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Glimpses of the Workshops  . . . .  

The Chief Guest, Hon’ble Minister for Housing & Urban Poverty Alleviation, Kumari 

Selja was received by Dr. P.K. Mohanty (JS, MoHUPA), Sh. A.K. Sharma (DEAN of 

Studies), Prof. Ranjit Mitra (Director SPA) and Prof. Neelima Risbud, NRC Co-ordinator 

,SPA at the Workshop   

Ms. Kiran Dhingra, Secretary, 

Ministry of Housing & Urban Poverty 

Alleviation, Govt. of India was 

received by the delegates from the 

Ministry and SPA New Delhi at the 

workshop.  

The students felicitating the Chief Guest, 

Hon’ble Kumari Selja on behalf of SPA 

New Delhi   

Kumari Selja lightening the lamp to 

inaugurate the workshop     
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Prof. (Dr.) Neelima Risbud, Co-ordinator 

NRC, SPA introducing the workshop to 

the participants.       

Dr. P.K. Mohanty, JS & Mission Director, 

JNNURM (MoHUPA) delivering the 

Welcome Address       

Prof. Ranjit Mitra, Director SPA New 

Delhi addressing the participants       

Ms. Kiran Dhingra Secretary, MoHUPA 

delivering the Presidential Address   

Kumari Selja, Hon’ble Minister sharing 

the Initiatives taken by the MoHUPA 

during her inaugural address   

Participants sharing their experiences 

during open house discussion    



Prof. O.P. Mathur, NIPFP sharing 

International and National outlook on 

Land Tenure   

Sh. S.R. Kunte, Principal Secretary 

(Housing), Govt. of Maharashtra sharing 

the State Initiatives on Housing & Land 

Tenure for  Urban Poor   

Ms. Uma Adusumilli, Chief Planner 

MMRDA highlighting the programmes for 

Urban Poor to provide secure land tenure.    

Sh. C.K.Khaithan, Secretary (Urban 

Development), Government of Chattisgarh 

sharing Programmes & policies for Urban 

poor in Chattisgarh      

Sh. T.K. Jose, Secretary, Local 

Government Deptt., Kerala  sharing state 

initiatives for Urban Poor to provide 

housing & land tenure.    

Ms. Kiran Dhingra Secretary, MoHUPA 

concluding the technical session and 

follow-up action plan    



 

 iv 

 

The participants interacting with the Minster and Secretary during Tea Break     
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BACKGROUND 
 

 

One of the most significant challenges faced by the government in cities has 

been to ensure adequate supply of affordable serviced land in appropriate 

locations to meet low income housing needs. Addressing issues of the security of 

tenure is thus a major challenge for states and local governments. The Ministry 

is now in the process of finalizing a “Policy on Security of Tenure for Urban 

Poor” in context of the Reforms Agenda under JNNURM.  

 

A National workshop on “Access to land for housing the urban poor: 

Opportunities & Challenges” was therefore organized by the Ministry of 

Housing and Urban Poverty Alleviation (MoHUPA) on September 22nd, 2008 at 

India International Centre (Annexe), Conference hall No-3 New Delhi. The 

workshop was facilitated by National Resource Centre established by MoHUPA 

at the School of Planning and Architecture, New Delhi. The workshop was 

inaugurated by Kumari Selja, Hon’ able Minister for Housing & Urban Poverty 

Alleviation, Government of India.  
 

The participants of the workshop included the Secretary, Joint Secretary and 

other senior officials from Ministry of Housing & Urban Poverty Alleviation, the 

Secretaries of the Urban Development departments of State Governments, 

representatives of the State Development Authorities, Commissioners of ULBs, 

Director & DEAN of SPA, experts on urban poverty, Urban Planners, FICCI, 

CREDI, CII and  Real Estate Organizations.  
 

The key objective of the workshop was to deliberate upon the issues and 

challenges of providing secure tenure of land for housing the urban poor. The 

presentations made by different states and cities had thrown light on the 

operational methods of addressing the tenure security of urban poor, especially 

tenure formalization and land reservation for the urban poor.  

 

The first Technical Session dealt with issues of ‘Supply of land for Poor: 

Concepts and Policy issues/ experiences’. The Session had presentations by Dr. 

P.K.Mohanty, Joint Secretary (JnNURM), Prof. Neelima Risbud, School of 

Planning and Architecture, New Delhi, and Prof. O.P.Mathur, NIPFP, New 

Delhi. Two case studies, one on Delhi and the other on Mumbai were presented 

by Shri Vijay Risbud, Commissioner (Planning) Delhi Development Authority 

and Smt. Uma Adusumili, Chief Planner, MMRDA respectively. Prof.Kavas 

Kapadia, Prof.Uttpal Sharma and Ms. Banashree Banerjee were the panelists 

for technical session.   

 

The second technical session (Post Lunch) was focused on experience sharing by 

the States on legal framework, development control regulations, and projects 

facilitating access to land for housing the poor. Seven presentations were made 

from the state of Maharashtra, Chattisgarh, West Bengal, Kerala, Haryana, 

Madhya Pradesh and Rajasthan.  
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INAUGURAL PROGRAMME  
 

At the outset, the dignitaries were welcomed and felicitated with bouquets by 

the National Resource Centre of SPA, New Delhi. The dignitaries participated 

in the inaugural session were included of Kumari Selja, Hon’ble Minister for 

Housing & Urban Poverty Alleviation (HUPA), Ms. Kiran Dhingra, Secretary 

(MoHUPA), Prof. Ranjit Mitra, Director SPA, Dr. P.K. Mohanty, Joint Secretary 

(JNNURM) MoHUPA, Shri S.K. Singh, Joint Secretary (Housing) HUPA, Dr. 

(Prof)  Neelima Risbud, Co-ordinator, National Resource Centre, SPA Delhi. 

After the felicitation ceremony, Hon’ble Minister, MoHUPA, Secretary, 

MoHUPA and the Director SPA lightened the lamp and formally inaugurated 

the workshop.     

 

Welcome Address            Dr. P. K. Mohanty, Joint Secretary, MoHUPA 

  

Dr Mohanty expressed his gratuities to the Hon’ble Minister, Secretary and 

other distinguished guests from State Governments, School of Planning & 

Architecture, various institutions and organizations for attending the 

workshop. He congratulated NRC of SPA for organizing the workshop. He 

referred to Hon’ble Minister’s visit to SPA couple of months ago where it was 

decided that SPA could support MoHUPA in finalizing the policy paper on land 

tenure to the urban poor. He added that the programme of the National 

network of Resource Centers was launched with unveiling of programme by the 

Hon’ble Prime Minster in October 2007. The Ministry has identified about 27 

such National Resource Centers across the country which are working on 

various issues of action research and capacity building programmes in the 

context of slum upgradation & development and urban poverty alleviation. 

  

Introductory Remarks             Prof. Ranjit Mitra, Director, SPA Delhi     

 

Prof. Mitra congratulated the Ministry and National Resource Centre of SPA 

for organizing the first formal event with in a couple of months of visit of the 

Hon’ble Minister to SPA. He shared that the subject of the workshop is of great 

concern as the problem of secure land tenure is not possible to solve without 

looking at the whole issues of the urban poor in India.  

 

It is not new at what level at which urban poor are left with the problems in 

metropolitan centres. The issue of land tenure in this context is more critical of 

how to handle the urban poor. The deliberations are divided into two sessions, 

one looks at the issue of land supply and other looks at various models and legal 
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framework of dealing with land tenure for urban poor. He told that the 

workshop should come up with workable strategies as participants from the 

State government and various concerned institutions will surely be debating 

upon the issues and problems of cities and states faced across the country. The 

workshop should provide concrete solutions and recommendations which can go 

into the policy paper because without addressing these two issues, the whole 

focus on development will remain very elitist and exclusive. He underlined that 

if the urban poor is not included in the process development, there is no way we 

can move forward to the better urban future.  

  

Introduction to the Workshop    Dr.(Prof.) Neelima Risbud, National 

Resource Centre, SPA  

 

Prof.Neelima Risbud extended warm welcome to the Hon’ble Minster, Secretary 

and distinguished guests on behalf of SPA, New Delhi and National Resource 

Centre. She conveyed her gratefulness and gave credit to the Ministry for 

formally setting up the centre at SPA. She added that the school has been doing 

researches and evaluations study on the subject of issues relating to the urban 

poverty but establishing the centre at SPA will untie the opportunities of 

working together. She said that the workshop has brought the concerned 

stakeholder at the common platform to brainstorm on the subject.    
 

She mentioned that this workshop is the beginning of the entire collaborations 

& co-operation. India being the size of sub-continent with varied contexts, 

initiatives and experiences, there are so many policies exists for urban poor 

which we read at National and International conferences. It would be good idea 

to have academicians, administrators, practitioners and State governments to 

work together for formulating the policy as they are the one who actually deal 

with issues in hand.  

 

Prof. Risbud added that land is a state subject and any amount of talking from 

centre or academicians and practitioners won’t make much difference until the 

State Government do not take pro-active initiatives for policy change. The 

entire workshop is structured in manner to learn from each other and listen to 

the varied examples across the states and to develop the conviction get stronger 

that something can be done to alleviate poverty.  
 

There are enormous problems, barriers, challenges and limitations in providing 

access to land for urban poor in the context the Indian cities are growing but we 

are not loosing the will and hope and the Centre Government is spearheading 

for the cause of poor in the entire urban development. She said that the 
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proceedings of this deliberation will be synthesized, documented and 

disseminated. This would help in compiling the present practices and models 

across the country and what else can be done. Dr. Risbud ended her 

introductory remark by thanking the Hon’ble Minster, the dignitaries and the 

participants for being participated and deliberating in the workshop.                 

 

Presidential Address                Ms. Kiran Dhingra, Secretary, MoHUPA  
 

The Secretary said that the aggregation of problems of urban poor has reached 

at that level where one needs to attend and find solutions for these. She 

conveyed her admirations to the Hon’ble Minister for her passion of working on 

problems of urban poor for many years. It is perhaps because of her pro-active 

approach, the Ministry has outlined the contours of the very well planning 

systems before us is the policy implementation. She appreciated the idea of 

setting up the National Resource Centre and congratulates the Ministry and 

UNDP for putting the thoughts for this in extremely participative and sensible 

manner.  

 

She mentioned that this new association will carry along with us the view 

points of academics and through them the view points of all those who have had 

the experience in the past across the globe and within this country both from 

the field and from the books.  
 

The Secretary ensured the participants that the Ministry will take forward the 

recommendations and outcomes of the workshop with much seriousness.  She 

also advised to also take the inputs and suggestions from other resource centers 

before we compile the recommendations together and try to move one with a 

national consensus for framing the policy on security for urban poor which we 

can be implemented in fruitful manner.   

 

Inaugural Address                          Kumari Selja, Hon’ble Minister, HUPA  

 

At the outset, the Hon’ble Minster conveyed her gratitude to the dignitaries and 

the participants of the workshop.   

