRO
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(Table 5.4) SROs are not integrated with the revenue offices and land record daRdggistration is

only allowed in the respective island in which land is located and online facility for booking
appointment has not yet been implemented in practice. The mandatory documents that an SRO
verifies prior to registration include online RoR record and at leastimkedl document (transaction
history) of the seller. Biometric verification of the parties is not yet enableel.system facilitates
generation of ecumbrance certificate online for the SRO. The legacy data of transactions is available
from 2000 onwards. The online system captures the Aadhaar PAN and mobile humber of both the
parties only for transactions of value more than 10 lakhs. Though SRO can complete the process
online, yet the uploading of deed is not functioning. The fair values/circle rates of various categories
of rural/urban lands are not uploaded and the system does not provide facility for online payment.
Hence payment is accepted by casltheque. After the registration, there is no automatic mutation or
pushing of registration data to the village office for mutation.

Table 5.4 Computerisation of RegistratiorA Quantitative Snapshot

S| No | Parameter/Indicator Lakshadweep
1 Number of SROs in the State 9

2 SROs computerized (%) 100

3 Month and Year of Computerisation of 1st SRO 08/2016

4 Month and Year of computerisation of latest SRO 2017

5 SROs integrated with Land Record database (%) 0

6 Number of land properties registered in FY 2@23(Million) 1403

5.4 Process of Mutation

In 202324, 1366 applications were received for mutation, 67.4 percent of which were disposed off,
the average timeline for effecting mutation being 90 days. The issue with updation of records in
Lakshadweep is the lack of integration of the registration and village offices for mutation. After the
completion of the registration, the new buyer of the property has to move the village office for
mutation of records. The chain is broken with no compulsion on part of the buyer to get his registered
land mutatedUnless a partition deed is registered with respective shares of the legal heirs, the
updating of the records with the names of legal heirs is not a practice in Lakshadweep. The backlog of
mutation appears to be very high.

Once an application for mutation is received, the notices for objections are issuetiugaheseller,
and put up on the notice board of the office.
practice) and followed by hearing. After verifying the land details, mutation order is issued by the
competent authority (Assistant Settlement Officer, Revenue Officer, BDO or Deputy Collector). This
Order is then sent to the surveyor to verify the land extentimuthe fieldand prepare a sketch. The
skech is sent to the technical wing at the Collectorate for scrutiny and after necessary verification is
shared with the settlement office in each village for correction and updation of records.

Table 5.5 Mutation-A Quantitative Snapshot
S| No | Parameter/Indicator Lakshadweep

1 Applications received for mutation in FY 2023 (in million) 0.013

2 Applications disposed in FY 20231 (%) 67.4

3 Applications pending for mutation FY 2023 (%) 32.5

4 Timelines for effecting of mutation 90 days

There are 12 revenue courts in Lakshadweep that is yet to be computerised.

5.5 Reflection on Real Time Mirror from Sample Villages

The two villages selected for the assessment of the RTM are Agatti and Kaldmt8tudy team

faced considerable resistance from the landowners/landholders and disagreement to part with
information required for land parcel survey in both the selected villages. The random survey of land
parcels (51 each) was completed with considerable difficulty, with the support of the district
administration. Given below is brief of the land issue in Lakshadweep.
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There are three major types of land holding or land tenure system in Lakshadweep; first, Janmam
lands, where private individuals/ local islanders have permanent, heritable and transferable rights;
second, Pandaram lands which according tolthecadive, Minicoy and Amindivi Islands Land
Revenue and Tenancy Regulation, 1965 are lands where government had proprietary rights
immediately before the commencement of the Regulation and thiodangboke landswhere
Lakshadweep administration has the exclusive proprietary right (ecologically fragile regions largely
on the sea shorelhe 1965 Regulation empowered the Collectoratiot pandaram lartél for
agricultural purposes or for construction of dwelling houses (Section 14). Section 83 of the Regulation
relatesto conferment of rights of occupancy rights to the holders of pandaram lands while Section 84
provides the rights of the occupants. Section 83 empowerAdministrator of Lakshadweep to

confer the rights of occupancy on persons who was occupying pandaram land as cowledar before the
commencement of the Regulation; persons who is in occupation of pandaram land at the
commencement of this Regulation and persons who may be allotted pandaram land under Section 14.
The rights of an occupant in his land were to be permanent, heritable and transferable according to
section 84. For various administrative reasons, Section 83 of the Regulations relating to the grant of
occupancy rightscould not beoperationalisedfully in all the islandsand rights granted to the
occupants under Section 84 also remained unfructified.

Recognising the issue as a major impediment to the development projects that were conceptualised for
the region, the Laccadive, Minicoy and Amindivi Islands Land Revenue and Tenancy (Amendment)
Regulation, 2020 was promulgated to grant occupancy rights to the holders of pandaram lands. The
amended legislation under which a new section 15A was inserted provided that a transfer (sale or gift
of any pandaram land) that was been made on or before ta@gbf December, 2019, between (a)

the original allottee or his legal heir and successor and the Scheduled Tribe Islander; or (b) the
cowledar or his legal heir and successor and the Scheduled Tribe Islander, such transfer shall be
deemed to be a valid transfer for all purposes. The possession of such lands was deemed to be the
allottee of the land under sigection (1) of section 14; occupation of the land with lawful authority
under section 15, and shall be eligible to be conferred rights of occupancy under section 83. The 2020
Regulation also incorporated a provision for leasing of land between the Government and a land
owner for a public purpose for a maximum period of nifréhe years. While this granted a sense of

relief to the holders of pandaram lands, The Laccadive, Minicoy and Amindivi Islands Land Revenue
and Tenancy (Amendment) Regulation, 2023 reversed the state to pre 2019 phase by omitting the new
section 15A, introduced by the 2020 Amendment.

There are Pandaram lands which are in the possession of individual local islanders or local
community on indefinite lease basis for agriculture for more than past one hundred years. The 2023
amendment has put the clock back for the holders of pandaram lands and the grant of occupancy
rights. The Study team was met with extreme resistance to share land related data, given the general
atmosphere of concern regarding the pandaram land issue and uncertainty relating to land related
matters that seems to be prevailing in the UT. The findings from the assessment of RTM in the sample
villages is given below:

1.Kavaratti Village, Lakshadweep Taluk, Lakshadweep UT

Description: The Kavaratti is the capital of the Union Territory Lakshadweep in India. The Island of
Kavaratti lies 360 Km of the coast of the State of Kef21s8 rautical mile$. at 10.57°N 72.64°E and

is the closest major city on the Indian mainladvaratti is a town and subdivision in Lakshadweep
District. Kavaratti, the sample village is one among the four villages in thdigision, the others
being Pitti, Suheli Cheriyakarand Suheli ValiyakaraOut of the total land parcels survey&®,.2
percent of thgarcels have multiple owners

2% Section 2 of the Laccadive, Minicoy, and Aminidivi Islands Land Revenue and Tenancy Regulation, 1965,
defines Acowledero as a person who has been or i s
period, one of the conditions of such lease being that he makes improvements thereto.
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Table 5.6 Assessment oRTM of Land Records in Kavaratti
S.No Heads ' Number
Map of Kavaratti Village

Reference Point - CSK
Survey Stone

Set Back for NDZ

| Low Tide Line

‘ High Tide Line |
Island Boundary (Cadastral, 1967)
Road

No Development Zone

| General
(0] Land Parcels Surveyed (Private) 53
(i) Single owner Land Parcels (RoR) 7.84%
(iii) | Joint Owner Land Parcels (RoR) 92.16%
Il Land Records & On Ground Status
(i) Land Records and Gground Ownership 0%
(i) Land Parcels with Nenpdated Land Records 100%
a Registered Sale 43.1%
b Succession 33.3%
c Exchange 118%
d Gift 11.8%
[l Spatial Records and Textual records
0] Location and Extent NA
I\ Land Records and Onrground statusLand Nature and Use
(1) Land Nature (Jenmom, Pandaram & Poramboke) | 100%
(ii) Land Use(Not recorded in the RoR)

Houses& coconut tree$43%); mconut tree$39.2%);Houseq15.9%) & Vacant (1.9%)
Vv Land Records & On-Ground Status-Encumbrances on LandNil

Land Records and Onground StatusOwnership & PossessionAll the 51 land parcels surveyed

on a random basis have different owners than mentioned in the RoR. In other words, not a single land
parcel had updated records. Among these, 43.1 percent are those who had registered deed document,
33.3 percent have expired landowners and names of legal heirs not yet mutated in the records and the
remaining who had exchanged or gifted the lands. Notably, several transactions seems to have taken
place in many of theusvey numbers and the present landowners in some cases do not even know the
recorded landowners nor are able to links the transaction history.

