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WHY LAND and WHY CITIES?

Bangalore as India’s main IT centre... but why is land so central in the ‘IT’ here?
Was not IT intended to make land / location irrelevant?

Why do the large domestic and MNCs need government to intervene in land
iIssues? Why not go out and buy/rent?

BIG BUCKSs, BIG ‘Policy efforts’, BIG SYSTEMS, and NEW LAWS and
ILLEGALITIES!

Why invest in money and policy and new legislation: does the National, and Big
bucks: World Bank $ 500: Government of India: Rs 25,000 crore ($ 250 million);
ICICI, (India’s leading Pvt. FI, and others): $500 mil

Karnataka State Govt.: Digitalization of 20 million land records via Bhoomi, GIS and
land titling by E-Gov. Foundation in 57 towns in that state, + Work in Delhi and 41
towns in West Bengal. (WB ‘best practice’ for “Transparency and Accountability’)

Inter-linking all the states and Union Territories through an IT network in 10 main
areas, including land records, property registration, transport and revenue collection
amongst others.

New ‘Single window clearances’ for mega projects under “Public Private
Partnerships” emphasize “clear land titles” and ‘encumbrance free’ access to land.

Karnataka bans all ‘manual’ transfer of land after 2001 forcing all to use the >
‘computerized system’.



Although seductive need to move beyond the “Marginal ity” thesis to consider
forms of contest and it's varied politics



The film please....!

Which will showcase Bangalore in its
diverse economies in both central and
peri-urban areas.....



The quick story: Bhoomi/ The e-Gov Foundation
as ‘E-Politics’ (with a more complicated
explanation..)

New and ‘clean’ land titles of 20 million land
records & their centralization management
allows large developers to gain access,
Increasingly via higher level government
Institutions that notify and assemble very large
parcels of land

Financial institutions and ‘significant

iIndividuals’ (now globally connected) support
and fund such efforts as a way to expand
‘Investment territories’



‘E-Politics’ to clean out the local, and ban the “tr aditional’

- Poor groups face increased pressure due to program s like the BHOOMI -
“...0One would appreciate that system like Bhoomi

actually snatches power from panchayat (elected vil lage
COUﬂCilS) members . ... (The main designer of Bhoomi)

....... (U)nless the ‘old system (of land management and
recording) was killed’ the new program would never

succeed.” (The main technical advisor from the National Infor  matics centre)

Research on Bhoomi is various taluks around Bangalo re shows:

* Time taken is much more

 Much more expensive

 The system is used by large players to take overth e land of small
farmers, SC/ST

- It Is conducive for bodies like the KIADB and BDAt o
acquire land; Corporate groups afraid of complex le gal
disputes also prefer such public acquisition on the Ir
behalf 5



The eGov Foundation developed the Property Tax with GIS system
that would integrate the eGovern Property Tax Application with the
eGovern GIS application -- a system for replication in 56 cities,
The idea was to create a GIS basemap for city planning and
administration with a specialized thematic layer for property

taxation . Our partners include:

Survey of India
Karnataka Remote Sensing and Application Center - KRSAC
Secon Surveys A private surveying company

ESRI California-based GIS software company

The Survey of India in creating a standard model for representing
Urban GIS data. Eighteen of 56 cities would include GIS integrated
with the MIS systems. The GeoDatabase Model for Urba n GIS
has been written so data collected by various diffe rent vendors
and agencies in different cities is in the standard format that is
compatible with the eGovern GIS application.



1875-76




Drawing from Background Studies

Process

Role of the agent

Interface with Bhoomi

ké@sﬁ;lﬁs office and the kiosk process involvew f

Mutation and
khatachange
for different

types of land

can be complicated if the parties concerned havepaated and

a part of the process. Due to various historicatoss, most small

Agents
working for
agricultural
companies
‘targeting’
farmers.

‘E-governance for land titles: re-doing land record
facilitate corporate big business via re-structurin
markets

farmers and marginal groups find themselves in susituation.

To help in mutation process for different typedawfd. Khatachange

consolidated/ registered land records for yearhaowe completed only

—

[hey specialize in ‘preparing
the documentation’ for
agricultural schemes.
There are two types of

levels. The agent concerned does not deal with the
front office for ‘complicated’ cases, but goes dihgto
back office. The agent has contacts with the
caseworker, who serves as a centralizing pointhier
bribes. Bribes are negotiated at one point — tlv& ba
office.