 

The Minister said that the subject is very topical in view of the fact that the 

11th Five Year Plan has adopted ‘Inclusive Growth’ as the key paradigm for 

India’s development. The Jawaharlal Nehru National Urban Renewal Mission, 

a flagship programme of Government of India, has also adopted Security of land 
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tenure, Affordable housing and Provision of basic amenities to the Urban Poor 

as part of mandatory reforms.   

 

She emphasized that governance reforms are central to JNNURM and are 

linked to Government of India’s support to States. These are based on an 

enabling strategy aimed at revitalizing cities and including the urban poor in 

the urban growth process. Accordingly, a series of reforms at the State and local 

levels are envisaged including provision of 7 Basic Services to the Poor: Land 

Tenure, Affordable Shelter, Water, Sanitation, Education, Health and Social 

Security in a time-bound manner, reservation of Land for the Urban Poor for 

Housing the Economically Weaker Sections and Low Income Groups. This 

National Workshop was planned in the context of implementation of the key 

reform regarding security of tenure and affordable housing to the urban poor. 

 

The Hon’ble Minster referred some of the important findings of the 61st NSSO 

Round and the Report of the National Commission on Enterprises in the 

Unorganised Sector (NCEUS). The key inferences from the NSSO data are: 

  

1. The absolute number of urban poor in the country has increased by more 

than 4 million between 1993-94 and 2004-05 although during the same 

period, the number of rural poor has decreased by more than 20 million; 

2. The rate of reduction of urban poverty is far lower than  that for rural 

poverty;   

3. The urban poverty ratio is much higher in several large urbanizing states 

compared to rural poverty ratio.   

4. The unemployment rates among urban women, especially in slums and 

small & medium towns are unacceptably high – much higher than those 

in rural areas. 

5. The ratio of the urban poor to rural poor has gone up from 1 : 4.45 in 

1993-94 to 1 : 2.73 in 2004-05.   

 

The Hon’ble Minster added that these figures are disturbing particularly 

considering the fact that the country had an estimated housing shortage of 

24.71 million at the beginning of the 11th Five Year Plan and 99 per cent of this 

shortage pertains to EWS and LIG categories. 
 

She also drew the attention to the findings of the National Commission on 

Enterprises in the Unorganized Sector chaired by Prof. Arjun Sengupta.  
 

a. In 2004-05, out of India’s total workforce, 92 per cent worked in the 

unorganized economy. This includes a large segment in cities and towns.  
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b. At the end of 2004-05, 77 per cent of the total population was living below 

Rs.20 per day and constituted most of India’s informal or unorganised 

economy.  

c. Almost the total increase in employment of 61 million in the Indian 

economy between 1999-2000 (NSSO 55th Round) and 2004-05 (NSSO 

61st Round) has solely been of an informal kind. Not only there has been 

an informalisation of the Indian economy but also an informalisation of 

the formal sector. 

d. There is a high congruence between the informal economy and the poor. 

79 per cent of the informal or unorganized workers belong to the poor and 

vulnerable. The figure is 90 per cent for casual workers category.  
 

 

Quoting the NCEUS Report 2007, the Minster highlighted that the informal 

sector workers “have remained poor at a bare subsistence level without any job 

or social security, working in the most miserable, unhygienic and unlivable 

conditions’. They are “all those whom the growth process has, by and large, 

bypassed”. 

 

The Hon’ble Minister also drew the attention of the experts present to the 

issues of reforming our urban planning system. The Master Plans have 

neglected the needs of the informal sector and housing the poor.  

 

The urban poor suffer from double jeopardy. One hand, city Master Plans 

prepared do not provide the legal space to the urban poor. On the other, 

distortions in urban land markets with spiraling land prices due to speculation 

have driven the urban poor out of the formal land markets. This has led to the 

urban poor being forced to make informal arrangements of shelter leading to 

proliferation of slums and squatter settlements.  

 

The Master Planning system of cities needs an overhaul. Who is the master? 

The planners or the people? It is a question that must be answered. The 

Masters Plans are not dynamic. They take too long a time for preparation. Even 

after decades, zonal plans do not get ready. In the mean time haphazard and 

unplanned growth takes over. The Plans remain utopian. The plan preparation 

process is often not participatory. The procedures are rigid and not suitable to 

the conditions of Indian cities and towns.  Mixed land use zoning, which is very 

relevant to the Indian conditions, has not been adopted by most Master Plans. 

The Western model of segregation of residential uses from commercial and 

institutional uses is not suitable to the Indian conditions.  
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The Hon’ble Minister emphasized that our City Plans must provide adequate 

space for the poor – place to live, place to work and place to sell.  The entire 

planning process calls for reforms and reorientation by adopting “inclusive 

zoning” and “inclusive planning” to develop “inclusive cities”.   

The Hon’ble Minister Urbanization is bound to escalate in the near future. We 

have to anticipate growth and influx of population to cities. We also have to 

focus attention on existing settlements including slums. The poor must be given 

their legitimate “right to the city”. Thus a policy on land management with 

special focus on making land available and providing security of land tenure to 

the poor have become urgent needs. 

 

The Hon’ble Minster made the reference of National Urban Housing and 

Habitat Policy 2007, Government of India which has suggested steps to 

augment supply of land for housing the poor. It has recommended specific 

actions by state and local governments and para-statal agencies, which include 

among others: 

a. Encouragement of land assembly and development by private sector;  

b. Earmarking of land for EWS/LIG segments;  

c. Granting tenurial sites to slum dwellers in-situ;  

d. Increasing FSI to increase housing supply;  

e. Amending rules for expeditious acquisition of land and simplifying land 

conversion rules.  
 

The policy lays emphasis on the role of private sector with government acting as 

a facilitator and regulator in providing affordable housing to all. 
 

The Minister shared some of the State Governments initiatives, various 

schemes and programmes for providing affordable housing and security of 

tenure to the urban poor. The following initiatives aimed to augment housing 

stock and regularization of tenure for the urban poor. 

  

� Delhi’s Master -2021: has provided for mandatory reservation for EWS 

housing/slum rehabilitation in all group housing. This is to the extent of 

15% of permissible FSI or 35% of dwelling units on the plot, whichever is 

higher, in all new developments.  

� Hyderabad: has successfully introduced land-sharing schemes where all 

private developers of land are required to hand over a fixed percentage of 

land covered by layouts to the Metropolitan Development Authority for 

housing the poor and other purposes.  

� Haryana has provided for 10% reservation in group housing colonies for 

domestic servants and EWS categories. 
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� Andhra Pradesh - Rajiv Gruha Kalpa and INDIRAMMA programmes  

� Maharashtra - Slum Redevelopment (SRD) and Slum Rehabilitation 

Scheme  

� Gujarat - Town Planning Schemes of Gujarat,  

� Madhya Pradesh -Land tenure regularization scheme of MP under the 

Patta Act, 1984.  

  

She also urged to take inferences from some international best practices in 

security of land tenure for the urban poor i.e. the South African Experience, 

focusing on the ‘Right to access to housing and racial non-discrimination, Thai 

experience on ‘Land titling’ under which the issuance of title deeds was 

accelerated, the Ugandan land act facilitated the ‘Gender equality’, the 

Brazilian experience focused on devolution of powers to local governments 

and recognition of the right of people to stay on the land occupied by them for 

last 5 years and the Philippine act, which provides for people to be evicted if 

absolutely necessary, it fixes mandatory norms in case such an exercise is to be 

implemented. The Korean Housing Bond model gives options to different 

category of the poor to differential housing. It is supported through the 

establishment of ‘National Housing fund’. 

 

The Hon’ble Minster urged the participants to examine the issues raised by her 

and the available national and international best practices in providing security 

of tenure and affordable housing to the urban poor. She mentioned that 

proceedings of the deliberations of this workshop will assist the Ministry in 

effectively implementing JNNURM and the National Urban Housing & Habitat 

Policy. In the end, she inaugurated the workshop and wished the deliberations 

all success. 

 

Vote of Thanks               Shri Alkesh Sharma  

                                            National Project Co-ordinator, NSUP Project   

 

Shri Alkesh Sharma conveyed a gratitude of thank to the Hon’ble Minister for 

Housing and Urban Poverty Alleviation the dignitaries from State 

Governments, academicians, practitioners, real estate organizations and  

participants from various institutions for attending the workshop.  He 

mentioned that the workshop aims to explore options of access to land tenure 

and housing for the urban poor. Slums are the visual evidence of the urban poor 

in India. Those slums are not regularized and are treated as illegal settlements 

by the city governments and city planners. They residents of these slums do not 

have access to basic services i.e. water sanitations, sewerage, health, education 
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and affordable shelter due to lack of security of tenure. The urban poor live 

their lives of double vulnerability, a vulnerability of income and more 

vulnerability to identity to secure them these basic services in urban setting.  

 

This workshop intend to bring light on the issues faced in the provisions of 

security of land tenure for urban poor, across the states in India there are good 

examples which would be shared during the technical sessions. The proceeding 

of the workshop will bring to lights viable and workable solutions of the issues 

discussed. Mr. Sharma extended his kind thanks to Hon’ble Minister, Secretary, 

Joint Secretary (JNNURM), Joint Secretary (Housing) and other dignitaries 

present, Director SPA and National Resource Centre. The inaugural session 

came to end with the vote of thanks from Mr. Alkesh Sharma.  

 

 

***
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Technical Session – I 

Supply of land for the urban poor: Concepts, Policy issues & 

Experiences 

 

Panelists 
 

Prof. Uttpal Sharma 

Prof. Kawas Kapadia 

Ms. Banashree Banarjee 
 

1.  Access to secure land tenure for urban poverty alleviation: an 

overview   
 

Dr. P.K. Mohanty  

Joint Secretary (JnNURM), Ministry of Housing & Urban Poverty 

Alleviation    

 

Access to secure land tenure: Present Status 

In many cities of the world, such as Nairobi, Kenya, the poor live on 5 % of city 

land, yet they constitute more than 60% of city’s population. About 90% of land 

title is stated to be unclear (McKinsey Global, 2002), which is apparently 

responsible for 3% loss in National GDP.  The unclear status of tenure further 

forces the urban poor to stay in the viscous cycle.  

 

In India, Bulk of the estimated housing shortage of 24.71 million in 2007 and 

projected shortage of 26.53 million at the end of the 11th Plan pertains to EWS 

and LIG categories. Due to the low affordability of the poor, this does not get 

translated into economic demand, thus leading to squatting and slums. 
 

Issues  

Dealing with land in many cities around the world is a big concern of 

development policy especially for the urban poor. The key challenge for poverty 

eradication policies is the nature and multifaceted complexity of land 

management.  

 

The large scale corruption is associated with land so the question is ‘how to 

ensure the access of land for the poor?’ People without secure land rights can 

face insecurity; lack of access to livelihood, basic services and also suffer human 

rights violation. Poorly designed land market interventions and regulation 

continue to hamper the development of land markets. Living without tenure 
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security can lead to forced eviction and block the community from access to 

basic services like water, sanitation, electricity etc. 

 

Lack of ‘legally recognised tenure’ is also a major obstacle to get loan from 

formal sources. The unequal distribution of land often causes conflict and 

usually an outcome of local power relations. 

 

Poor people often unable to access land through the purchase market, implies 

that market forces unlikely to be able to correct highly unequal and often 

inefficient distributions of land ownership.  