Spatial Records, Textual Records & Orground Status The map of Agatti village is not digitized

and hence the land extent difference between textual and spatial records cannot be asdarthaed.
absence of spatially relevant records, the location and extent of land parcels in the village cannot be
meaningfully assessed. The land nature (in terms of Janmam, Pandaram & Porambokke lands)
perfectly matches with the record. All lands are classified as agricultural lands; but the actual use is
mixed; rangingfrom coconut trees (39.2 percent), houses and coconut trees (43.3 percent), houses
(16.9 percent) and vacant (1.9 percent).
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Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the

land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedings. No encumbrances were reported by the surveyed landowners. There is however no
system of flagging of RoR on encumbranae&akshadweep.

2.Agatti Village, Lakshadweep Taluk

Land Description: The Agatti Island is at a distance of 459%(@48nauticalmiles) from Kochi and

is locatedo the west of Kavaratti Island. It lies betweer?408 Nj &:13INj1N | at°09 Njdandnd
713Ny E |l ongitude, h a Tdbla 9.7 reflects the assessmoent of3RTH h Agatf k m
village.

Table 5.7Assesment of RTM of Land Records in Agatti
S.No Heads Number

I General
(i) Land Parcels Surveyed (Private) 51
(iii) | Single owner Land Parcels 33.3%
Joint Owner Land Parcels 66.6%
Il Land Records & On Ground StatusOwnership and Possession
(i) Land Records and Gground Ownership 1.96%
(i) Land Parcels with Nenpdated Land Records 98.04%
a Registered Sale 8%
b Succession (Death of Recorded Landowner) 92%
11 Spatial Records and Textual records
(1) Location and Land Extent NA
I\ Land Records and Onground statuslLand Nature and Use
0] Land Nature (Jenmom, Pandaram & Poramboke) | 100%
(ii) Land Use (Not recorded in the RoR)
Coconut tree$62.7%);HousefResorts (13.6%)}ouse and coconutdes (21.5%)
Vv Land Records & On-Ground Status-Encumbrances on LandNil

Land Records and Onground StatusOwnership & Possession Out of the total land parcels
surveyed, twehirds of the land parcels have multiple owners. As per the primary survey, 98.04
percent of land parcels surveyed are not updated, 92 percent of which are successiamdctmes
remaining

Spatial Records, Textual Records & Orground Status: The map of Agatti village is not digitised

and hence the land extent difference between textual and spatial records cannot be ascEhimined.
land nature (in terms of Janmam, Pandaram & Porambokke lands) perfectly matches with the record.
All lands are classified as agricultural lands; but in the primary survey, the actual use is mixed;
ranging from coconut trees (63 percent), houses and resort (13.6 percent), house along with coconut
trees (21.5 percén
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Land Records and Encumbrances on LandThe primary survey probed the encumbrances on the
land in terms of land lease, mortgage of property, pending court cases or ongoing land acquisition
proceedings. No encumbrances were reported by the surveyed landowners.

5.6 Conclusion

Lakshadweep presents a challenging picture on the quality of land records. Almost all the sample
parcels in the two villages selected for the Studyeh@onupdated records, both the textual and
spatial. Most parameters on the computerisation/digitisation of land records, registration and mutation
too have significant gaps. The pandaram land issadegacy issue that has to be addressed fairly and
equitably to protect the interests of all stakeholders. Improving the quality of land records in
Lakshadwep would require committed resource supgwrman, technical as well as financial.
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Chapter 6 Summary & Conclusions |

6.1 Introduction

The benefits of an efficient land records system are manifold. Efficient functioning of land markets,
taxation systems, faster resolution of land disputes, expediting land acquisition are all critically linked
to improvements on the land records front. This concluding chapter summarises the key findings and
lessons from the Study of Quality of Land Records in Andhra Pradesh, Chhattisgarh, Kerala and
Lakshadweep. The main objective of the study was to identify gaps in terms of progress across
computerisation/digitisation of textual records, spatial records, registration and mutation process
besides integration of these componentstf@ maintenance of an updated land records system.
Within the broader scope, the Study examined the extent to which RORs and Maps are outdated, the
mutation/subdivisions resulting due to inheritance, the rectification in land records in people applying
for rectification etc. For assessment of RTM of land records, two villages were selected in each of the
Study States/UT (four villages in Kerala). Two of the States, Andhra Pradesh and Kerala are
conducting a comprehensive resurvey of lanflse Study also makes a bribut transparent
assessment of the technical/procedural aspects of the resumdgyuts forttbroad conclusionand
suggestions

The chapter is divided intaxssections; the first five sections summarise the key findings of the Study
relating to textual records; spatial records; registration and mutation procegseardtsthe key
reflections from the RTM assessment of land records in Andhra Pradesh, Chhattisgarh, Kerala and
LakshadweepEach of these sections sum up the good practices and theTgapsixth section
presents the general recommendatiohshe Studyconsidering the learnings from tlieur Study
States/UT The statewise achievements and gaps in land records are given in Table 6.1.

6.2 Textual Land RecordsGood Practicesand Challenges

The performance ahe SatedUT in terms of computerisation of the textual recorddissussed in
terms of tle legal sanctity and amendments; extentamputerisatiorigitations; coverage in rural
urban areascomprehensiveness of ROR maintaingoint ownership; encumbrances recorded
linkage to legacy records and Aadhar linkage.

Legal Sanctity and Amendments: Land revenue, including the assessment and collection of
revenue, the maintenance of land records, survey for revenue purposes, and records of rights, and
alienation of r even ureXliedule ¥Il, lash Il (Katet Lispyof tfjeHndiarr v 4 5)
Constitutiod®. Legislations relating to land records are in the primary domain of the state
governments. There are also entries in the concurrent list that provide power to the central
government along with the state government to legislate on matters that are closely connected to the
land record®. In three of thetatescovered by the Study, the textual recordsissaed under a State
law/Regulation/Code. In Andhra Pradesh, the Ro®ssed under the Andhra Pradesh Records of

Rights in Land & Pattadar Passbook Act, 1971 and Rules, 1989; in Chhattisgarh under the

30 Entry 18 in the State List deals with Land, that is to say, rights in or over land, land tenures including the
relation of landlord and tenant, and the collection of rents; transfer and alienation of agricultural land; land
improvement and agricultural loans; colonization.

31 Important among these include the Transfer of property other than agricultural land; registration of deeds
and documents (Entry 6); Evidence and oaths; recognition of laws, public acts and records, and judicial
proceedings (Entry 12) and Stamp duties other than duties or fees collected by means of judicial stamps, but
not including rates of stamp duty (Entry 44).

Drawing power from these entries, various laws and regulations legislations have been enacted at the state
and central level to provide legal sanctity to matters connected to land records. This includes the A.P. Survey
and Boundaries Act, 1923; Andhra Pradesh Records of Rights in& &wsadtadar Passbook Act, 19@hd

Rules, 1989; the Chhattisgarh Land Revenue Code, 1959; the Laccadive, Minicoy and Amindivi Islands
Land Revenue and Tenancy Regulation, 1965; the Kerala Transfer of Registry Rulesmt®gtthe study
States/UT. Thkey central legislations include the Registration Act, 1908, the Stamp Act, 1899, the Transfer
of Property Act, 1882, the Evidence Act, 1872 etc.
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Chhattisgarh Land Revenue Code, 1959 and in Lakshadweep under the Laccadive, Minicoy and
Amindivi Islands Land Revenue dnTenancy Regulation, 19@mdhra Pradesh has made
comprehensiveamendments in the RoRct dealing with widening of the definition of land for
resurvey of all land parcels in the state; validatiorelgfctronically maintained revenue records;
enabling autanutation etcln Kerala, the Registration (Amendment) Rules, 2021 provide for changes

in the online registration process.

Status/progress in computerisation: Computerisation of the RoR is in toto in all the Study
States/UT. A digitally signed RoR is a legally valid document that can be downloaded by the citizens
in the states of Kerala, Chhattisgarh and Andhra Pradesh. The updation of manual land records is no
longer mandated in Chhattisgarh and resurvey completed villages of Andhra Pradesh and digital RoR
remains the only legal document. In Chhattisgarh, the digital RoR is veriffaiolegh a QR Code

and in downloadable by citizens. In Lakshadweep, the RoRwv&lable on web portal for
view/download by all citizens, though digitally signed RoR is not yet a legally valid document.
Chhattisgarh is the only state that has introduced transliteration facility in Bhuiyan (the land records
portal) to improve accessibilitfase of applying for corrections and timeund procedures to rectify
mistakes are important to maintain accuracy of records. There were 0.13 million rectifications carried
out in the RoR in Andhra Pradesh during 2@23However, loth in Kerala and Lakshadweep, there

is no online provision for applying for rectification.