Bribes vary according to the
development of the taluks. In
rapidly developing taluks, they
are usually Rs.20,000/acre for a
khata change. In highly

Qan-g\An t/ am I\ID
aytciis. a) U\.;IILI L;III'JI ycc

of a tractor / equipment
company, or a
fertilizer/seed company;
and b) agent / brokers who
deals only with preparing
documentation.

..... or then,

developed taluks with-a rapidly
emerging real estate market the
bribes can go upto
Rs.40,000/acre.

Ings to
g land
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It brings in new high and ‘super’ high end players

‘cyber speculation game’

Table showing Land Transactions, actors and their roles

example ****

fokk

Regularizing /
updating land

by local agents.

DC.

records at the taluk

and at the

panchayat level
F6 Negotiation, Involves high | Conversion of | Bhoomi is part of the pr
Circuits assembly circuit of large tracts of | — for regularizing the cla
operating in Conversion of landroliticians — | green belt — title of the clients — mair,
Green belt to other use MLA, higher | involves building after obtaining NOC froi
area level document from | village panchayat.

bureaucrats, | scratch

11

to play the

Agent Function performe(ﬂ How do they Complicationér\/hat happens in

by brokers operate bhoomi
Type F5 Identification of land Target small | -look for land in| Come to bhoomi only far
Local agent Assembly- farmers owningfamilies with registering — consolidating
who work for negotiation with | dry land conflict / potentigklaims
large individual farmers | Alliance with | conflict. Much of the process is
developers 4 * Risk of assemblindocal politiciang Risk borne entirgbentered in Taluk office

or

DCess
Lim /
1y

m




Type of

land/
process

Land
unde

pada

Small farmers with dry
land.

A majority of SC/ST small
farmers havepada(tax
default status) imposed on
their land but do not have
the money (fines, backlog
r of taxes, bribes) to ‘lift’
pada These lands affect
between 60% and 70% of
the population.

Agents come

Large
tracts
of land
for
large
develop
ers

Small and medium farme Ty 0 types of circuits
One, local or village level: Developer

Target is mainly dry lanc

to Bhoomi
Usually developers / Two types kiosk for:
real estate agent of agents (@)
pre-finance the are ved Information
- Involved — on pada land;
Iﬁm;_ers tltlec;[?'f??g real estate and
€ fines ana it the agents (b) Contacts
pada, but then selling land with
appropriate it in for caseworkers
their own name or in farmhouse to organize
the name of their S a”ﬁ' to for ‘lifting’ the
clients. o pada.
developers. Computerizatio
are involved: n of records in

ally with local politicians (panchayat
members), administrators at the Taluk

The majority of land
holidings being small, this
requires assembly and
negotiation at the local
level. Large developers
operate at two levels — at
the local level, via agents

for assembly and
negotiation with local

level, or local real estate agent for:

Risk of assembling
Second, depending on
complexity of land
involved, developers ally
with local politicians and
higher level senior

administrators (IAS)  witt
influence at the taluk or district
Level for regularizing/updating

-

farmers and at the District

land records at the taluk and at
the panchayat level

such cases is
thus useful to
get information.

Agents come to
Bhoomi kiosk
after building /
consolidating
and ‘cleaning up’
records at Taluk
or District office
mainly for title
registration.
Agents and?
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Conceptualizing urban land in the politics of e-gov . [ 1ICT4D Initiatives

To understand this, its useful to move beyond the
dualistic ‘globalized—marginality’ narratives:
developed — under-developed, modern —
traditional...

Instead, to move towards more nuanced
understanding of city contests .

These arguments are City centered shaped by:
Complex structures of economy,
Fluid society structures,

Diverse Land settings (incrementally evolving /mixe d
land use)

Municipal politics set within a global...

15



Conceptualizing urban land in the politics of e-gov . [ 1ICT4D Initiatives

Furthermore:

‘No-IPR’ Is critically important, but also as important is t 0

consider particular relationships located in land a nd
economy

Diverse land tenure forms help:
a) Fund economy

b) Allow for networked firms with an innovative mile u
and increased efficiency

c) Help build political claim making via complex and fluid

alliances via ‘politics by stealth’ (rather than th e old
Social Movement story...)