 

Past experiences showed that poor land governance and insecure tenure has 

increased vulnerability. The security of tenure is essential for sustainable relief 

and recovery, particularly in circumstances of informality and /or lost land 

records.  

 

Tenure Security and Urban Poor  
 

Tenure security is a key precondition for operation of land rental markets. 

Evidence from developed countries suggests that with secure long-term rights 

and long term rental contracts makes many entrepreneurs with limited capital 

endowments to prefer to rent than to buy land.  

 

Land taxes would be more appropriate for reducing the tendency to hold land 

ownership ceilings and other instruments. Resettlement and reintegration is a 

major area where tenure security must be granted and executed. 

 

There is a need to effective coordination among international organization, 

government, community, NGO and private sectors. A variety of tenure 

arrangements can provide tenure security. Security of tenure can ensure the 

urban poor in several ways i.e a) To get rights to stay their place b) Access to 

basic services, c) Ensure not losing their livelihoods, d) Rights to effective 

protection from the state against forced eviction; and Provide flexibility to get 

tenure after returning their home (in case of disaster, war etc.). 
 

Effective land administration can facilitate tenure security. The main 

instruments of land administration are land registration/titling and land 

transactions (cadastre). 

The institutional issue is a key denominator for successful land administration. 

The role of private sector is essential for better facilitation the process.  
 



 

 12 

A good land administration can provide the benefits of Guarantee of ownership 

and security of tenure, Support for land property and taxation, Provide security 

for credit, Develop and monitor land markets, Protect State lands, Reduce land 

disputes, Facilitate rural land reform, improve urban planning and 

infrastructure, Support environmental management and produce statistical 

data.  
 

Tenure Formalization 
 

Through the formalization process informal tenure can be integrated in a 

system. The formalization process involves multiple factors i.e. political, land 

law reform, land administration reform, enforcement capacity, land titling 

project, slum up gradation and urban development related projects.  

 

The eligibility for tenure formalization depends on criteria such as the 

occupancy status of the dwelling unit (tenants may or may not be eligible), the 

length of residence, the household’s needs as defined by the concerned 

community, or assessed by public authorities or other criteria (revenues, no 

other property, etc.).  
 

International Best Practices  
  

1. South African Experience: Right to access to housing and racial 

non-discrimination.  

– The prevention of Illegal eviction from and unlawful occupation of 

Land Act, 1998 

– Extension of security of tenure act 1997 

Both the above acts provide for “right to have access to adequate 

housing”. 

 

2. Thai Experience: Land titling 

– Accelerates the issuance of title deeds to eligible landholders 

throughout Thailand 

– Land titling is the key in the Thai case which facilitates access to 

credit from market sources for construction / redevelopment.  
 

3. Ugandan Experience: Gender equality 
 

The principle of non-discrimination with respect to gender has been 

incorporated in the Ugandan Land Act, 1998 which provides for rights 

of women over land and goes against the customary law that was 

prejudiced against the women. 
 

4. Brazilian Experience:  Protection against eviction 
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The 1988 constitution conferred major powers on the local 

governments and altered the terms of adverse possession on plots 

upto 250 Sq.mts, permitting claims based on only five years of 

occupation. This recognition of the social function of property by the 

state is the crux of the Brazilian experience. 
 

5. Philippines Experience: Mandatory norms to reduce eviction 
 

Urban development and housing Act of Philippines, 1992 deals with 

forced eviction and rehabilitation issues. It mandates a set of norms 

that must be followed before any eviction or forced resettlement is 

undertaken, one of which is ‘adequate relocation’. 
 

6. Korean Experience:  Housing Bond Model 

– Housing policies tailored to income groups 

– National Housing Fund supported by the Housing Bond and 

Lottery 
 

7. Vietnam: Provision of secure, long term land rights, even to 

informal sector 

– increased the volume of rental transactions benefiting poor but 

productive households 

 

Security of tenure: Indian policy initiatives 

Land is a state subject. However, the central government plays a significant 

advisory and financial role in land policy based on its constitutional role in 

social and economic planning (a role held concurrently with the states).The 

Land policy has been taken as the major area in all the Five –years plan since 

1951. (Most of it with a rural focus)  

 

Security of tenure: policy initiatives 

The focus and emphasis on land policy has changed during the last 50 years.  

– The first consisted of land reforms that included three major efforts: 

abolition of the intermediaries, tenancy reform, and the redistribution 

of land using land ceilings. 

– Abolition of intermediaries was relatively successful, but tenancy 

reform and land ceilings met with less success. 

– Major planks of tenancy reform included security of tenure, termination 

of tenancy, resumption for personal cultivation by the landlord, 

regulation of rent and confirmation of ownership rights.  

– Land policies in more recent decades have focused less on land reform 

and more on land development and administration. 
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– The National Housing and Habitat Policy – 1998 gave more emphasis 

on public–private partnership.  

– The policy calls for improved urban land information and adoption of 

innovative techniques like land polling, land sharing, transfer of 

development rights, and land reservations for the poor to make land 

available in the market and for meeting the shelter needs of slum 

dwellers .  

– The National Slum Policy -1998 states:" Households in all urban 

informal settlements should have access to certain basic services, 

irrespective of land tenure or occupancy status.” 

 

Policy Initiatives- 2000 Onwards 
 

• Tenth and Eleventh plan give a special attention for security of tenure 

through different schemes.  It is realized that tenure formalization is 

very much needed to provide a greater security for the urban poor. 

• On a global level, the adoption of ‘Millennium Development Goals’ is 

playing a catalytic role to encourage the tenure security policy and to 

enforce the international laws. 

•  The efforts made from international organization in collaboration with 

national and state government in the frontier of forced eviction, women 

rights to land and sustainable shelter strategy for all.  

• In the framework of NUHHP-2007 JNNURM plays a vital role in slum-

improvement, in-situ slum redevelopment along with provision of 

security of tenure. 

 

 

State initiatives 
 

The former Delhi Master plan failed to control the informal land market in 

Delhi. Keeping the past experiences, the Master plan of Delhi 2020 has 

estimated that around 50-55% of the housing requirement for the urban poor 

and the economically weaker sections in the form of houses of two rooms or 

less. Other recommendations are; 

• In-situ slum rehabilitation, including using land as a resource for private 

sectors participations. 

• In order to prevent, mandatory provision is made for EWS housing/slum 

rehabilitation in all group housing to the extent of 15% of permissible 

FAR (Floor area ratio) or 35% of dwelling units on the plot, whichever is 

higher. 
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• Re categorization of housing types, development control norms and 

different densities to make EWS/LIG housing viable and economical. 

• Hyderabad has successfully introduced land-sharing schemes where all 

private developers of land are required to hand over a fixed percentage of 

the total land purchased to the sate. 

• The revenue department of the state government then allots the land to 

slum dwellers that are eligible for relocation. Experience shows that this 

is an effective strategy for alleviating the social housing problem.  

• 5% reservation of land for the purpose of providing housing 

accommodation for EWS. 

• 10% of the total land is earmarked for LIG housing with maximum plot 

size of 100 sqm.             

• It is proposed to reserve 20% of the gross area of residential sector for 

EWS Housing. 

• It is also proposed that 15% of the total number of flats developed or 

proposed to be developed would be for economically weaker section 

categories. 

• Haryana joint development model is a successful example of Public 

Private Partnership in land development. 

 

Possible Solutions  
 

• The low income groups are hopelessly out-priced in the urban land 

markets and the cost of land & house construction is far beyond their 

affordability range.  

• When developing housing options it must be kept in mind as to what is 

affordable by the poor and how to cross subsidize them? 

• Options emerging from best practices like the community mortgage 

model in Manila may be explored. 

• Plausible solutions could emerge by providing incentives to private 

development through enhanced planning mechanisms. 

• It is suggested that there should be mandatory proportional reservation 

of FSI specifically for EWS housing for any redevelopment or newly built 

areas. In the central areas or in older areas of the city, harnessing 

development through the TDR mechanism or accommodation reservation 

mode should be explored. 

•  The government has already accepted accommodation reservation for 

schools, etc. The same should be done for EWS housing. This idea needs 

to be probed further probed through extensive area level studies and 

explorations. 
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2.   Policy framework for formal land supply: Current Barriers 

and Issues  
 

Dr. (Prof.) Neelima Risbud 

School of Planning & Architecture, New Delhi 

   

Dr. Risbud primarily highlighted the current barriers and issues in land supply. 

She emphasized upon the need of examining the changes occurred in the urban 

land policies since 1965.  The policy prescriptions also need to be examined with 

what we practice. There should be different policies for different size of cities. 

 

There is a need to understand the access of land for urban poor in changing 

context. The rapid growth of population has increased demand for land. The 

various income groups are competing for residential land. The growing 

liberalization of the economy and deregulation has attracted huge private sector 

investments in cities. This has led to dramatic rise in land prices and most low 

income families are priced out of the formal market. It is important to note that 

99% of the housing shortage comprise of EWS and LIG categories. In this 

changing scenario, the secure land tenure becomes act as a safety net against 

poverty. 

 

Supply of Land for urban poor  
 

Land gets supplied for housing the urban poor with the expansion of city limits. 

The increasing demand of urban land results to conversion of rural land into 

urban uses but there are barriers for conversion and consolidation of land. 
 

The housing boards and other pubic authorities emphasized on intensive use of 

existing land with high density and high FAR. The redevelopment with high 

density is also an increasing trend in present urban housing scenario. Most of 

the Master Plans propose the lower densities and do not provide re-development 

regulations. The lower densities result in large plot sizes which becomes 

unaffordable.  

 

The Master Plans have also made the provisions for low income housing. These 

master plans need to provide housing with affordable standards with the 

coherent and consistent policies. The policies for low income housing change 

and sometime are reversed with change of government. The efficient supply of 

land is an essential component for good coverage. There barriers and 

bottlenecks need to be looked for effective implementation of various schemes.   
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Urban Land Markets and Housing 

 

The increasing population growth in cities has increased the demand for land to 

cater the requirement of residential land for housing. The housing for the urban 

poor is the need based demand for affordable shelter. The availability of 

housing finance and growing middle class aspirations for owning a decent house 

has kept the demand high. In the last decade the investment motive for demand 

of land is getting stronger.  

 

The growing inflation and aggressive marketing of the real-estate sector has 

further reinforced the demand for second and third home. The Land is being 

traded like a commodity and transacted many times.  The unoccupied houses 

and vacant plots in several residential developments substantiate the 

conclusion.  

 

Tenure Options available for Urban Poor  

 

The possible tenure options includes short term license, Cooperative Tenure, 

Rental Housing in Freehold (Formal housing), Leasehold Tenure and Freehold 

Tenure. However, prevailing predominant options are rental housing in 

informal settlement, non-notified slums (49.4% slums) and improved slums 

which do not enjoy any security of tenure nor any legal entitlement, and can be 

evicted. The notified slums have some legal protection against eviction.                                                           

 

Major Suppliers of Land for Urban Housing and Poor- 
 

A) Public Land Supply by Housing Boards/ Dev. Authorities: 
 

 

The rate and quantum of supply through public delivery system is low. The 

supply heavily depends on land acquisition and the process is lengthy and 

delayed due to public litigations etc. The average time taken for formulation, 

land Assembly, Development, Possession and Disposal Of residential land by 

Public sector is 8 to 20 years. The public authorities pay high compensation to 

the land owners which results into high price of housing.   
 