Rural-urban coverage: A common issue with the land records in the country is the gap in the
coverage of survey/settlement operations in the urban areas. Since the major source of revenue
generation in colonial times was land revenue, the records were prepared only for agricultural land,
Residential areas of the villages and most urban were not covered. Urban surveys have been limited
even during the poshdependence period and the high rate of urban spatial expansion and expanding
jurisdictional boundaries have made the situation complex. The municipal tax rétardse the

primary records available with therhhn Local Bodies (ULBs) with regard tmban properties do not
validate ownershipThis remains a potent issue in Andhra PradéshAndhra Pradesh, the RoR
pertaining to landghat are diverted for neagricultural uses are not updated in the RoR. These are no
longer considered within the purview of the revenue department. rbla@ land uses, or Change in

Land Use (CLU) permissions remain outside the gambit of the RoRever, intwo of the Study

states, Chhattisgarh and Kerala, there is no distinction between and rural and urban areas. In both
these states, the revenue department maintains the RoR for both rural and urbaMaweaser, h
Chhattisgarh, the lands diverted prior to 1972 (comprising about 2 percent of total extent) when
records were maintained separately is yet to be integrated into the RoR. Even in Lakshadweep, the
ruralurban bifurcation is not reflected in the Rt#ugh records of diverted lands are not covered in

the RoR.

Comprehensiveness of RoR Among the Study States/UTRoOR as a land record imost
comprehensively maintained in Chhattisgarh, covering details of land/landdamiuse bi-annual
girdawrion crop sowhas well as the encumbrances (mortgage, mutation & revenue court tases).
gender field too is only covered in Chhattisgarh. The land use details are not covered in Andhra
Pradesh, Kerala or Lakshadweep. Details of tenants/enjoyers and those possessing the land are not
recorded in any of the Study States/UT. Andhra Prageshique inincluding the details of all the

forest rights holdersvhose rights are recognised under the Scheduled Tribes and Other Forest
Dwellers Recognition of Forest Rights A2006 on the webland, ttanline land records maintained

in the resurvey villagé$ In Kerala, m landownership document per se exists except the land tax
receipt extract called thEhandapperextract. No land use details beyond the broad classification of
land into Nilam and Purayidam is incorporated in the RoR.

Recording of excumbrances:Flagging oflease agreements, mortgages, court casesretbe RoR
is vital to reflect encumbrances and prevent fraud. The progress as Waised in the four study

320.41 million FRA titleholders reflected in the webland as on September 2, 2024.
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States/UT.In Chhattisgarh, the RoR coverage in terms of encumbrance flagging is the most
comprehensive. The mortgage details (name of the bank, whether land is still mortgaged/repaid) are
flagged in the RoR andnefifth of all the RoRs werebserved to beed-flaggedduring the course of

the Study The Chhattisgarh RgRemarkablyalso reflects the pending mutation process and revenue
court case (progress) on the RoKerala andAndhra Pradeshave loan charge modules introduced

for the BanksIn AndhraPradeshthe RoRsare being flagged by banks internally antbrtgaged

lands arébeingseparatelflagged by the SRQn Kerala, the EMR has been introduced recently with

a charge payable by the banks and the encumbrance can be viewed by the VO online (the viewing
interface for reflection in the RoR being a work in progrelssKeralg where manual land records

are stillbeingmaintained, a system of noting the manual land records registers is widely prevalent. It
is the responsibility of the V@ make a oting in themanual ecords when a landowner applies for

PCto apply for loan. Further, a noting on the manual resister is also made on intimation from the bank
regarding mortgage of the property.Kerala and Andhra Pradesh, pending mutation proceedings or
court cases are not flagged on the RoR. Flagging for encumbrances, of any kind, is not a feature in the
Lakshadweep RoRNone of the Study States/UT flags the land acquisition proceelotbs
notification under RFCTLARR Act, 2013 and vesting of landemvarious central legislations.

Joint ownership: Joint ownership is a potent issue in atleast two of the Study States/UT,
Lakshadweep and Chhattisga#thout 44 percent of the R@Rre joint owners RoRis Chhattisgarh

In Lakshadweep, most RoRs have multiple landowners, with the average for the whole UT being four
landholders per RoR. In Andhra Pradesh, the Splitting up of Joint Pattas Act, 1962 empowers the
splitting up of joint pattas suo moto and is being used under the resurvey programme to create sub
divisions without formal apptiation by the landowners.

Landownership history and linkage to legacy records:In the context of digital land records
replacing the manual textual RoR, tuwgsues merit attention; firsgn elaborate error free manual
entry with authentication at multiple levels and secondly an enabling mechanism to ensure that the
origin of the survey numbers are traceable to facilitate due diligeforesxtlusion of transactions of
nontransferable lands). In Kerala, tidandapperextract/RoR mentions the Resurvey number and
the permanent/leggicrecords have been made online making it feasible to link the origin of the
survey number. Further, the landownership history of dd@ndapperaccount in the online land
records system ialsoretainedin Keralaas new owners are allotted sequenfiahindappeiNumbers.

In both Andhra Pradesh (resurveyed villages) and Chhattisgarh, where digital recoitus smie
records, the RoR @snot have a link with the old survey number nor are the legacy records uploaded
online.

Aadhaar linkage: Aadhaar and mobile linkage have varied progress in three ,stabde not
initiated in the UT About 72 percent and 53 percent RoRs are seeded with Aadhaar and mobile
numbers respectively in Chhattisgarh. In Andhra Pradesh, 81.6 péotetti.9 million RoR$ are
seeded with Aadhaar and mobile numb&te RoRs are not seeded with Aadhaar or mobile numbers
in Lakshadweep. Kerala is moving gradually witbomsertbased linkage of Aadhaar and RoR; with
landowners given option to wahtarily selflink through the revenueegartment's online web portal

or through facilitation through the Village Office.

6.3 Spatial RecordsGood Practicesand Challenges

The progress with regard to digitisation of land records is mixed in the Study areas. In Andhra
Pradesh, considerable progress has been made with the resurvey completed in 6688 villages (38
percent of total) and 100 percent georeferencing completed in all such villages (81,05,878 land parcel
maps). The updation of land records in these villages is also addressed by the mandatory requirement
of subdivision and formation of landarcels before registratiaitomutation can be effected. In-re
surveyed villags textual and spatial records converge. In Chhattisgarh, digitisation of maps is a major
part of the unfinished agenda despite considerable progress in all other parameters of land records
modernisationThough the RoR databaseliisked to the cadastral vectorised maps and since 2017,

the updation of land parcel subdivision is carried out on cadastral vector GIS Biayp Nakshawith

digital signaturethese are not geeferenced. In the absence gdoreferening, they can only be
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used as contextual reference maps representing spatial representation of village boundary and for
relative position, size and shape of any land parcel in the village. In K&r2damillion parcels have

been geaeferenced for a total extent of 0.46 million hectares in the resurvey villagewrising

11.9 percent of totaéxtent of land in the statén re-surveyed villages, textual and spatial records
converge. In Lakshadweep, the vectorised cadastral maps constitute 82.3 pshilenigec
referenced cadastral maps constitute just 0.07 percent of total.

Spatial records that converge with the textual records/ground situatiompdation of maps ithe
mostcritical issue ofconcernin all the Study States/UTn Andhra Pradeshn the 62 percent nen
resurveyedvillages differences inthe maps and eground measuremenése an existential reality.