Local Municipal Government and their  “messy, non-
transparent, non-accountable”  bureaucracies forms the
central political platform of resistance to globall y connected
big business (and it's a useful and effective way to do so...)®



Conceptualizing urban land in the politics of e-gov . [ 1CT4D Initiatives

E-Governance /ICT4D is part of a wider economic, institutional,
legislative city based politics:

Urban Reforms Agenda (US-AID, WB, large donors) and  Pvt. Think
Tanks and NGOs on a ‘Civil society, Transparency an d
Accountability Agenda that in India  first targets Municipal
Government

As part of E-Gov.:

GIS and ‘American style’ address systems  : re-defines Plot
boundaries to re-do claims to locations

‘Bhoomi’ (digitization of land records): From ‘occupancy’ ba sed
1500 tenures to 256 ‘title’ based ones to define wh  at can be
claimed

Transfer of Development rights (TRD):  Who can play the game

KIADB: Legislation (compliments Bhoomi) to frame title bas ed
legality

Town Planning / Master Planning  drawing the above to create mega
aggregation of urban space



The Iand econgmy relationship: Local Economy Clusters and “Flexible Land
Settings” in Bangalore

1) Small businesses, service activities, small
manufacturing and fabricating activities locating in
and around the three wholesale trade and retail nodes:
........... . The KR Market area, The City railway station, and the
: Poiq \ Shivaji Nager area.
N R ¢ 3 . . ) L
‘%ﬂ W Type of Land Setting: Traditional city row building S

5— all business and home based production units in
Ve . = 4\ and around the industrial belt on the Western, South
S 2 4 %\\ N\ Western, and Northern parts of the city
Ry Type of Land Setting: Pvt. Land subdivisions, Villa ge
' A—N land subdivisions, "Vattarams", Urban Villages

“FLEXIBLE" ,%AN FaN I_E)g\
LOCAL ECONOMIES

Flexible as:

3) Small scale Fabrication and Service activities
Type of Land Setting: Pvt. Land subdivisions, Villa ge
land subdivisions

*Evolved under 4) Small scale garment business  oriented towards exports
municipalized governance Type of Land Setting: Urban Villages

Incremental 5) Small business, trade, and service sector  locating in
development; Mixed land commercial streets.
use Type of Land setting: City Improvement Trust Board

(CITB) developed residential neighborhoods 18

*Diverse tenure settings




SLUMs as Local Economy Clusters set within “Flexible
Property reaimes” in Delhi

West and South Delhi

East Delhi




‘Mixed land use’ as a way of life....but this reflects complex
processes...

\

Residences

\Factory

Transporting small batches of copper
wire stock locally via Cycle Rickshaws

20



Diverse tenure essential for networked production setting the grou nd
for intense productivity and innovation

Capital machinery and inputs for Indle_l s largest cluster
its customization making cables and

conductors is also a
“Slum” — an example

from Delhi
Main manufacturing system

With a voting population of
21,000 in 1991, this East Delhi
Neighborhood of Y4by 1 mile
with about largely 1500 home
based firms produced
employment in manufacturing
General and Special and services of 35,000.
Services

Local Financing system Employment from the
construction industry is likely to
be at least 15,000 person days

annually.

Real Estate Markets Social Services

21



Initial stages of

i .
urbanization retall agents, touts..

Residences including a

rental market <4

L 4

Middle stages

of urbanization ~ -

An evolutionary economy

draws on real estate surpluses
via ever diversifying tenure
systems...

Factories and Workshops,

22



Financial inter-
connections
between various
economies and
markets shape
complex
Investments into
economies... (Not
NGO Micro-credit
programs!)

These in turn
shape political
alliances across
varied ethnic
groups ... when
called for.

( from Benjamin 1996) 23



Incremental capitalization of the land funds
the local economy .. (for us to fully understand how Master

Planning and E-Governance creates for elitist and polarized
environments...)

Rate of land value growth is rapid at first, but in low absolute
volumes .. Followed by lower rates but higher volumes.....

Lower rate of
land value

increase

A

Highest rate
of land value
increase

24



Perhaps most important, a specific focus on Flexibl e

‘Property regimes’ that allow for multiple tenure. These shape the
distribution of land market surpluses within networ ked firms...
*Greater

distribution of

ﬁ_,é—\ surpluses

$ e *Mixed land use Multiple claims
§5|gn|f|cant local on both use and
I Investment exchange value
opportunities)
_ sIncremental
*Multiple tenure forms consolidation
sIncremental and possibility
construction for densification

implies an
“opening up” of
land to multiple
players to claim
resources
available from
diversifying real
estate markets

...May seem a bit tedious,
but this is one of the main
things that computerized

ICT4D based titling
constrains !!!!