Since the land is available in the periphery, therefore these locations are not 

preferred for the low income groups due to increased distance to workplace. The 

housing project involves high subsidy and therefore it results to low coverage of 

low income families. These units are also vulnerable to resale in the land 

market. The standardized approach of low density with low FAR is generally 
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adopted by the public authorities results in gross underutilization of valuable 

land.  

 

The most state governments focus on implementing centrally funded schemes 

for low income only. Despite all these lacunas, only public authorities provide 

formal options for housing for low income groups. Most of the State Housing 

boards and development authorities have reduced housing supply for the urban 

poor and some have even stopped it. The focus is now shifting to public-private 

partnerships targeting the higher income groups.    

 

B) Public-Private Partnership 
 

This approach of land development attracts private capital. The land is 

provided by public authorities to the private developers. The projects are 

generally located on peripheral locations. Land acquired by Government at high 

compensation cost. The lower middle income groups are provided for such 

schemes. There is large number of resale due to high market price. These 

projects target housing for high income groups but are required to provide 

housing to the EWS and LIG as well. There is a great disparity of incomes in 

such projects which is highlighted by spatial segregation. 
 

 

C) Private Land Supply 
 

Such models of land supply attract huge private investment. The speculative 

motives are very strong in such development and there is huge number of 

vacant units. In some states, there is no policy prescription to assign housing 

for low income groups. In others, the policy mandates requiring EWS and LIG 

housing are not provided for in practice i.e. Punjab. The gated communities are 

targeted for up market segment (minimum price 25 lacs).  
 
 

The development of huge lands for SEZ, Industrial Parks, Technology Parks, IT 

& ITeS Parks, International Airports create demand for housing of service 

population but the policies do not provide for low income service population. In 

some states (M.P), the private developers/builders prefer to pay “shelter tax” 

than reservations of land for EWS housing.    

  

D) Informal Land Markets 
 

The development of informal land markets are the results of uncontrolled rapid 

growth and vulnerable to evictions, manipulation and exploitation. The 

development of informal colonies leads to environmental degradation as no 

building by-laws and planning regulations are followed in such developments.  
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Prof. Neelima Risbud gave two case studies that of Pune where the Master has 

not been approved for last 10 years but private townships and developer’s 

projects are developed on the periphery catering to high income groups only. 

The service population gets accommodated in slums along low laying areas.  

 

Land Ownership Patterns & Provision for Poor 
 

In most cities, land is owned by different government institutions/individuals 

however supply for low income groups are expected to be provide by either the 

development authorities or the housing boards. All other land owning 

government agencies do not permit release of land the purpose of housing the 

urban poor.  

Land owning Agencies Hosing provisions for 

urban poor  

Central Government/ Defence/ Port/ Railways  
 

Do not provide  

Public Sector Undertakings/ Autonomous 
 

Do not provide 

State Government lands/ Lands owned by 

different Govt. departments 

Do not provide 

Land acquired by Housing Board/ 

Development Authorities 

Minimal Provision  

Municipal lands 
 

Own very little land, very 

minimal provision of housing 

for urban poor  

State Government leased lands 
 

Do not provide 

Trust lands/Waqf lands 
 

Do not provide 

Surplus lands under ULC  
 

Meager 

Free-hold lands  
 

Do not provide 

lands owned by Co-operatives 
 

Do not provide 

Land under closed industries 
 

Do not provide 

Privately leased lands, disputed lands Do not provide 
 

Land outside Municipal limits Does not get provided for. 
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Barriers to Land Supply and Issues  
 

Prof. Risbud put forth the key issues and barriers to land supply that is lack of 

clarity, policies, conflicts and problems exists in terms of implementation of 

policies. She added that policies should be related to the various classes of 

cities. She also pointed out that most of the slums are not protected against 

eviction. The key barriers and challenges faced for providing the housing and 

secure land tenure are underlined as follows:    
 

� Lack of clarity to title of the land.   

� Land transaction is difficult and/or illegal 

� Lack of  clear property rights and titles is a obstacle in getting mortgages 

� Lack of inventory land under different ownerships 

� Consolidation and approval of land for urban development is a lengthy 

and cumbersome process.  

� Unclear policies leads delays in decision making 

� Rising land prices, speculative trends  

� Under utilization of public lands 

� Un affordable standards and subdivision regulations 

� Lack of incentive regulations for redevelopment  

� Inadequate infrastructure extension 

� Lack of mandatory regulations to provide for low income by all 

� Lack of coherence/ continuity between various  acts /regulations 

� Lack of coordination  between various agencies 

� Prescribed policies are not practiced 

 

 

3. Tenure regularization of informal settlements: Concepts & 

International Outlook 
 

Prof. O.P. Mathur 

National Institute of Public Finance and Policy (NIPFP), New Delhi 
 

 

Prof. Mathur’s presentation was focused upon the increasing global concerns, 

international conventions, building of international consensus on forms of 

security and innovative practices with its relevance of international outlook for 

India  

 

Prof. Mathur highlighted that it is hardly surprising that regularizing informal 

settlements and giving tenure to its residents continues to be a recurrent theme 

in most international discussions on human settlements, particularly those that 

relate to urban poverty.  
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Urban population living in irregular settlements is phenomenally large. About 

32 percent of urban households live in settlements with no security. This 32 

percent of urban households face exclusion from of from a) network services and 

b) financial markets. This section of the urban population is unable to 

effectively participate in economic pursuits and face constant threat of eviction 

and fear.  

 

The Global community is conscious of the seriousness of the issue as In 2007, 

the United Nations – HABITAT produced its Global Report focusing on 

“Enhancing Urban Safety and Security” followed by the another report titled as 

“Secure Land Rights for All” in  2008. 
  

Prof. Mathur shared that the origins of the international concern started with 

the De Soto’s research in Peru showing that the value of land under irregular 

and unauthorized settlements, globally, could be as high as US $ 9 trillion, and 

if only this capital, which he called, “hidden capital”, could be put to productive 

use, its impact – a positive impact - on the global economy would be enormous. 
  

This research contained in two of the books. “The other Path” and the “Mystery 

of Capital” concluded that security of tenure was a pre-requisite for poverty 

reduction; this conclusion has triggered a global effort to trying to come to grips 

what it means and translating it into global key conventions. 

 

The Global concern for some form of tenure security is expressed in several 

United Nations conventions. As per the United Nations Committee on 

Economic, Social and Cultural Rights, General Comment No 4.The Right to 

Adequate Housing (Article 11(1) of the Covenant), “All persons should possess a 

degree of security of tenure which guarantees legal protection against forced 

eviction, harassment and other threats.  States parties to the ICESCR should 

consequently take immediate measures aimed at conferring legal security of 

tenure upon those persons and households currently lacking such protection, in 

genuine consultation with affected persons and groups”. 

 

The United Nations Commission on Human Rights urges- “Governments 

to confer legal security of tenure to all persons currently threatened with forced 

eviction and to adopt all necessary measures giving full protection against 

forced evictions, based upon effective participation, consultation and negotiation 

with affected persons or groups.”    (UN/Doc.E/CN.4/RES/1993/77, Operative 

paragraph 3)  
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The UN-HABITAT HABITAT AGENDA, paragraphs 61(b) and 75 

recognizes that - “Access to land and legal security of tenure are strategic pre-

requisites for the provision of adequate shelter for all and for the development 

of sustainable human settlements”.  

 

Discussions are pushing the international community to make housing rights 

“justifiable”. Box below gives elements of the right to adequate housing being 

considered justifiable:  

 

• Protection against arbitrary, unreasonable, punitive or unlawful 

forced evictions and/or demolitions 

•   Security of tenure 

•   Non-discrimination and equality of access in housing  

•   Tenants rights 

•   Housing affordability and accessibility 

 UN Doc. E/CN.4/Sub.2/1995/12, para 95 

Behind all these resolutions, conventions etc. lie the propositions that-  
 

• Urbanization is a wealth-creating process.  Stopping urbanization is not 

an option, but  managing it is vital to achieving social and economic 

development 

• Managed properly, housing can be an important means of economic 

development; housing need not be planned as a “welfare” activity for the 

economy  

• Private land ownership puts land to the most efficient use, but often at 

the cost of excluding the poor  

• Security of tenure is a precondition to local investment.  No one invests if 

they feel insecure; international experience shows that the poor will 

invest if t hey have reasonable security 

• Improving security of tenure for millions of the poor is a massive 

challenge. Tenural issues are very complex.  No single tenure option can 

solve these problems.  

Prof. Mathur said that Building international consensus on what tenure 

security is and how it should be practiced, has been a long drawn out process.  

Conventional Wisdom: “Synonymity of security with ownership and a 

freehold title” But it achieved little in terms of delivering titles of ownership. 

The research showed that title was not necessarily efficient or equitable and 

amounted to amnesty. The evidence emerged that delivering titles had adverse 

impact on land market. The has also additional evidence emerged showing that 

legalizing of property rights required legal, regulatory and judicial reforms on 
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the one hand, and strong institutional and financial system, on the other which 

developing countries found it difficult to undertake. The countries which had 

weak management capacities, inadequate resource bases, and poor governance, 

were not in a position to manage individual property titles.  

 

Emergence of New Thinking: there is a general agreement that “Tenural 

security is the right of all individuals and groups to effective protection by the 

State against forced eviction”.  

 

It was also generally agreed, as the UN-HABITAT argues –“Security is a matter 

of perception. Formal titles are not the only means of making people feel secure 

enough to invest in their houses and neighborhoods”. The UN-HABITAT 

further elaborates – “Land tenure and property rights are more complicated 

than the conventional categories of legal/illegal or formal/informal”. Property 

rights should be enhanced so as to increase de facto security and enables 

provision of services and access to financing sources. 

 

Forms of Tenure 
 

The formal rights of the land tenure can be started from regularizing the 

squatter, the use rights, collective tenure, lease hold and free hold being the last 

of the options.  

 

Innovative practices      

Not giving full rights but providing protection from eviction  

•  Temporary Occupation Licenses, Kenya 

•  Community Land Trusts, Kenya 

•  Land Proclamations in the Philippines 

•  Concession of Real Rights to Use (CRRU), Brazil 

•  Incremental approach for security of Tenure, Phonon Penh, Cambodia 

•  Urban Property Rights Project, Lima, Peru 

 

Relevance of international outlook for India  

• Security of tenure is essential if the twin objectives of (i) affordable 

housing for all, and (ii) poverty reduction are to be taken forward.  There 

is no other way except to grant security of tenure. 

• Any model of security that keeps absorbing more and more insure 

households into “secure category” runs contrary to “cities without slums”, 

proposition. 

•  Other possibilities:  
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(a) Leasehold for a limited but long enough period  

(b) Community leases 

• Security of tenure will require for its success an overall urban land 

policy.  