No subdivisions are effectedn maps during transfer or evernen shares are divided among the

legal heirsin the RoR. Survey certificate is also not a mandatory requirement during transactions of
part extent of land. This is the caséh all nonresurveyed villages in the state. In Kerala, the RoR

and cadastral maps are presently not linked. The State awaits the completion of the digital resurvey to
integrate the textual, spatial and registration of records. There is fivésibn initiated in the maps

except the land acquisition casésgood practice in the Torrens villages is the mandatory physical
survey and preparation of sketch in the Torrens villages in Kénalaakshadweep, the maps are not
digitised maps are not updatéand records on the ground has wide variance with the redords
Chhattisgarh, though stdivisions are being carried out in the vectorised maps, as they are not geo
referenced to the earthds coordinates system, tF
Also, the subdivisions were not carried out in the maps prior to 2017, when the RoRs were manually
updatedn the State. In Chhattisgarh, a critical issuthescase ofurban areas where each khasra has
been suldivided into innumerablemall parcels and updations in the existing maps are not possible

6.4 Registration Good Practicesand Challenges

A significant milestone achieved in DLIRMP iindhra Pradesh, Chhattisgarh and Keraldahe
complete computerisation of the SROSs, their integratiin the revenuéand record database and the
online completion of the entingrocess The level of technological integration with the land records
database is near complete in both Andhra Pradesh and Chhattisgarh, the two states where signature of
parties are captured digitally, identification documents uplgat@dmetric identification of the

parties (buyer & seller) enabled, circle rates uploaded on the registration spfuteiealculation of

stamp duty/applicable chargemline payment and moshportantly,the seamless pushing through of

the digitally signed mgistrationdocuments to the village. Andhra Pradeshnique in integrating the
norttransferabl@rohibited survey numbers in the registration software and providing an additional
protective cover for prevention of malpractices. The dynamic deeds are also introduced for use of the
citizens in these statelt Andhra Pradesh, Chhattisgakeralaand Lakshadweep, thanline legacy

data is available from 1983, 2Q11A@86and 2000 onward®spectively.

Kerala has amended the Registration (Amendment) Rules, 2021 to provide legal sanctity for the
online registration. Thentire registration process is completed online, allowed anywhere within the
district and online facility provided for booking an appointment. The system provides for online
payment facility of stamp duty and registration charges. The registration office is integrated with
revenue offices and the land record database and approval of registration triggers the village office for
the mutation processlowever, the documents are not digitally signgie SROs endorsement on the
deed document is entered into a manual filing sheet at the SROs office before scanning and
transferring the document to the Y@ith a potential source of delay during rush periodse T
biometrics of the partiesre alsonot captured and there is no facility to verify the eKYC of
Aadhaar/PAN or upload the identification documents.

The systems in all the Study states do not enable the SRO to check litigations online for a property
scheduled for registratigiexcept cases in revenue dsun Chhaisgarh that are flagged in the RoR)
Beyond theentry of nature of lands the khasra, there is no separate list of fui@nsferable lands
integrated with the system (for example the assigned lands within the lock in Peiiod)

33 For example the assigned lands and their lock in period,
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Chhattisgarh, Kerala or Lakshadweep. Teething troubles were observed in the resurvey village in
Andhra Pradesh (PM Kandrika) with some village LPMs not appearing for registration, issue of
mortgages and their release not reflecting in the Ligtification inrecords ot getting updated etc.

In Lakshadweep, though the registration offices are computerise8RBs are not integrated with

the revenuéand record database atitere is no autdrigger or pushing of registration data to the
village office formutation.Further, there ismbiometric verification of the partie uploadingcircle

rates of various categories of rural/urban lamd=cility for online payment.

6.5 Mutation- Good Practicesand Challenges

The autemutation in Andhra Pradesh and atrigger for mutation in Chhattisgarh and Kerala is
another significant achievement of the DLIR¥drdhra Pradeshascarried out amendment in the RoR
Act, 1971 to provide legal sanctity to autatationand is being carried out in both resurveyed and
nonresurveyed villages of the Stat@nce a registration is approved in Andhra Pradesh, the name of
the registered purchaser @utomatically mutated in the land records on real time basis.
Chhattisgarh, feer the SRO completes the registration, the process istaigigered andime bound
mutation process follows the registration (sale, gift eEdllowing the mutation request auto
triggered from the SRO after registratidhere is a due diligence process of calling for objections
Chhattisgarh gutomaticgeneration ofnotice tothe concerned land ownérd00 random villagers
through SMS notice put up in the gram panchayat office and published inldead newspapejs
before effecting mutation. In Keralafter the online registration of deeds at gelistrar office,
request for mutation is triggered atite scanned documents aransferredonline to the concerned
village office.For registered transfer and court decrees, there is no enquiry to be conducted in Kerala
and the initiation of autonutation similar to Andhra Pradesh seems to have no hindraimces.
Chhattisgarh, the idine system of mutation is handled through four series as per the source of
mutation application receipt viz. from SRO, citizens (&arlier registries), patwari and revenue
courtsThe mutation request for successieralso an online process Andhra Pradesh and Kerala
andSMS alert is sent to the applicant at the time of his application as well to for conveying the final
decision.Unlike Andhra Pradesh and Chhatisgarh, ghecession related mutations in Kerala do not
have end to end online enablement to map the time duration for effecting mutation.

A critical gap in Andhra Pradesh and Lakshadweep is tladsl registered for nen
agricultural/residential use do not get mutatedlected in RoR. Irall the Study States/UT, aritical
challenge relateto thepending mutations before the integration of the registration and land records
system as there iorcompulsion on part of the buyer to get his registered land mutated. The case of
mutation of records diegal heirs(of expired landownejss anotheruniform issue in all the study
areas.The landowrers choosing not to update records as well as those not choosing to partition the
lands remain critical challenges in mutation and updation of land reddrel®xtent of the problem is
much higher irthetribal belt as revealed from the sample villadgdsatation of undivided land shares

of flat owners is also an issue across all the study areas, though in Kerala, the cabinet has recently
taken a decision in favour of mutation of records in the nanflatadwners. Lakshadweep has a long
and difficult way b go in integrating theegistration and village offices for mutatiofsaps in
mutation, bothof registered landsnal succession cases appears extensive in the UT as study in
sample villages have revealed.

6.6 RTM AssessmenKey Reflections

The key findings of the Study in the ten sample villages across digtnicts of four States/UTare
summarised below under three heads;, fite status of ownership andgsessiownf land secondthe
spatial, textual and on grounthgis ofthe land parcels and third, the recording of encumbrances on
the land records, if any.

Ownership and Possession

The proportion of updated ownership records varied in the sample villages; from 83 percent and 100

percent in the two sample villages in Andhra Pradesh; 89 percent and 63 percent in the two sample
villages in Chhattisgarh; 96 percent, 98 percent, 67 percent and 20 percent in the four villages in

Kerala to 1.96 percent and zero percent in Lakshadweepprirhary issue of nowpdation of land
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records in the study villages relates to death of the recorded ownersrccession casds Andhra
Pradesh, in Village 1 which is n@asurveyed (Sulthanapuram), the ngrdated 17 percent records,

half is accounted by registered sales of small extents of land for resident(éhatse not formally

part of the RoR according to existing practicasyl the remaining are cases of succession (expired
landowners). Irthe re-surveyed village, PM Kandrikahe land ownes name in the RoRompletely
matcheswith the ground in case of all the 67 land parcels, though 8.5 percent of the owners do not
enjoy possession of land as they have reported exchanged their plots or leasiBgkoriavillage

of Chhattisgarh, 37 percent of land parcels do not have updated landowners name and all the non
updated cases aoving to the death of the recorded owners. In Tuma Baliege of Chhattisgarh

too, the norupdated 11 percent recordsare cases of succession (expired landowners). In
Peruvanthananvillage of Kerala 96 percent of the landowners appearing on the RoR own and
possess the land on ground. The -npdated record$4%) is the case of expired landowners. In
Kollengodevillage of Kerala 98 percent of the land records are updaad all thelandowners
appearing on the RoR also confirm possessing the land on ground. Fhpdated record €3) is a

case of successiohakshadweep requires a massive effort for updation of records. In Aifjati,

only 1.96 percent of the landowners appearing on the RoR odrpassess the land and 98.04
percent of records are not updated. Out of theupmiated records, 92 percent are cases of succession.
In Kavaratti village,all the 53 land parcels had napdated records, the cause being sale (43%),
succession (33%), gift (12%) and exchange (12%).

In the two tribal dominated villages of Mlappara and Neliampathy, the updated land records comprise
only 67 percent and 20 percent of total land parcels. In these villages, lack of clear boundary
demarcation between revenue and forest lands, court cases and restrictions on mutations dominate the
causes of lack of updation.