25



Regularization form of land planning responding to

existing developments. At least 12 tenure forms. Not all
are customary, and relate to contemporary political
processes:

"FLEXIBLE" 1) ID card by the slum board

LAND AND 2) Possession Certificate by the Bangalore City

LOCAL Corporation

ECONOMIES

3) Procession certificate slip by the Bangalore
Development Authority

4) Ashraya Housing holders patta
5) Ambedkar scheme Hakku patra
6) 25th. Independence day Hakku Patra
7) Section 94 A of the revenue act

8) 1993 Re-conveyance section allowing
regularization of revenue layout enforced in 1998

10) Gramthana certification of land sub-division
11) Conversion certificate by the revenue departmen t

12) Holder's Khata (after 1999) by the revenue depart ment
26



g v
Local politician
/ council \\\\\\\\*
{(llegal)
Land
Lower developer
Bu

Financier — Foreman — Arti
Strategist — Hawker — Vendor —
Poet — Philosopher — Mystic --

27



Corporate economies feed on singular tenure emergin

‘néu\ \ / Master Planning
8

8
9 '||II
o6 7““
-
.Q-‘x - (/)
~ o

Master Planne land ;@tmg\;\ﬁ

Corporate economies:

sLarge consolidated parcels, high end
Infrastructure, and homogenized
tenure

*Subsidized from the land acquisition

*Regressive for the poor due to non-
recognition of alternative settlement
systems and economies

g from

Corporate economies and
land settings in

Bangalore
6) Commercial zone around the
central parts-- specifically the MG
Road area
Type of Land setting: Master Planned
CBD Office Block

7) Newer Hi-tech IT firms in smaller
office blocks in high income
neighborhoods

Type of Land setting: Master Planned
residential neighborhoods

8) Hi-tech IT firms in High rise office
blocks

Type of Land setting: Master Planned
Integrated Urban design project

9) Large scale public sector & private
sector companies

Type of Land setting: Master Planned
Industrial Estates, Dedicated

Industrial estates 08



Master
Planning made
possible by
‘Big boys’ who
talk at night..

..while architects

play golf ...and
planners god....

Others — un-authorized...

_—
—
—
—
—
—
—
—
b B

-
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Set in motion by Governance Forms at higher levels of Government ...

State government

and infrastructure

provides subsidized land
via new “PPP” legislation >

“Bangalore Agenda Task

4/./. Force” (Big Business

dominated)

Special Mega Project Planning, Funding,

and Implementation agencies (Lake

Mega
environmental /

Large Tourism and development authority) No link to

renewal projects ;
Urban Renewal Mega

funicipal authority ; @

Service provider authorities under
directions of Special Project-- No
link to municipal authority

Projects
: New (Water / Electricity / roads and drains)
_Townships
Expressways LOCAL GOVERNMENT Elected cofﬁfﬁ'i’tt‘ees_,_n_“




Land acquisition, homogenized tenure make for
exclusive access..paving the way for lump sum real

I

Rate of increase

_~—" estate surpluses...

Big business capture real estate increases
across a larger spectrum — multiplied several
times over by state sponsored compulsory
land acquisition

Economic clout via high-level political
circuits, friendly tax regimes, and “hidden”
subsidies for High Grade infrastructure

Corporate financial institutions as partners
tap real estate surpluses (?)

Homogenized land markets closes land
markets for smaller players

31



And also to Map
out alternative
claimants...

32



for corporate groups to
appropriate territory made
productive via publicly subsidized
high grade infrastructure (apart
from 10 year tax holidays)..

- Bangalore’s IT corridor: 150 square km of big busin ess
within highly policed zones

e Land acquired at below market prices via Authoritar lan
laws — KIADB

« The family of Industrial Area Development Acts that
homogenize Property regimes facilitated by “E-
Governance of BHOOMI and ICT4D”

e Politics via Good Governance and PPPs : Special
Purpose Vehicles (SPVs). Increasing political contr ol
 Institutional circuits facilitate  “zero” risk, super high
returns to the oligopoly of players..

33



Corporate economies find
Master Planned land
settings advantageous:

« Large consolidated
parcels, high end
infrastructure, and
homogenized tenure

» Subsidized land
acquisition

» Exclusive land market
surpluses

Subsidies to the larger IT firms

a)

b)

d)

(requiring more than 100 acres)

KIADB pays landowners between $
12,500 to $ 16,600 to / acre from
farmers, when market prices ranges
between $83,000 to $ 125,000, and
upto $ 291,000 for wetland near
roads.

Compensation for built structures
given only if on “converted” land,
and only at depreciated value of
civil structures

KIADB develops land for between  $
19 to $ 24 / sq. mt . but allocated to
large IT firms at 60 cents / sg.mt.

Any land identified by IT firms can
be acquired on their behalf by the
KIADB

Minimal possibility to counter
acquisition 34




Where urban and rural Local Bodies loose
control over over huge areas of land... for Mega

Projects that make land markets inaccessible to
poorer groups ....