 

Prof. Mathur said that we are more or less zeroing in enhancing property rights 

is something which seems within the reachable targets is much brighter. When 

we look at Act 1984 Patta Act of Madhya Pradesh, it was revised three times 

from its original version with purpose that to the extent of date when the patta 

is given and it extend from one year then it is revised again and again, so it 

creates a continuity in the process, this way it will go in violation of the 

Ministry mission of cities without slums. This way if the patta is given on 

regular basis, as people coming in and we contribute creating more and more 

slums. The regularization of tenure through Patta Acts will not be address issue 

for long unless the acts is accompanied by certain continuity of land to urban 

poor to enable more access to secure land.           

  

 

4. Alternative modes of assembly & development of land & 

housing in Delhi    
 

Shri Vijay Risbud 

Commissioner (Planning), Delhi Development Authority    
 

Shri Vijay Risbud highlighted the efforts of made by DDA for ensuring supply of 

land and housing for the urban poor through various Master Plans made for 

Delhi over the period of time. The presentation covered the overview of the 

implementation of Master Plans of Delhi starting from 1962 and MPD 2021with 

key focus on what has been done so far till date to give the land to the urban 

poor. 

 

The Delhi Master Plan 1962 was considered as the beginning of giving the 

access to land for the urban poor. The MPD 1962 was first of its kind for giving 

the formal access to land for urban poor. Later it was adopted by many other 

developments, agencies and state government in the county for preparation of 

the master plan.  

 

The policy of large scale acquisition, development and disposal of land in Delhi 

issued on 2-5-1961 by Ministry of Home Affairs, Govt. of India. The policy came 
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into existence at the time of formulation of 1962 Delhi Master Plan and the 

entire land which was identified as urbanized land and notified for acquisition.    

 

Land policy was adopted simultaneously with the promulgation of Delhi Master 

Plan 1962 continues till date and has been a tool for implementation of Master 

Plans. The policy continues as a part of basic implementation process. 

 

Consequent to the Policy of economic liberalization of GOI (1991) and 

recommendation of various committees, DDA in 1992 constituted a Task Force 

to work out modalities for involvement of private sector participation in the 

process of land assembly, its development and housing.  The recommendations 

were considered by the Authority in 1994.Models suggested by the task force 

had three components:-  
 

1. Policy for land acquired by the Authority, 

2. Policy for lands to be assembled by private Developer and,  

3. Select land acquisition by DDA.   
 

In 2001, as part of work of MPD-2021, a study on Land policy was assigned to 

AMDA which was completed in 2003. The study was on alternative models for 

land pooling and development for:- 
  
a) Sustainable development of Delhi.  

b) Adequate supply of Land for urban development according to Master 

Plan. 

c) Increase access to affordable developed land for a majority of population. 

 

The ‘Land barter model’ was suggested by AMDA. The salient features and 

recommendations of this model were:-  
 

• Return of net residential developed land up to 16% (12.5 to 16%) to the 

land owners. After review, return share of 15 % was recommended. 1 % 

incentive for assembly of lands above 2.0 hectare. 

• Remaining 85 % land was to be returned to Development Authority for 

the Master Plan / zonal Plan level physical, social infrastructure 

requirements, Housing for EWS & other social housing needs and 

institutional housing and projects of national importance. 

 

Other options under land pooling are being explored by DDA for wider coverage 

for participation in Land Development.  
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The Delhi Master Plan -1962  
 

It was the first step towards modern planning in India, aimed at integrated 

development of Delhi. The basic provision of the master plan was the 

Reservation of land for first migrants to the City.  
   

Master Plan Delhi - 2001  
 

The key focus was laid on need based acquisition in the urban extension area 

for future developments (like Dwarka, Narela project etc.) and relating housing 

to (i) Affordability, (ii) Efficiency of Land utilization (Land use intensity), (iii) 

Equity (social distribution of land), most appropriate types of general housing 

would be partially built plotted housing on individual plots of 70 to 80 sq.m. 
 

The emphasis was also laid on Community module (1, 00, 000 population) to 

contain complete cross section of income groups including hostel 

accommodations for single. The module were also made to contain minimum 25 

% as site and services development and 45% housing up to 2 rooms for low 

income families. 
 

Mr. Risbud mentioned that the policy prescription was very good right from the 

first Master Plan but it could not be practiced due to various reasons.  

  

Master Plan Delhi 2021  
 

The attempt was made to introduce the Private-Public Partnership Model for 

development land and housing. The PPP should be encourage for, re-

development, group housing with the principals for ‘Shelter for all’. The key 

features of the Master Plan are:-   
 

• Resettlement whether in the form of in situ up gradation or relocation, 

should be based mainly on built up accommodation of around 25 sq. m with 

common areas and facilities, rather than on the model of horizontal plotted 

development.  

• Incentive by way of higher FAR, part commercial use of land and, if 

necessary and feasible, Transfer of Development Rights should be provided. 

• A cooperative resettlement model with adequate safeguards may be adopted 

with tenure rights being provided through the institution of Cooperative 

Societies.” 

• Planning & housing for the ‘other half’.  

• Access of poor to land and tenure through the compulsory provision of the 

EWS /LIG component of shelter by all - the Government, Private, 

Cooperative housing.  
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• Urban services and transport are integral to housing. Shelter interwined 

with jobs and poverty alleviation 

• Development controls to encourage development of EWS / LIG housing.  

• Slum rehabilitation and social housing – incentives and mandatory norms 

to mobilize private sector and community.  

• Mixed use zoning to replace single use zoning.  

• Mandatory provision for informal sector - street vendors.  

 

Housing Strategy of DDA  
 

The focus was laid on housing for urban poor by providing 50-55% of total stock. 

The housing types and development controls were re-categorized. 

A lower space norm for neighborhood facilities in special area & unplanned 

areas with higher mixed use permissibility was promoted by DDA. The 

unauthorized colonies were regularized and the services/ infrastructure 

provision in these colonies were monitored by the RWAs.  

 

Housing for urban poor  
 

In every housing scheme at least 10 per cent of the saleable net residential land 

should be reserved for EWS housing. Both walk–up apartments and plotted 

developments may be opted. Guidelines were issued for collective community 

rehabilitation / relocation, in-situ upgradation / rehabilitation of slum & JJ 

clusters & resettlement colonies.  

 

The night shelter for homeless population were provided by DDA with 

One night shelter per 100,000 population.The mmultiple use of facility 

buildings for night shelters were also promoted.  

 

Efforts to provide housing to the Urban poor  
 

– Nearly 150000 families would have been added after 1994.  At the same time 

various programme have also been undertaken by various civic agencies like 

MCD (Slum and JJ Wing) and DDA, covering resettlement of around 250000 

families / slum units. 
 

– The total numbers of 207440 residential plots of 25 square meters, 10445 

commercial plots of 10 square meters, 128 other plots of commercial nature 

were made available till 1998.  
 

– From 1998 onwards DDA has undertaken the resettlement in the eight 

resettlement colonies and total number of 27632 plots has been provided. 
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– Out of the total housing stock created by DDA in form of Group Housing, 

Plotted Development, about 50% was meant for economically weaker section 

and Lower Income Group. 
 

– Rohini was the first scheme of DDA which was predominantly designed for 

the needs of urban poor and lower income group population.  

 
 

Mr. Risbud highlighted that policy prescriptions are not practiced at the time of 

scheme implementation due to various practical limitations. The schemes get 

changed drastically till the time these schemes are implemented result of which 

the objectives of these schemes are completely lost. There is rush and hurry at 

the time of election to resettle and regularize these settlements. In Delhi, DDA 

has ensured that when the resettlement colonies are created, these are provided 

with adequate services in planned manner, though the accessibility of these 

resettlement colonies with the employment centers is still an issue to be 

addressed.  

 

 

5. Densification & Re-densification: Increasing Housing Supply in 

Mumbai  
 

 

Ms. Uma Adusumilli  

Chief (Planning Division), MMRDA, Mumbai  
 

Ms. Uma Adusumili highlighted that Mumbai being commercial and financial 

capital of India, is facing tremendous challenges to address the housing needs to 

its increasing population. 55 percent of the Mumbai’s population resides in 

slums. Out of this 55 percent slum population, 25% of slum population needs 

relocation .The 20% population lives in dilapidated buildings More than 70% 

population lives in one room tenements. The authorities are only able to provide 

formal housing supply of 30,000-40,000 units against the need of 

160,000/annum  

 

Ms.  Adusumili shared that the city of Mumbai has lot of prospects due to the 

presence of two sea ports and airport. It has long history of international trade 

& financial services, has large talent pool and good work culture. The city also 

has efficient public transport. She added that the city is famous as never 

sleeping city with paying attitudes of the citizens. 
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Ms. Adusumili highlighted that the city faces lot of problems due to 

Topographic constraints, High real estate & housing prices, Overcrowded public 

transport. The city also has been ranked low in quality of life index. 

 

The key intuitions involved in housing activities in Mumbai  
 

1. Maharashtra Housing & Area Development Authority (MHADA) - 

Statewide 

Housing Board of the State - Creates new housing stock and 

redevelops dilapidated buildings (cessed buildings) 

Slum Rehabilitation Authority – Mumbai - Constructs and facilitates 

tenements 

Mumbai Metropolitan Region Development Authority (MMRDA) – 

Mumbai Metropolitan Region - Constructs and facilitates 

rehabilitation of those affected by its infrastructure projects and 

Facilitates creation of small rental housing units  

2. Municipal Corporation of Gr. Mumbai (MCGM) 

3. NGOs are also supporting the housing schemes 
 

The legal framework in practice  
 

The state has its housing policy in place along with responsive regulatory 

framework and rehabilitation policy with necessary regulation. The high rise 

high density development is accepted. A scheme for redevelopment of slums and 

dilapidated buildings also exists in the state of Maharashtra. The framework 

for using development potential of public lands to generate resources for 

infrastructure development has been designed. The total 80% trips made by 

public transport and 40% workforce walks for their workplaces. The mass 

housing efforts are made due to strong existence of real estate market in 

Mumbai.  