Spatial, Textual & Ground Status

Land Location, Extent and Land Shares While computerisation (scanning and vectorisation) has
made good progress in all the Study villages, the same is not the case with digitisation. Out of the 10
villages where the study was carried out, only 1 village, P M Kandrika has digitised cadastral maps.
The land extent in cadastral map and RoR was seen convergingdigittsed resurveyed village of
Andhra PradeshHowever, in all the villages without digitised maps, the land location and extent
difference betwen textual/spatial records and-gnound status cannot be ascertainétithin the

textual records, there idsa asubstantial mismatch between separate land shares shown in the RoR
and the survey sdtlivisions in some cases. Only 51 percent of the land shares in the RoR have a
survey suldivision number in Sulthanapurawillage of Andhra PradestEven in PM Kandrika, the
resurveyed village with digitised mahe need for mandatory application for partition leaves a gap in
terms of LPMs and shares definedthe RoR. Only 88 percent of land shares are represented by the
LPMs. In Chhattisgaith 8irkonaand Tuma Bahra villageshe divisions in map largely reflects the
shares in ROR96.3 percenand88.6 percentespectively in the sample villages).

Land Type/Classification and Use: The land classification (wet/dry); type (agricultural/aon
agricultural) and nature (government/private or Jenmom/Pandaram/Poramboke) on the whole had
limited divergences and generally matched with the records in the study villages. In case of land use,
except Chhattisgarh, the precise land use/crop details are not a mandatory requirement to be captured
in the RoR in the other three Study States/UT. Though the Study has captured the actual land use as
reported by the landovens as well as through the study of satellite images, there is no base for
meaningful comparison. In Chhattisgarh, throughldhannual Girdwari, the actual use in terms of

crops sown perfectly matches with the ground in the stddewever, while the broad land use
conforms to the records (agricultura®? percenof the landowners in Birkona shared that the land
parcels wereither vacant or in residential use. Similarly, in Tuma Bahra, 8.4 pestéartd owners

reported that its either vacant or iresidential use

Land Records and Encumbrances on LandThe Study assessed the encumbrances of land in terms
of mortgages, lease, pending court cases etc. Among the study States/UTs, the flagging of
encumbrances is only carried out in the Rofy in Chhattisgarh. In Andhra Pradesh, the loan charge
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module is in internal use by the bankers within the SLBC. In Kerala, the EMR has recently been
introducedand the encumbrances can be viewed by the VO for new loans. The viewing interface on
RoR is however a work in progreda addition to the recently introduced EMR, the manual records
have a noting for issuance of PC given to mapits for application of loans as well as a noting of
information of mortgages received from the banks. Other than Chhattisgarh, pending court cases or
mutation proceedings amet flagged in the RoR of other Study States/UT. The encumbrances on land
acquisition and award are not flagged in any of the Study States/UT.

The feedback of the landowners regarding service requasitstion, ectificationfrom the village
office was positive across all study villages (except Mlapjranderalawhere the landowners are
dealing with multiple difficultiesowing to lack of clear boundary demarcation, vesting of EFL lands,
court cases and the nopdation of land records).

6.7 Broad Suggestions and Recommendations of the Study

The achievement and gaps in DILRMP in Andhra Pradesh, Chhattisgarh, Kerala and Lakshadweep
have been outlined in Chapters 2 to 5. The assessment reflects several good practices in the Study
states while also reflecting areas requiring proactive action to achieve the objectivearobitiaus
programme. Th&ey general suggestions for the Study are given below.

x Transition to digital maps with geo-coordinated land parcels and updation of spatial
records: This is a critical component of DILRMP. In 9 out of $€dy villages in the four
States/UT, digital records were not available. This inhibits meaningful comparison of the areas
with the textual records and developing a land record that is a mirror image of the ground.
Progress on this front is a critical requirement for achievement of the objectives of DILRMP.
Kerala and Andhra Pradesh are presently in the process of conducting a digital survey and
dedicated attention to complete the process, ddtiressing the concerns of the landowiethe
need of the hourThe process should also be initiated in Chhattisgarh Lakshadweept the
earliest.

Lack of mandatory subdivision andnonupdation of spatial records is among the most significant
challenge in the achievement of the objectives of the DILRMP. Among the four states, sub
division of the land and updation of the vectorised map is only being done in Chhattisgarh
(leaving out certain urban areas where it is difficult to causelsusions through a nedigitised
record) and the resurveyed villages of Andhra Pradeésparation ofa sketch aftemphysically
surveying the land extent and eriagrmandatory suldivisionsare much reqgued stepsrior to
registrationthe delay of whicltcompounds the legacy issu@dso taking the present records far
from the ground reality.

x  Appropriate Technology for Resurvey of LandsThe location and measurement of land parcels
is extremely essential to maintain the spatial data in consonance with the RoR. The development
of aspatial and textual database showing accurate parcel boundaries with true parcel identities is a
critical requirement that cannot be overlook&dcluding the resurveyillages in thetwo states,
the Study areas are still governed by the cadastral 1paypsical, scanned or vectorised. Digital
land parcels with geooodinates is a critical requirement to improve the quality of land records.
This would not only require resources but agmtient and gradual handlirg the procesd.and
is considered as the most durableséets, valued as a collates#curity against natural hazards
(droughts, floods) and other contingencies (dowry, funeral costs), the ownership of which brings a
sense of identity for a landowner. Expediting a technical survey without adequate time devoted
for spending awareness and clarifying mismptionsof stakeholderss likely to face serious
hindrances for successful completidie challenges associated with similar projects in the past
hadlot to do with limited attention to this important aspect. Kerala seems to be getting it right
with its ongoing exercise addressing the concerns of all stakeholders and an overall acceptance of
the requirement at the highest level.
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X

The Study also made an assessment of the technical aspects of the resurvey being carried out in
the two states, Andhra Pradesh and Kerala, with technological variatiomsasltconsidered
important to assess the technicalities of the two exercises for the attention of authorities taking up
similar exercises in other states. While Andhra Pradesh initiated the resurvey with drone survey
and used the ORI for cadastral mapping, Kerala is implementing the use of CORS enabled RTK
for digital survey. TechnicalyDRI is an accurate image presentation of an area, geometrically
corrected with uniform scale and truly representing theirgto Accurate ORIs can be uskual
topographic mapping and revenue cadastral mapping wherpogéimn, lengths, angles, and
extentare critical. However, though the drone images are acquired at very high resolution, the
image acquisition can be geometrically unstable due to technical capabilities associated with
drone flying as well as adverse impact of weather conditions on dromgesmahe technology

and bundle block adjustments algorithms are not-estéblished in drone images. In most cases,

and especially in large areas, the ORI generation is very time consuming and prone to geometric

errors in terms of getmcation and measurements of lengths and areas. On the other hand, the
aerial & satellite images have advantages of hagaple platforms in terms of geometric
fidelity. In order to optimise the time, effort and ce$fiectiveness and to achieve accurate results

in cadastrere-survey, the Study puts forth the following suggestions:

V Positional accuracy of 5cm to 10cm is required for operationalising the cadastral revenue
survey. The unstable drone camera platform, low flying height and high relief displacement
results in inherent geometric distortions that may not be well established for generaiion of
accurate ORI. Due to inherent geometric posgliamrors of drone ORIs, it is not possible to
optimise or replace ground CORS enabled RTK GPS measurements. The drone image
photogrammetric processing for generating village level sesmimsaic of ORI is very time
consuming.This also requires digital photogrammetric experts (with critical understanding of
geometric errors and geometric residues) for processing drone images for ORI generation.

V The above issues were observed in the selected AP villages for cadastral mapping. In fact,
cadastral resurvey in these villages is actually conducted using RTKs, the ORIs being used as
reference images. Implementing the use of CORS and RTK-farrvey without drone ORI
of each land parcel gemordinates would optimise the time and cost while ensuring an
accurate GIS cadastral map. No additional training to the resurvey teaaisobg required
as the present survey temmre generallytrained in CORS mabled RTK survey and for
preparatiorof GIS cadastral map in QGIS.

Prioritisation of Pending Records Updation: In three statesKerala, Chhattisgarh and Andhra
Pradeshdigital RoR is degally valid document that can be downloaded by the citizens. In all the
three states, aimutation (Andhra Pradesh) or atitgyger mutation (Chhattisgarh and Kerala) is
being implemented. This will ensure that registered transactions are automatically updated in the
recads. However, the concern area for updated land records pertains tdrémssetions that
happened prior to implemgtion of the autdrigger mutation process. In Chhattisgarh, an
additional pending concern is the lands diverted prior to 1972, where separate records were
maintained that are yet to be integrated into the RoR. All these pending issues require a proactive
and dedicated effort. Identification of such lands from the legacy records (online/manual) is
important. In Andhra Pradesh and Kerala, online legacy records exist from 1983 and 1986, which
will make it a less cumbersome exercise than Chhattisgarh whicbriiae legacy records only

from 2017. However, for records to mirror the ground reality, this exercise may be unavoidable.
Awaiting the earlier purchasers to apply for mutation will always leave a gap that can only be
removed with a proactive effort.akshadweep requires special care/attendind institutional
support/resourceisecause of the enormity of the issues associated witlupdeted records, the
considerable backlog, limited resources as well as the ongoing conflicts associated with the
Opamadcal andsod.