/ Bangalore City
. —— |T Corridor: 1.5
times Paris!

35



Singapore
Gowvt.

IFC / US Saving &
Loans / /Japanese
funds

Investments

Shareholding ,

CPG -- DOWNER E

US AID /
WB/ ADB

(Australia) / Temasel
Jurong Corporation

==
National Level semi Private and Private
Financial institutions to promote
Infra. and project finance

“Partnerships” in Mega
Infra. Planning and
Implementation

International Market Long term finance

36




International Market Long term finance

CPG -- DOWNER EDI _
(Australia) / Temasek / ||

Jurong Corporation, | | National Level semi Private and Private
Financial institutions to promote
Infra. and project finance

/] /

Shareholding

Sharehof}iiﬁg
L/

State Infra’
Promotion

agencies:
Land Acq. Agency
Special Purpose Vehicle

Land to selegt\developers
(directly or via ) \at below
Market PN

Developer Developer

Developers: Invest only 5% own funds at no risk..

re-circulate funds for 3 more projects every 13 Developer Developer
months S




IFC / US Saving & Loans / US AID / WB/ ADB

Singapore /Japanese funds

International Market g term finance

18- 20(?)9

N3
National Level semi Private and Pri

Financial institutions  to promaots
Infra. and project finance

“Partnerships” |n

Mega Infra. | Z1T A EMls |
Planning, | l Sharehol/,d;n //
Implementation\VJ 23 % re
State Infrg. > o !
d o Trom
Promo_ i Rest 21% fro
agencies .
Land Acq. Agency
Special Purpose Vehicle “Blue Chip”
Land to selec IT company
developers
(directly or via
SPV) at below
Market prices
Developer
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And Development
Authorities as ‘Parastatal
Agencies’ Promote
Speculation....

D

39



.. to facilitate Financial Institutions to

make substantial profit...

Returns to International Financial Institutions via
ICICI/HDFC from their SPVs investing in IT campuses

—ICICI drawing on funds at 2% from IFC, gains returns
at net 23% - 30% ...

—Funds from US property markets through (IL&FS?)
gain 40% returns through investments in commercial
and retail developments

—IMAX USA in 2003 gained the highest returns in doll  ar
terms from the Hyderabad operations

Growth in investments in malls and multiplexes is a t 4%,
and estimated to rise to  16% by 2007 (currently 3 IMAX In
India and between 7 and 17 more planned in the next 2

years, aiming for 340 malls in the next 2 years ). 40



And strong ‘spill over’ effects....

41
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Spurring other transformations....old into
new age Iindustry, and multiplexes...

44



Productive peri-urban
land laid bare for
defunct industrial

estates — an outcome

of ‘institutional
poaching’ high growth

land markets .



The ‘Big Boys'’
however, fear
The Hydra: A

Cuban style
“revolution”

Or...
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It's Politics: Stealth, “Non-
Transparent, messy local
Vested interests, Vote-
bank Clientilistic ...
regularization of existing
land claims...

Sm.(illegal) Land
developer

Local politician /
council / l@f{ler
“Bureaucrat(s)

ntrepreneur -- Worker — Financier — Foreﬁan/—\

Artisan — Strategist — Hawker — Vendor — Poet — 4/

Philesapher — Mystic --




Thus, see ‘TDR and GIS’ as a way of re-doing land t  itles
and tenure forms as part of ‘Urban renewal’ —an ‘an ti-
politics’ machinery destroying existing and functio ning
Pro-poor economic environments in the name of “Plann ed

Development” and slum removal”...
The Demolition of KR

rket in Bangalore and
its replacement by a
“Modern” shopping
center...eviction of
kers and the poor...

( Photos from Deccan Herald Bangalore)
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‘The Hydra’ fight back via “vote bank politics” and
Municipal Government based “The Porous
Bureaucracy” and “Politics by Stealth”..

49



Where the politics of land
forms a binding agent for a
variety of local groups

To claim locations, warding off demolition benefiting
competing groups and strategize against Master
Planning, later the Supreme Court

in parallel, To negotiate higher levels of
infrastructure

Call for a
public
meeting to
celebrate a
new water
line and
electrical
transformer
with major
politicians in
attendance

50



Using the:
Porous
Bureaucracy

(to access strategic
Information) and get
In infrastructure...

Politics by Stealth

...(to subvert Master
Planning..)

Sm.(illegal) Land

developer
Lower . .
BO € t Entrepreneur -- Worker — Financier —
Local politician / ureaucrat(s) Foreman — Artisan — Strategist — Hawker —

council Vendor — Poet — Philosopher — Mystie--