 

Key challenges faced by Mumbai are:-  
 

a. Absence of dedicated planning effort   

b. Excessive market orientation 

c. Too many free housing schemes 

d. Over-use of FSI and TDR instruments for making schemes financially 

viable for private sector 

e. Housing institutions not playing significant role 

f. Many institutions engaged in projects but not in planning 
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Use of TDR instruments  

• Acquisition of lands reserved under Development Plan 

• Conservation of heritage properties 

• Slum redevelopment 

• Redevelopment of dilapidated buildings 

• Rental housing on private lands 

• Impact areas of new infrastructure (future)  

 

Present Development Schemes in Mumbai are …  

 Scheme  Features  

1  Slum 

redevelopment  

• 1.1.1995 as cut-off date  

• Free units of 269 sft. for rehab + free sale component 

• Rehab of commercial units and amenities provided 

• 2.5 FSI on-site and rest as TDR 

• DP reservations and DC regulations adjusted for 

feasibility  

2  Rehabilitation  

of project 

affected  

• Rehab within Mumbai, Cut-off date and entitlements 

liberal  

• Free units of 269 sft for rehab + free sale component 

• Rehab of commercial units and amenities provided 

• TDR granted on land + construction to landowner  

• MMRDA delivered over 50,000 units in 2 years  

3  Rental 

Housing  

• 5,00,000 units aimed in entire MMR, by land-owners 

and MMRDA 

• In big cities-3 FSI, developer to hand-over rental houses 

to MMRDA,TDR granted in exchange  

• In small towns and rural areas-4 FSI with 25% for 

rental housing  

• Bt MMRDA-4 FSI with 3 for rental housing and 1 for 

commercial 

• Households without own house in MMR & earning more 

than Rs. 5000/month eligible 

• Min. plot size of 500 sq.m., DC regulations liberalised  

4  Special 

Township 

Schemes  

• Min plot of 100 acres with Gross FSI, FDI permitted 

• 60% residential. development, stipulation of some small 

units 

• Concessions to developers  
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Challenges for the future:  
  
1. to understand the implications of the densification 

2. to re-assess infrastructure requirement  

3. to revise the Development Plan of Mumbai  

4. to rationalise the free-housing schemes 

5.  the public institutions to play selective provider role 

6. to rely on market without compromising public interest 

7. to sequentially arrange policy, plan, regulations, programmes and 

projects 

8. to work out schemes adequately so that affordable  housing for the poor is 

provided and retained as such 
 

Ms. Uma said that we have been expecting too much from our planning process. 

Certain changes in our planning systems are required and they are repeatedly 

worked out on various occasions at various level. Municipal Budgeting should 

also have the head of development planning and the ULBs should also be 

responsible for planning and plan implementation within the time bound 

manner.  
 

She proposed of creation of special courts for dealing with municipal offences 

and there should also be dedicated police stations looking into municipal plan 

implementation measures. The Maharashtra government has taken action in 

this regard and has agreed to strengthen the Police force with dedicated for 

Municipalities. There are many more suggestions for better plan 

implementation. We have government resolutions in support of TDR and FSI 

coming overnight. We have good planning systems in place. Ms. Uma concluded 

her presentation with a phrase “We are systematically de-planning, and then 

criticizing it as bad planning, and probably demanding for re-planning, and 

finally end with no planning and then blame planning.”              

 
 

 

Comments of the Panelists  
 

1.  Prof. Kavas Kapadia, School of Planning & Architecture, Delhi   
 

The problem of providing secure tenure to the urban poor is a critical one. This 

particular section is left out in the whole process of development in our urban 

centers. With the Globalization and Privatization, we start comparing Delhi 

with Shanghai and Mubmai with New York. We want to have globalization and 

quality of life with full support system like services of Mali, Driver, dhobi 

surviving us all the time but where they will live and where they will go, that is 
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none of our concern. We forget that in Shanghai and New York, the services 

household labour is costly and therefore people prefer to do their work by their 

own. But we expect India in Shanghai milieu and New York in the Indian 

milieu. This is a creative concept and we have to work hard to achieve this.  

 

The problem of housing and secure land tenure for urban poor is big challenge. 

He quoted the case of Dharavi slum in Mumbai, which has been laying dormant 

for long and recently lot of interest has been shown in re-development of 

Dharavi by the Builder lobby because if the FAR is raised even around  2- 2.5, 

there is a gold lying there. We have really a tough task at hand and land, 

tenure of land ownership all this will not succeed unless there is a tremendous 

resolve on the part of government to do something about the urban poor.   

 

He made reference of a study which stats Delhi has 70 percent un-authorised, 

75 percent of Istanbul is unauthorized, many major cities of the South Africa is 

1/3rd unauthorized. This shows a need for paradigm shift need to bring in whole 

concept of planning and we need to look at the definition of authorized and 

unauthorized once again. It’s not possible that this 1/3rd may be staying on 

authorized land while remaining population reside on unauthorized One of the 

fastest trades among the gated communities in urban Brazil is production of the 

bullet proof cars because the gaps between rich and poor have increased. 

Therefore it a great need of very realistic, stern and practical solution to tackle 

the issues of land tenure for urban poor.  

 

2. Prof. Uttpal Sharma, DEAN, School of Planning & Public Policy, 

CEPT, Gujarat   

 

Prof. Uttpal Sharma questioned that is not possible to reserve at least 4-5 

percent of total urban land for housing the poor. The issue of land for urban 

poor need to be looked with the issue of land for urban well which urban poor 

feeds. It is said that service land is in short supply and we need to protect our 

agriculture but if our 50 percent of the population is shifting towards urban 

centers. In this case, the option can also be explored to reserve 5 percent of the 

National land for the urban areas from the total land. If we look at the problem 

from this angle, we do not have land in shortage.  

 

Supply of land for the urban development is great challenge in India due to 

scarcity of land. The land Acquisition of DDA and CIDCO can not be replicated 

throughout country. We acquire the land of people and they are to loss of 
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deprived as the livelihood. In this participatory democracy the acquisition of 

land has become a challenge.   
 

Prof. Sharma flagged the issues that cities after cities, the plans are not 

implemented firstly because of lack of resources and secondly due to absence of 

the proper systems of land development mechanism. The authorities are not 

even having the money to acquire the land even at the minimum cost of 300 sq. 

/Mtr.  

        

Most of the cities on the paper relay more on land acquisition instead of 

developing the urban infrastructure. He quoted the case of Meerut, where 

during last 2 decades the authorities are not able to develop the road on public 

land but they could do the housing projects of rich people as they could sell it 

and make money.  

 

If the 5 percent of the land of the urban poor can be mandated for housing as we 

do reservation of public spaces, parks, roads and other infrastructure provision 

in the Master Plan. It can simply be integrated by some kind of zoning in 

Master Plan i.e. cities of Gujarat have done this. Gujarat housing Board had 

done it for housing the urban poor.  
 

Some mechanisms of allocating the land for infrastructure and public domain as 

well as for urban poor need to be chalked out. He quoted the example of 

Jabalpur Master Plan (Madhya Pradesh) where the major roads are encroached 

and in the revised Master Plan the major roads are removed from the Master 

Plan except the ring road. The utilization of land need to be thought out on the 

sharing basis for provisions of urban services. He made the reference of Gujarat 

Model of land pooling.  
 

The Mumbai model is probably not the good enough as it lays emphasis on FSI 

and TDR. We have to work out the FSI rationally.    
 

Land and building regulation tied together and plan is implemented 

successfully like Cyberabad Master Plan. The strategies need to be worked out 

differently all together for different size of towns. He emphasized the use of FSI 

and TDR is to be used rationally. He quoted the case of Dharavi, if we built 

housing FSI of 4, we are creating the density of 10,000 per square k/m. In case 

of any disaster, people will not have minimum space to even stand on ground.   
  

Prof. Sharma suggested that low rise high density model can be adopted for 

housing the urban poor. 
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3.  Ms. Banashree Banarjee, Consultant 
 

Ms. Banarjee referred Dr. P.K.Mohanty’s presentation where he rightly pointed 

out the whole process of land management for urban poor is a complex issue, its 

also an issue which produces lot of wealth, lots of interest around and lot of 

corruption is also there so we are talking about making a place of urban 

scenario in this competitive scenario and unless the government is very strong 

on its stand of making land available for the poor, we are just going to be 

fiddling around the periphery and feel happy about it.  

 

The first issue, which Ms. Banashree flagged was the role of Institutions i.e. 

who has the responsibility of making the land available for the urban poor? Is it 

the land revenue department, housing board, Municipality or the development 

Authority or the planning department to do so? All of these institutions play 

part in land management but there is lack of clarity in terms of roles among 

these institutions for examples the information related to same land is 

presented differently by different departments i.e. the land revenue department 

continues to divides the urban land into revenue village zones. If one wants to 

know the ownership detail of a plot in a ward of the city, it is quite difficult to 

find out because that piece of particular land might be registered as per the 

village land record systems followed from 1935 and so on. There is some kind of 

lack of institutional co-ordination at a very fundamental level of information 

that you can’t even find a specific location on same map.       

There is whole complexity which comes across in the land management process 

with respect to lack of institutional roles.  
 

Ms. Banarjee mentioned that these days’ institutions are advocating for Public-

Private Partnerships in land management but the issue comes whether our 

institutions are capable and prepared enough to handle such partnerships on 

behalf of the urban poor? Are the institutions going to come with win-win 

situation for the urban poor?     

 

There is a great need to build the capacities of the institutions to tackle with 

the increasing globalization and privatization prevailing in the cities is very 

important.   

 

The second related issue of the whole concept of “Role of law vs. Rule of 

Law”. So many times we get so carried away with rule of law that we forget to 

look at what the law is asking?  Whether we need to look at it differently and in 

a much more fundamental way, do we need to audit our laws & legislation to 

see whether the rules are acutely pro-poor and act as barriers to ensure access 



 

 35 

to land & housing for the urban poor? These are some very fundamental issues 

to be taken up.  
 

We have various opportunities in the cities. Capturing of gains of wealth 

generating process of cities should really go to the poor? The question is how 

and which city are we talking about? We had the examples of Mumbai and 

Delhi presented in very convincing manner but at the time presenters 

themselves have raised the questions over the process and approaches which 

have been followed? The lessons to learnt from Delhi & Mumbai is that the 

cities are successful to the extent they have because the strategies & polices are 

develop specifically to suit the local conditions of the respective cities.  
 

The transferability of the strategies and approaches has the limitations so the 

lessons is to be learnt is to analyze what a particular city or a town can do in 

terms of providing access of land for housing the urban poor and develop the 

city level strategies to take this whole process forward.  
 

Today, if we go to most of cities in this country, we do not know what is the land 

ownership pattern, which land belongs to the government? , what is the use of 

land that belongs to the government, very few cities can give this inventory and 

we are trying to look land for urban poor?  

         

What kind of land and what kind of tenures? The centre government 

organizations are most conservative when it comes to looking at what happened 

to land tenure regularizations, and here again the Ministry can take up with 

the different organization of central govt. or public sector undertaking, 

railways, defense and so on the whole issue of what is to happen with people 

who stay for generation on those land without the access  to service and without 

security of the tenure i.e. in the city of Bhopal in Madhya Pradesh, in spite of a 

state wide public sector undertaking under the central governments, the people 

are staying on their land.  
 

In the end, she posed the question that now a days when the rural credit and 

mortgaging of land driving farmers to suicide, the global markets are crashing, 

should we be in great hurry to link up land for the poor with formal market or 

should we concentrate on the security aspect for the urban poor? 
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Technical session – II 

State Experiences on Laws, Policies and Practices on Land 

Supply and Secure Land Tenure 
 

Chair – Shri S.R.Kunte, Secretary (Housing), Government of Maharashtra 

Co-Chair - Shri C.K. Khaitan, Secretary (UD), Government of Chhattisgarh 

 

 

 

1. Land Procurement for Slum Development and Resettlement in 

Maharashtra 
 

Shri S.R.Kunte  

Secretary (Housing), Government of Maharashtra 

 

Shri Kunte provided an overview of the laws and policies in the State of 

Maharashtra that have evolved in context of slum improvement and 

rehabilitation in recent years, particularly in Mumbai. Mumbai has more than 

50 percent population living in slums.  
 