Succession/inheritanceelated Updations: In all the sample villages, the major differences in

the ownership in records and the RoR stemmed from the inheritance/succession owing to the
death of the recorded landowner. This will continue to be a concern even with successful
breakthrough achieved with technological integration of the revenue and registration
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departments and autoutation/autetrigger mutatios. While application for mutation and
consent of the legal heirs is a critical requirement for updation of such records, an important
improvement from the present state will be the recording of the death of the owner on the RoR.
Aadhaar linked issuance of death certificate by the panchayat/local bodies (in Kerala) can be a
helpful source to link the panchayat records with the RoR (wherever RoRs are also Aadhaar
linked). The biannual Girdwari conducted byheé Patwari in Chhattisgarh may be another
source. The states have to put in place a proactive mechanism to at least flag the records with
expired landowners. A similar issue is the issue of joint ownership, the prdigarg of
enormous magnitude in Lakshadweep. To reflect the ground situation, it is important that the
legal heirs and joint owners come forward to partition their laBdactments that enabeio
motosplitting of Joint Pattas like in Andhra Pradesh may be an endi#gaisures to incentivise

the landowners to comerigard to update the records may require attention of the authorities.

x  Land Records in PeriUrban Areas/ Ownership in flats: In Chhattisgarh, onthird of the
pending updations in maps pertain to urban/pdran areas where lands have been fragmented
into extremely small extents. The map updation will be a humungous exercise that requires
special attention. In Andhra Pradeslonrupdation of diverted landsndin the urban areas are
major gaps in the neresurveyed villages (forming about twiuirds of the total villages in the
state). Similarly, the records of diverted larade not maintaed in the RoR in Lakshadweep
where no ruralirban difference is maintained in the maintenance of. R@Rerage of all lands
in the RoOR, irrespective of the rumatban distinction as i€hhattisgarh and Keralare good
practices worth emulationntegration of urban dilding plan approvals and CLU is a welcome
move to reflect the existence of builp properties in the land records/RaBross States/UTs
Decision to mutate the undivided share of the land in the name of the flat ownese & al
welcome moveén Keralathat merits replication.

x  Purification of Land Records: The online RoR is considered the sole land record in Andhra
Pradesh (resurveyed villages) and Chhattisgarh. It is important to ensure that adequate due
diligence measures arastitutionalised to fool proofor manualentry errors as well ag
exclude legally nofpermissible lands from transactiombiectionable government lands,
assigned lands before the lock in pergdcl). The linkage to legacy records througk inclusion
of the resurvey number in the RoR and online labdity of legacy records in Keralia a good
practice worth emulation. This may be essential if quality of land records is to be maintained

x  Legacy land record issues require proactive intervention:Addressing boundary issues
between forest and revenue lands and legacy issues merit attention. In two of the tribal
dominated Study villages of Mlappara and Nelliyampathy in Kerala, decades have gone by with
vague restrictions ofand transfer and lack of clarity on the boundaraexd demarcation of
lands. The rights of the existing landowners appear severely compromised not even in the
disputed &nds but also landowners of parcels adjacent to tbkdke lands These require
proactive attention of the revenue authorities.

x  Comprehensive RoR with land use and land possession detaifSolumns 13 to 16 of the
RoRs in Andhra Pradesh (resurvey villages) and columns 9 to 11 of the RoR in Lakshadweep
cover the tenant details. However, sbecolumns have been left blank the two other states,
Chhattisgarh and Kerala, the RoR does not provide these details. Formalisation of tenancy is an
issue that has now been recognised and accurate reflection of possession on ground would
require the inclusion in the RoR. Similarly, the act@ald use is covered only in Chhattisgarh
but not a mandatory requirement in the other states. This is another area where the RoRs are
found lacking.

x  Recognised Rights under RoFR Act, 2006Fhe Right to Fair Compensation and Transparency
in Land Acquisition, Rehabilitation (RFCTLARR) Act, 2013 includes under the definition of
6l andownerd those whose | and rights on forest
and Other Forest Dwellers Recognition of Forest Right Act, 2006. The RoFR Act mandates that
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records of such landowners whose rights are recognised be incorporated and maintained as a part
of the land records. The practice of Andhra Pradesh to includg X660 forest rights holders

into the online webland/RoR is a welcome move that may be encouraged for replication in other
states.

x  Flagging of Encumbrances in the RoRFlagging of encumbrances is important to reflect the
present status of land. These will relate to mortgages, leases, court cases, and even the pending
mutation proceedingsdAmong the states, only Chhattisgarh (in July 2024 angrovisionfor
flagging RoR with mortgages, with Andhra Pradesh and Kerala developing loan charge modules
for entry of mortgages by banks for their internal viewing (and also viewing by the VO in
Kaerala). Among the Study t&tesUT, only Chhattisgarh hasomputerised the RCMS and
flagging ofpending revenue court casagsheRoR. These are worth replication by other states.

A critical gap in all the states is the lack of flagging of landuagition related encumbrances.
Besides mutation of lands which has become a legacy issue in the case of lands acquired by
government/PSUs in the past, an ongoing issue is lack of information of land acquisition
proceedings on the RoR eventually paving way for various malpraeticEstly implications

for the exchequetand is acquired for various infrastructure projects under both the central and
state legislations. Often, encumbrances are created after the legally permitted cut off dates
(preliminary notification under the RFCTLARR Act, 2013) or vesting of land under the various
other central legislatiods Creation of land acquisition module for the acquiring/requiring
bodies for integration with the RoR may be very useful. Flagging the RoR with details of
pending acquisition process will be an important requirement to mirror the ground reality.

34 Section 11(4), RFCTLARR Act, 2013:No person shall make any transaction or cause any transaction of
land specified in the preliminary notification or create any encumbrances on such land from the date of
publication of such notification till such time as the proceedings under this Chapter are completed:

Provided that the Collector may, on the application made by the owner of the land so notified, exempt in
special circumstances to be recorded in writing, such owner from the operation of thécsab:

Provided further that any loss or injury suffered by any person due to his wilful violation of this provision
shall not be made up by the Collector

Section 3D (2), NHA, 19560n the publication of the declaration under-selstion {), the land shall vest
absolutely in the Central Government free from all encumbrances.

Section 6(2), PMP Act, 19620n the publication of the declaration under-seltion (1), the right of user in
the land specified therein shall vest absolutely in the Central Government free from all encumbrances.

Section 20 D (2):0On the publication of the declaration under subsection (1), the land shall vest absolutely in
the Central Government free from all encumbrances.
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Table 6.1 Land Records Modernisation: Good Practices and Gaps Across Study States

Andhra Pradesh Chhattisgarh Kerala

CMLARR, A SCI, 2-24-25

I Textual Land RecordsGood Practicesand Gaps

Lakshadweep

1 | Legal Backing

ROR is issued under the Andhra Prad
Records of Rights in Land & Pattad
Passbook Act, 1971 and Rules, 1989 |
necessary amendments for computerisa
and digitisation have been done.

Legal Backing
RoOR is issued under the Chhattisg
Land Revenue Code (CGLRC), 19

Legal Backing
No landownership document per
exists except the land tax rece

extract called the Thandapper extrg
The Thandapper Register is treateo

the RoRin Kerala

Legal Backing

RoR is issued under the
Laccadive, Minicoy and
Amindivi Islands Land
Revenue and Tenancy
Regulation, 1965.

2 | Computerisation of RoR

X X X X X X

All RoRs computerised

Digitally signedRoR

Valid legal document

Verifiable through a QR Code
Downloadable by citizens

Online Rectification allowed

(0.13 million rectifications in 20224)
Gender field included in resurvey
villages

Computerisation of RoR

X X X X X X X

X

All RoRs computerised
Digitally signedRoR

Valid legal document
Verifiable through QR Code
Downloadable by citizens
Transliteration facility provided
Online Rectification allowed
(36599 rectifications i2023-24)
Gender field included

Computerisation of RoR

X

X
X
X

All RoRs computerised
digitally signed RoR
legally valid document
Downloadable by citizens

Computerisation of RoR

x  All RoRs computerised

x Digitally signed RoRs
do not exist;

x Not a legally valid
docuiment

Rural-Urban Coverage
Gaps
x  Only rural agricultural lands in RoR

Rural-Urban Coverage

X

Records of lands that are diverted |
nonagricultural uses and habitatio
(Abadi) are not updated in the RoR.
Urban land uses, or Change in La
Use permissions remain outside 1
gambit of the RoR

X

Gaps

X

No distinction between rural an
urban; all lands covered und
RoR

Revenue departme
maintains the RoR for bot
rural and urban areas

Lands diverted prior to 197
(comprising about 2 percent

total extent) when records we
maintained separately is yet to
integrated into the RoR.