Mr. S.R. Kunte shared his experience from Maharashtra with specific focus on 

experience of slum rehabilitation scheme (SRS) in Mumbai city. Most of the 

land in Mumbai is under private ownership. For implementation of SRS on 

private land Slum Act is normally used. Residents can form a cooperative and 

take consent of the owner. Incase of refusal from the owner land can be 

acquired u/s 14 of the Slum Act and finally conveyance is carried out for the 

property. Maharashtra also has formulated a state housing policy with focus on 

higher FSI, integrated planning and inclusionary zoning provision for LIG. 

Main approach for access to housing the poor is through involvement of private 

sector by providing incentivised FSI and TDR. One of the issues emerging in 

implementing incentivised FSI in its current form is that there is no limit to the 

FSI and infrastructure provision can be a constraint. Monitoring amalgamation 

of units is another area of concern. 

 

Maharashtra is the most urbanized State in the country. He mentioned that 

present challenges which Mumbai faces of slums and congestion is due to the 

failure of the plan and policies initially to reduce migration. The huge 

immigration to migration to Mumbai is a result of underestimation of 

population growth by the planner. The population size projected for Mumbai 
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was 70, 00,000 and whole development projections were made accordingly but 

the population of Mumbai today reached around 1, 25, 00,000. The development 

of Mumbai has also not followed the provisions made in the Master Plan i.e. 

some areas are designated as no development zones, the FSI was restricted but 

today one can see haphazard development in these area too. People came to 

cities in search of employment and housing for them became a challenge for the 

authorities. This heavy in-migration led to formation of slums. Approximately 

70, 00,000 population of Mumbai live in slums.  

 

Problems faced 
  

• Problems due to inflow of Urban Poor to cities. 

• Proliferation of slum in urban areas. 

• Squatting on public/private land, even on surplus lands under ULC Act.  

• Squatting on lands reserved for public purpose. 

    

Efforts for Slum Improvements in recent past  
 

• Up to 1970, the authorities followed the concept that slums are illegal 

entities and should be demolished. In 1971, the approach changed and 

the Maharashtra Slum Areas (Improvement, Clearance and 

Redevelopment) Act 1971 was introduced. During mid 1980s: Slum Up 

gradation Programme was launched followed by Slum Redevelopment 

(S.R.D.) policies in early 1990s. In 1995, the Slum Rehabilitation (S.R.A.) 

programmes where launched. During 2000 to 2002, the State government 

has launched the Lok Awas Yojna & VAMBAY. 

• During 2005, with the launch of Jawaharlal Nehru National Urban 

Renewal Mission the approach of cluster development was adopted for 

slums.    
 

Slum Rehabilitation Schemes 

• Eligibility: cutoff date extended from 1985 to 1/1/95. 

•  Scheme is based on concept of incentive FSI  

   Rehab :  Sale (Mumbai) 

    1  :  1  in Suburbs  

    1 :  0.75   in Island City  

    1 :  1.33   for difficult area. 

• In-situ consumption of FSI limited to 3.00 or 4.00, Excess to be carried as 

TDR. 

• Amenities provided along with provision for maintenance and off site 

infrastructure.  
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• Single Window clearance.  

  

State policy of giving land tenure for Land procurement for Slum 

Rehabilitation/settlement of slum dwellers  
 

As per the amendments to Mumbai DCR Regulation 33(10), made in December 

1997, the provisions are as under: 

• Slum land belonging to the State Government, Municipal Corporation, 

MHADA & Other Public Bodies under State Government will be leased 

initially for 30 years at a nominal lease rent of Rs. 1001/- for 4000.00 

sq.mt. of land or part thereof for both the rehabilitation & sale 

component. 

  

•  To be renewed for another 30 years at a nominal lease rent of Rs. 1001/- 

for 4000 sq.mt. (As per the notification no.TPB/4308/897-CR-143/08/UD-

11 dated 16th April 2008). 

In addition to above, the developer/Co-op Housing shall pay premium 

at the rate of 25% in terms of Ready Reckoned in respect of 

S.R.Schemes proposed to be undertaken on lands owned by 

Government, semi-Government undertakings & local bodies.  

   

Private Land 

a) Declaration of slum: 

As per the section 4 of slum Act, 1971, the Competent Authority declares the 

area as slum. 

• In case of private land, the promoter has to obtain the consent of the 

private land owner before taking up a rehabilitation scheme and get the 

land transferred in the name of Co-op Housing Societies of the Slum 

dwellers.  

•  If the private land owner refuses to give consent, then the acquisition of 

the declared slum could be done as per section 14 of the slum Act, 1971.  
 

b) Acquisition  

•  Acquisition of the slum land could be done as per the section 14 of the 

slum Act, 1971.  

1) Notice to owner or any other interested person with reasonable 

period. 

 2) To publish notice in gazette 
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c) Conveyance of slum land  

• In case of Government, MCGM, MHADA lands, the land to be leased to 

the Co-op Housing. Societies.[As per SRA guidelines] 

• In case private land, the land to be transferred in the name of Co-op 

Housing. Societies of slum dwellers after promoter get NOC from land 

owner for redevelopment.  
 

Compensation for Private Encroached Land:  

As per section 17(3) of slum Act, 1971, 60 time the net monthly average 

income of the land during the period of last five years. 

 

State Housing Policy   
 
 

Salient features about land assembly are:    

• At least 10% of the layout for EWS/LIG tenements. 

• At least 10% of the layout for MIG tenements. 

• Urban local bodies supported by state agencies to be responsible for 

enabling infrastructure development  and LIG housing. 

• Incentivizing redevelopment of old and dilapidated buildings through 

cluster approach. 

• Integrated, holistic and comprehensive slum rehabilitation strategy 

{Dharavi Model}  

Role of private sector – The state would facilitate the participation of 

private sector in:-   

• Construction of LIG houses through inclusionary zoning. 

• Development and maintenance of infrastructure. 

• Technical support in city planning process. 

 

• Land availability :-  

•   Government would try to provide adequate lands for LIG/EWS 

housing within and in proximity of cities, towns and rural areas. 

•   Inclusionary zoning provisions for LIG housing in private layouts.  

•   Ensure integrated and planning development of peri-urban areas 

to promote affordable housing. 

•   Efficient use of land through higher FSI for LIG housing. 
 

The higher FSI is allowed across the board though there are concerns about 

density issue.   
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DISCUSSION  

 
 

Mr. S.R. Kunte shared that most of the land in Mumbai is under private 

ownership. For implementation of SRS on private land Slum Act is normally 

used. Residents can form a cooperative and take consent of the owner. Incase of 

refusal from the owner land can be acquired u/s 14 of the Slum Act and finally 

conveyance is carried out for the property. Maharashtra also has formulated a 

state housing policy with focus on higher FSI, integrated planning and 

inclusionary zoning provision for LIG. Main approach for access to housing the 

poor is through involvement of private sector by providing incentivised FSI and 

TDR. One of the issues emerging in implementing incentivised FSI in its 

current form is that there is no limit to the FSI and infrastructure provision can 

be a constraint. Monitoring amalgamation of units is another area of concern. 
 

 

2. Providing housing to urban poor: Recent Developments in 

Chhattisgarh    

 

Shri C.K. Khaitan 

Secretary (UD), Government of Chhattisgarh 

 

The Secretary (UD) Chattisgarh highlighted recent initiatives taken by the 

Government of Chhattisgarh to provide the housing the urban poor. The 

government of Chhattisgarh has improved upon certain rules which were 

followed when it was part of the state of Madhya Pradesh.  
 

The government of Chattigarh has made a provision of ‘shelter fees’ for squatter 

settlement on public or private land instead of giving land for EWS. As per the 

Madhya Pradesh Municipal Act, a fixed ‘shelter fee’ is levied in the entire city. 

The cost of land differs in the different parts of the city therefore the 

amendment has been made in the preset act. As per the revised act, the ‘shelter 

fee’ varies in different parts of the city. The amount of fee is determined as the 

guidelines laid by the designated Agency.  

 

In case the colony is upto five acres, the colonizer/builder are provided with the 

option of either paying the ‘shelter fees’ or providing land for the EWS housing, 

but if the colony is more than 5 acres, the builder has to give more than 15 

percent of the developed land for EWS housing.  
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The land in the city is owned by different departments. In case if there is a 

requirement for the urban poor either for housing or infrastructure (social, 

economic or community), the department who owns the land need to provide 

land to the District administration for developing the housing and 

infrastructure for urban poor @ rate of 1 Rs. /Sq. Feet which means Rs. 10 per 

sq. meter. The State Government has vested the power of acquiring the land 

through issue of notice to the concerned department is vested with the District 

Collector. The DC can asses the requirement of land and sent the directions to 

respective department (who owns the land) for providing land for housing the 

urban poor. 
 

The special power to the District Collector was given by the Cabinet decision 

and notification in this regard was issued by the land revenue department on 

the request of the Urban Development Department. The builders hardly provide 

provision for the EWS in the colonies as they feel it will have negative impact to 

attract the investment from HIG groups. The builder lobby put pressure to 

retain the “shelter fees”.      
 

Raipur is the only mission city where about 75 acres land is allotted for BSUP 

and 150 acre land in the process of acquisition as the Government is planning to 

develop 28,000 housing units for the urban poor. The prime focus of the land 

acquisition is to acquire the open land.  

 
 
 

3. Policies for Housing the Urban poor in West Bangal  
 

 

 

Shri Arnab Roy  

Special Secretary, Department of Municipal Administration, West 

Bengal  
 

In West Bengal, the supply of public land for urban poor is governed by various 

acts such Urban Land Ceiling Act, Estate Acquisition Act, Land and Land 

Reforms Act, Land Acquisition Act and Refugee Rehabilitation Act are in 

operation.  
 

The centre has been forcing states to repeal ULCA however, this is perhaps 

signaling that a) poor do not need to have redistribution b) builders and 

developers can buy unlimited land. Other practices in Kolkatta include long 

term and short term settlement, regularization and rental housing. Main 

approach presently being adopted is joint venture projects for EWS and LIG. 

Experience of such projects has been mixed since developer converts one room 
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apartments into studio apartments. For resettlement projects along canal side 

dwellers are being housed in walk up apartments. 
 

� Other prevailing practices include providing long term settlement, 

short term settlement, regularization of encroachments and rental 

housing (e.g.  Housing department and KIT). 
 

� Projects: LIG/ EWS plots and flats by Housing Board and Development 

Authorities. The joint venture companies also provide 25 percent of land 

for the EWS and LIG plots and flats.  
 

� Resettlement Projects: Canal side dwellers resettled in walk up Four 

Storey Buildings by KEIP/ KMDA.  
 

� Intensity : In LUDCPs EWS and LIG Plots given relaxation in ground 

coverage, front, side and rear spaces as well as minimum plot size. 
 

� Low Income Housing: The new township regulations being brought out 

where developers will have to develop low income housing as per the 

National Housing Policy.  
 

� Property Tax – Property Tax has been exempted in case of holdings 

whose annual rental value does not exceed Rs. 500.  
 