Rural-Urban Coverage
x No distinction between rural an
urban; all lands are covered unq

RoR

Rural-Urban Coverage

x No distinction betweel
rural and urban; al
lands covered undg
RoR

Gaps

x Details of diverted
lands are not covere
under the RoR
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Andhra Pradesh| | Chhattisgarh Lakshadweep
Comprehensiveness of RoR Comprehensiveness of RoR Comprehensiveness of RoR Comprehensiveness 0
x Details of all the holders of forest lang x RoR is comprehensive coverii x Landownership history  an| RoR

those whose rights are recognised ury  details of land/landowner as wg Linkage to legacy records: Gaps

the RoFR Act, 2006 included in th¢ as landuse (cropsi-annual V RoRs reflects Resurvey| x Landownership history

RoR Weblard) girdawri) and  encumbrancg number and Linkage to legac
Gaps (mortgage, mutation & reventu V Landownership history of eag recordsdoes not exist if
x Landownership history and Linkage court casesAll the 912 revenug Thandapper account in th RoR

legacy recordgloes not exist in RoR courts are computerised a online land records system | x No land use detail
x Precise land use in terms of crops sq integrated with the revenu retained beyond the broa

is not reflected in the ROR records (with regard to flagging) V Permanent registers have a classification of lang
x Detalls of tenants/enjoyers/possession Gaps been made online into Jenmom, Pandara

ground not included in RoR x Landownership  history an V Feasible to link the origin o & Puromboke or
x Encumbrances are not flagged (explail Linkage to legacy recorddoes the survey number. encumbrances lik

below) not exist in ROR Gaps court cases or pendir

x Details of tenants/ enjoyer]x No land use details beyond t mutation
possession on ground n broad classification of land intf x Details of tenants
included in RoR Nilam and Purayidam @ enjoyers/ possession (

x Details of RoFR right holders a encumbrances ground not included i
not included in the Land Record{ x Details of tenants/ enjoyer RoR
possession on ground n
included in RoR

x  Details of RoFR right holders a
not included in the Land Record

Joint Ownership Joint Ownership Joint Ownership Joint Ownership
x Splitting of Joint Pattas provide fsuo | x 44% of RoRs are Joint Owners | X Not a potent issue in the State | x Most RoRs have
motoaction multiple landowners

Average of 4 landowner
per RoR

Aadhar inkage Aadhar Linkage Aadhar Linkage Aadhar Linkage

82% RoRs seeded with Aadhar 73 % of RoRs seeded with Aadhar | x Consentbased Linkage of Aadhai Aadhar not linked with

with RoR (29,782 linked) RoR

x Option to voluntarily seHink or
through village office
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Andhra Pradesh| |

Chhattisgarh

Lakshadweep

Recording of EncumbrancesGood Practicesand Gaps

X

X

X X X

Amendment carried out in the RC
Act, 1971 to facilitate the flagging (¢
mortgages.

Loan charge module created for use
banks under the SLBC umbrella; 4.
million RoRs being flagged by banks
Mortgaged lands  flagged ¢
registration departmefor internal use

Gaps
Land records do not flag any of
following:

Mortgages

Land acquisition

Pending mutation proceedings
Court cases

Comprehensive flagging ofonline

RoR with encumbrances

x Mortgage details fame of the
bank, whether land is sti
mortgaged/repaid) are flagged
the RoR; 21percenof all the
RoRs are redlagged

x Pending mutation process flagg
in the RoR

x Revenue court cases flagged
the RoR.

Gaps
x Land acquisition details araot
flagged

Noting on Manual Records fc

Mortgages

x  Village Officer makes a noting i
the Manual Land Recorg
(Thandapper Registers) when
landowner applies for possessi
certificate to apply for loan

x Intimation from the bank
regarding loans disbursed agai
the mortgage of property alg
noted in Manual Register

Linkage of theonline RoR databas

with banks initiatedthrough EMR

Banks are given a login to flag tf

Survey numbey; Viewing interface

being developed

Gaps

Land records do not flag any of
following:

x Land acquisition

x Pending mutation proceedings
x_ Court cases

X
X
X

Gaps:
Land records do not fla
any of the following:

Mortgages
Land acquisition
Pending mutatior|

proceedings
Court cases

3 | Spatial Records Good Practicesand Gap

X
X

38 percent of villages resurveyed
100 percent geceferenced lang
parcels in 6688 resurveyed villages
In 87 percent of village maps (879
are geereferenced including the nel
resurvey villages

Mutation in  resurveyed Vvillages

x ROR database is linked with t
cadastral vectorised maps 4
though not geweferenced, can b
used as contextual reference m
representing spatial representat
of village boundary and fg

relative position, size and shape

x Digital survey completed in 10.
percent of total extent of land

x 33,08,131 gewoeferenced lang
parcels have been created for
total extent of 1869B hectares in
the resurvey villages.

x_In resurveyed villages, textual ar

Vectorised cadastral ma
constitute 82.3 percent; af
georeferenced
maps constitutejust 0.07
percent.

cadastr
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requires mandatory sutivision in
spatial recordbefore registration; afte
automutation, new land parcels a
formed.

In resurveyed villages, textual ai
spatial records converge

X

Gaps

The FMBs beyond the resurvg
villages are not geceferenced; thg¢
maps and omround measuremen
may not match in all neresurveyed
villages

No subdivision effected even whe|
shares are divided among the le|
heirs;

Chhattisgarh

any land parcel in the village.
Post, 2017, there is updation
land parcel subdivision o
cadastral vector GIS map Bhu
Nakshawith digital signature

Gaps

x Even though sublivisions are
being carried out in the vectorizg
maps, not being ge@ferenced tq
earthos coor di
location and extent will vary witl
the textual records

The subdivisions were not carrie
out in the maps prior to 201
when the RoRs were manua

updated
x In urban areas where each kha
has been subivided into

innumerable units subdivisions
not demarcated.

spatial records converge.

Gaps

X

In Kerala, the RoR and cadast
maps are presently not linke
The State awaits the completi
of the digital resurvey t(
integrate the textual, spatial a
registration of records.

No subdivision initiated in the
maps except the land acquisiti
cases.

Lakshadweep

Gaps
Maps are not being update

Registration- Good Practicesand Challenges

X

Section 4 of the RoR Act, 1971 h
been amended to include electrol
transfer by Registration department]
Entire  registration  process
completed online

All  SROs are integrated with
Revenud/and Record database sin
2016.

Registration is allowed all over th
state with the consent of the SFK
where the land is situated.

X

x  SROs are integrated with revehy

land record database
Entire registration
completed online
Sighature of parties capture
digitally and identification
documents are uploaded
Bio-metric identification of the
parties (buyer & seller) is enable
Circle rates are uploaded on t

process

registration software and th

The Registration (Amendmen
Rules (Kerala), 2021 provides f
following changes for the onlin
registration

All  SRO offices have bee
computerised and entire
registration process is complet
online.

The registration is allowe
anywhere in the district an
online facility is provided for

x SROs have bee
computerised

x  System facilitateg
generation of
encumbrance
certificate online

x  Legacy data 0

transactions i9
available from 200(
onwards
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Gaps:
x In nonresurveyd villages,
registration allowed in terms ¢

Legacy data of transactions
available from 1983 onwards

Circle rates are uploaded on t
registration software and the syste
autocalculates applicable charg
and facilitates online payment.

List of prohibited lands that are to |
blocked from registration integrate
into the system.

shares, without survey certificate
delineatingthe location and extent (
property soldbn ground

No requirement of sulivisions prior
to or post registration;ub-divisions
are only done foonly those applying
for partitions by paying requisite fe
through Meeseva.

Litigation (revenue and civil courts
cannot be accessed by SRO

Some teething troubles were obsen
in the resurvey village

Chhattisgarh
system autaalculates applicabl
charges and facilitates onlir

payment
x  Online process of pushing throu
the digitally signed recor

documents to the village is
seamless process and worki
well on the ground.

Gaps:
x  Nonttransferable/prohibited lang
not integrated in the registratig
software

x SROs in the state are integrat

x System provides

x SRO can generate encumbral

x Registration

Lakshadweep

booking an appointment

with revenue officesand record
database

for onlin
payment facility of stamp dut
and registration charges

certificate and legacy data (fro
1986) for ready reference.

data (Scanned
documents) pushed online tc
village office for mutation

Gaps:

x Biometrics of the parties are n
captured

x No facility to verify the eKYC of
Aadhaar/PAN

x No facility to upload
identification documents.

x Documents not digitally signe
SROs endorsement on the de
document is entered into a man
filing sheet at the SROs offig
before scanning and transferri
the document to the VO

x Non-transferable/prohibited lang
not integrated in the registratic
software

x Litigation (revenue and civi
courts) cannot be accessed
SRO

the

Gaps:
x SROs are not integrate

with the revenue office

and land recorq
database.
No biometric
verification of  the
parties.
The circle rates o

various categories Q@
rural/urban lands are n
uploaded and the syste
does not provide facility
for online payment.

After the registration
there is no automati
pushing of registratiof
data to the village office
for mutation.
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5 Mutation -Good Practicesand Challenge
x Auto mutation facilitated by amendmg x
in Section 5 of the RoR Act, 1971

(]

Online system of mutation is ar x
handled through 4 series from t

The transfer of registry
implemented online with

Gaps:
th x Lack of integration g

x Name of the registered purcha source of receipt (received fro integration of the registratig the registration an
automatically mutated on real time be SRO; citizens for earlie portal village  offices  for
in both surveyed and nemsurveye( registries; patwari & revenu (pearl.registration.kerala.gov.in mutation.
villages courts). with  the revenue port{ x Pending mutationsof

x Mutation of all types, both sale a| x After the SRO completes th (revenue.kerala.gov.in). lands registered earlie
succession are computerised | registration, the process is aul x After the SRO completes th but not applied fof
completed online triggered at the revenuelvillag registration, the process is aul mutation. No

office and time bound mutatior
process follows the registratiq
(sale, gift etc)

x  There is a due diligence process

x SMS alert is sent to the applicant at
time of his application as well to f
conveying the final decision

triggered at the revenuelvillag
office and time bound mutatior
process follows the registratig
(sale, gift etc) X

compulsion on part o
the buyer to get hi
registered land mutateq
Gaps in mutations of

Legal heirs of expired landowne
choosing not to update records as \
as those not choosing to partition
lands

Lands registered for neagricultural
use/residential use do not ¢
mutated/reflected in RoR.

up in the Gram Panchayat a
published in 2 local newspape
before effecting mutation.

x Average days for mutation
given as 3 days.

Gaps:

x Pending mutations before tf
integration of the registration ar|
land records system;

x  Mutation of undivided land share
of flat owners

x Legalheirs of expired landownet

choosing not to update records

kept pendiag for more than
months.

Average days for
given as 27 days.

mutation

Gaps:

X

Pending mutations before tf
integration of the registratioand
land records system

Legalheirs of expired landownel
choosing not to update records

Succession related mutations

present do not have end to €
online enablement to omitor the

pandaram lands

Gaps: calling for objections automatic| x Scanned documents pertaining both registered land
x Pending mutations before t notice gets generated and sent registration transferred online and succession cases
integration of the registration and g land owners through SMS ar village office for mutation extensive
records system 100 random villagers; notice p| x No transfer of registry shall  x Pending issue 0
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time duration

Lakshadweep

6 Reflections from Real Time Mirror of Sample Villages

X

X

Ownership & Possession

83% and 100%of land records arq
updated in the two sample villag|
(Sulthanapuram and PM Kandrika) i
landowners appearing on the RoRn
the land on ground.

8.5 percent of the lands owners do |
have possession on ground in H
Kandrika (leased/exchanged)(

Out of the norupdated 17 percer
recordsin Sulthanapuram villagenhalf
is accounted by registered sales
small extents of land for residential u
and the remaining are cases
succession (expired landowners).

Spatial, Textual & Ground Status:

Only P M Kandrika has digitise
cadastral maps. The land extent
cadastral map a@h RoR was see
converging in thisesurveyed village
In  Sultanapuram, without digitise
maps, the land location and exte
difference  between textual/spat
records and oground status canng
be ascertained.

Within the textual records, there is
substantial mismatch between sepal
land extent shares shown in the R
and the survey sutlivisions. Only 51

percent of the land shares in the R

Ownership & Possession

x 89% and 63%percentof land
records are updated in the ty
sample villages (Tuma Bahra a
Birkona) i.e. landowners
appearing on the RoRwn and
possess the land on ground.

x  The nonupdated recordin both
the villages are cases O
succession (expired landowners

Spatial, Textual & Ground Status:

x  The maps of both villages are n
digitized and hencethe land
location and extent differeng
between textual/spatial recor
and onground status cannot K
ascertained.

x In Birkona and Tuma Bahr
villages, the divisions in ma
largely reflects the shares in R¢
(96.3 percent and 88.6 perce
respectively.

x In case of broad land usé
(agricultural), there were sligh

variations; 22 percent of the

Ownership & Possession:

x  98%, 96%, 67% and 20% of lar
records are updated in the fqg
sample villages (Peruvanthana
Kollengode, Mlappara an
Nelliyampathy i.e. landowners
appearing on the RoRwn and
possess the land on ground

x The nonupdated records a
mostly cases of succession (15
in Mlappara; 4% inPeruvanthang
and2% in Kollengode)

x In the two tribal dominate
vilages of Mlappara an
Neliampathy, the updated Iarn
records are owing lack of cle
boundary demarcation betwe
revenue and forest lands, co
cases and restrictions  (
mutations

Spatial, Textual & Ground Status:

x In the absence of spatially relevg
records in all the four sample
villages, the location and extent ¢
land parcels in the village cann
be meaningfully assessed.
Village 1, the records and actu
use completely matches in all cas
cardamom plantatio
(agricultural/noragricultural).

X

Ownership & Possession:

1.96% and 0%of land
records are updated

the two sample village
(Kvaratti and Agatti)
i.e. landowners
appearing on the Ro
own and possess tf
land on ground

In Agatti village, aut of
the nonupdated
records, 92 percent a
cases of succession.

In Kavaratti Village 2,
all the 53 land parcel
had norupdated
records, the cause beil
sale (43%), successiq
(33%), gift (12%) ang
exchange (12%).

Spatial, Textual &

Ground Status:

x The maps of botk
villages are no

digitized and hence th
land extent differency
between textual an
spatial records canng
be ascertained.
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have a survey sutlivision humber in
Sultanapuram

In PM Kandrika, the land extent (
each parcel is exactly matchingth
the Webland Adangal. However, On

X

88 percent of land shares ree
represented by the LPMs as partitic
are done only on application
landowners

The RoR reflects the cultivable lar
extent, land nature (patta, porambc
and govt. land) and land classificatif
(dry, govt. land, gramakantam al
assessed waste). The broad land us
the records matches with the ground
The actual use of land is not reflect
in the RoR and hence meaningfi
comparison cannot be made

Land Records and Encumbrances or
Land:

The only encumbrance in the sam|
villages are mortgages. These are
flagged in the RoR. The loa
chargeable module is for internal u
of the banks.

Chhattisgarh
landowners in Birkona share
that the land parcels were eith
vacant or in residential us
Similarly, in Tuma Bahra, 8.
percent of land owners reportg
that it is either vacant or i
residential use.

x The crop details perfectl
matched with the RoR for th
remaining.

Land Records and Encumbrances

on Land:

x All the court cases (4 in Tum
Bahra) and mortgages reported
the land owners in both the villag
areflagged in the RoR.

Lakshadweep

In Village 2, the RoR does not refle
the actual land use which is mixe
ranging from residential (26%
plantation (8.5%) an(
irrigated/unirrigated farm crops.
In village 3 too, the use is mixe

ranging from residential (26%
plantation (8.5%) an(
irrigated/unirrigated  farm  crop|
(65.5%).
Land Records and Encumbrancesg
on Land:
x Online records re yet to fla
encumbrances

x Manual records have notings

VO as given below:

V Peruvantham  Village: 69
percent cases of mortgage, t
Manual Thandapper Regist
has a noting for issuance BC
in 69% cases; dting for bank
confirmation of extending loa
also exists in 2& cases and N
entry in 3% cases
Kollengode: In50 percent case
there is an entry in the manu
records for PCand no entry in
manual records for th

remaining 50%

Land Records and
Encumbrances on Land:
No encumbrances we
reported by the landowne
of the sample. Flagging q
RoR with encumbrance
has not been initiated
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