Supply of land through PPPs for urban poor: The housing department has 

formed several joint sector companies with private companies. The 25 percent of 

plots/ flats has been reserved for EWS/ LIG through cross subsidization.  
 

Fig. 1: Overview of land ownership and tenure status of slums in KMA towns 

Land 

owner  

Type of land  Tenure rights and claims  

Railway (rail line side and 

other)  

None/political protection  

Defence  None/political protection  

Port trust  Ration cards, voter cards, political 

protection  

Central 

government  

Other, eg. Mill  De facto/ Ration cards, voter cards, 

political protection  

Vested lands  Patta/ de facto rights/ slum recognised  

With Departments  De facto rights/political protection  

Irrigation (canal side)  None/political protection  

PWD (road side)  None/political protection  

State 

Government  

Thika holdings (KMC & 

HMC)  

Legal rights for thika tenants, 

bharatiyas  

Para-statal  KIT, HIT etc  de facto/ none/political protection  

Service lands  De facto/ none/political protection  Municipal  

Other lands  De facto/slum recognised  

Trust lands  Religious trusts such as De facto/ ration cards, voter cards  
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WAKF  

Mill lands  De facto/ ration cards, voter cards/ 

recognised  

Private land  

Other  De facto/ political protection  

Allotment in RR Colony  Freehold tenure deed, cannot sell for 10 

years  

Own land  

Purchased  Freehold  

Disputed 

properties  

Plots in city  De facto  

Unknown 

ownership  

Plots in city  De facto  

Source: Based on field work by BESU  
 

The Types of tenure (indicative): the types of tenure security in West Bengal 

includes payment  includes pavement dweller, rail line tenant, tenant slum, rail 

line ‘owner’, private land ‘owner’, Government land ‘owner , recognized slum 

‘owner’, Bharatiya (Thika), Thika Tenant, FHTD (RR) and own freehold plot.  

 

Policies in place in West Bengal are:-  
  

� Board of Councilors may define and alter external limits of any bustee or 

slum and maintain list of bustees and slums (Sec 286 of West Bengal 

Municipal Acts) – not contingent on tenure status 

� ULB may prepare improvement scheme for a bustee or slum including 

layout plan. This may include : 

� Relocation of existing huts/ structures 

o Compulsory acquisition of land/ building for providing common 

facilities/ amenities in the bustee  

o Temporary shifting of inhabitants & their resettlement                                

(Sec 287) 

� ULB may provide for management of common areas of bustee by users 

committee or cooperative of users (Sec 289) 

� Protection of interests of tenants through Premises Control Act and 

Thika Tenancy Act (only Kolkata and Howrah) 

� Occupation on ‘khas’ land often settled by Long Term lease on Short 

Term lease by Land Department.  

 



 

 44 

Proposed multi level approach with ULB in the lead role 

 

GoI    Releases surplus/ unutilized land 
 

State level Policy for occupiers of vested lands, inter-

departmental land transfers, ULC, dialogue with GoI, 

review of land legislation 

Metropolitan Level Prepares strategic policy on making land available for 

the poor in metropolitan planning and development 

District level Makes available land records, facilitates land 

transfers and tenure security. -Urban Land 

Committee to be set up 

Municipality Level ULB prepares and implements Tenure Improvement 

Strategy & Action Plans parallel to District 

Development Plan (DDP) 

 

Other contemplated actions in West Bengal are:  
 

� FAR relaxation for housing for the poor 

� Compulsory percentage of plots/ houses for LIG/ EWS for developers 

(Township Regulation) 

� State Housing and Habitat Policy on lines of National Policy. 

Resettlement & Rehabilitation policy for development refugees. 

� Improving slum areas through PPP (KMC, Baranagar) 

� Purchase of land from Railways, PSUs and settlement with occupiers. 

Inter departmental transfer for State Government unused land. 

� Extension of Homestead Acquisition Act to Urban Areas 

� Conferring WATSAN right regardless of tenure 

� Tenure Action plan as part of Development Plans of ULBs 

 

 

4. Land Acquisition Model of Navi Mumbai: A case of CIDCO    

 

Shri V. Shekdhar  

Chief Architect Planner, CIDCO 
 

CIDCO has been established in 1970 under the Indian Companies Act, 1956. It 

was owned by Government of Maharashtra. The Navi Mumbai is the flagship 

Project of CIDCO. The city is world’s largest well-planned city.  

 

He shared the experience of land acquisition model. Navi Mumbai is flagship 

Project of CIDCO. In planning process of CIIDCO there were 95 villages and 
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200 sq.km. of land was acquired out of which 60 percent of the land was owned 

by original villagers. CIIDCO did not acquire any original settlement. The 

compensation included monetary compensation and rehabilitation measure 
 

Apart from monetary compensation, the key features of the CIDCO are:   

a. Rehabilitation measures  

b. Gaothan Expansion Scheme (GES) 

c. 12.5% Schemes  
 

a) Key features of the rehabilitation measures of CIDCO are:  
 

� Stipend for Higher Education  

� Stipend for Technical Training 

� Employment for one family member  

� Entrepreneurship building (Work contracts) 

� Allotment of Schools/Colleges to PAP Trusts 

� Training in Computers   

� Improving village infrastructure (GIA) 

� Land compensation (GES & 12.5% Scheme) 

 

      b) Gaothan Expansion Scheme (GES) 
 

� GES in 1976 – around village for natural expansion of families 

� 10% of acquired land, non-transferable 

� Min – max plots 40 – 500 sq.m. with 0.75 FSI 

� Scope for regularization of unauthorized structures against 

entitlement 

� Lower physical infrastructure standards 

� Implemented in 7 villages of Thane Dist. and 2 villages in Raigad 

Dist. 

� Cost = 2 X Acquisition rate +Rs. 5/sq.m for dev. 
 

      c) First 12.5 percent schemes  

� Introduced in 1990, for those who did not accept compensation and 

post-86 acquisition  

� Extent increased to 12.5% with 70% for plots  

� Social infra. standards also lowered, no upper ceiling on plot size 

� Bulk locations identified in consultation with peoples’ 

representatives 

� Benefit only for individual land-owners (excluding JNPT PAPs) 

� Other conditions remained same 
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Current 12.5% schemes (Second notification dated 28/10/1994) 
 

� Land owners to whom allotments was made under GES be given 

benefit of 12.5% scheme. Accordingly additional area be allotted 

near the Gaothan and if it is not available then the same may be 

allotted at another place 

� 1994 – benefit extended to all PAPs irrespective of acquisition date 

� To discontinue the GES Scheme 

� Min 40 sq.m size of plot - to each of PAP - Joint ownership of land 

� Min 40 sq.m size of plot - Landless labour, Landless salt pan workers 

and village artizans  

�  1.5 FSI with 15% of FSI for commercial use 

� Reduced margins for plots up to 1000 sqm. 

� Lands made transferable at a fee 

� Physical & Social infrastructure standards lowered by Govt. 
 

Present Status of Allotment under 12.5 schemes  
 

� Total net area of about 1087 ha. to be allotted for three tahsils of Thane, 

Panvel and Urban  

� About 59750 beneficiaries to be given plots 

� As of now, nearly 60% of the land allotted  
 

Advantages of 12.5 percent schemes  
 

� Landowners partners in city development  

� Better compensation and rehabilitation  

� Housing stock for Middle income class & LIG 

� Creation of housing stock thro’ private entrepreneurship 

� Encouragement of PAPs to become developers 

� Lesser opposition to land acquisition  

 

Disadvantages of 12.5 percent schemes  
 

� Parallel housing supply to CIDCO at a cheaper rate – lands & DUs 

� Compensation in 12.5% is add-on feature affects project viability  

� Lower standards of development & high density 

� Two distinct forms of city development seen  

 

 Infrastructure Development Charge Policy 

• Developed plots to be given at twice acquisition cost + Rs. 5 (approx. Rs. 

35 /Sq.M.) 

� Differential norms gave rise to areas of  second class citizenry  
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� CIDCO proposed to upgrade infrastructure by recovery of IDC  

� Discussed with Builders' association and agreed by  them   

� CIDCO Board approved the charges @ Rs.1,000 / Sq.M  on 17.09.2003 

(This works out to Rs. 35  to  Rs. 40 / Sq.ft of BUA) 
 

Problems in implementation 
 

� Getting correct and updated record of land acquisition status  

�  Problem in establishing heir-ship  

�  Exploitation for profit – by both villagers & developers  

�  Encroachment of lands around existing gaothans  

�  Encroachments on nodal lands by PAPs 

 

Assessing the rehabilitation programs   
 

Rehabilitation measures included training, skill building and education. 

Another component of compensation was land compensation as part of Gaothan 

Expansion Scheme. Initially 10 percent of acquired land around villages was 

developed at lower standards. This has now increased to 12.5 percent of land. 

Minimum 40 sq.m. of plot with 1.5 FSI is provided along with permission of 15% 

floor space for commercial. In the initial scheme land could not be transferred 

which has now been made transferable. According to this landowners were seen 

as partners in development. Schemes are primarily for MIG and LIG. It has 

encouraged residents to become developers and there is less opposition for 

acquisition. Land records continue to be a problem and rehabilitation program 

should have been part of original plan. 
 

 

Lesson learns   

• Scheme should be part & parcel of original plan preparation  

• Clear-cut rules & procedures should be framed at time of 

conceptualization  

• Quick implementation of scheme  

• Transparent method of allotment  

• Fixing of entitlement  
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5. Housing and Land Development for urban poor in Kerala  

 

Shri T.K. Jose 

Secretary, Local Self Governance, Govt. of Kerala   

 

Shri T.K. Jose shared the initiative of Kerala Government for housing 

projects on the private land, squatter land, trust land and waqf land. The 

private land was acquired by the government which was occupied by the 

people who came to India at the time of partition. These were the traders 

from Sindh and Karachi areas of Pakistan. The actual land owners had 

moved to Pakistan and the tenants were unable to pay the rent. The 

Government of Kerala has taken over the possession of these lands with the 

help CUPRP project with adequate compensations. With the help of these 

occupied lands, the government had provided house with free title to the 800 

poor people.  

 

The Government of Kerala has also undertaken the housing projects on 

waqaf land. The land was utilized on sharing basis where the waqf board has 

provided 25 percent of the land for which nominal compensation was given by 

the state government. The housing projects were undertaken by borrowing 

the money through HUDCO and KUDFC (Kerala Urban Development 

Finance Corporation). The 50 percent of the cost of the house was re-paid by 

the beneficiaries.  

 

As a part of VAMBAY scheme, the housing units worth of Rupees 40,000 

were constructed. An amount of rupees 20,000 was provided by HUDCO 

through grant and remaining 50 percent was contributed by the beneficiaries. 

At the later stage, the housing units of worth rupees 40, 000 were given free 

of cost under the VAMBAY scheme.  
 

Shri T.K. Jose mentioned that the government has faced problems in 

implementation of VAMBAY scheme. Around 25-30 percent of the loaners 

had stopped the repayment of the loans by giving the argument that the 

urban local bodies are providing free houses to better off urban poor and 

while these beneficiaries who have taken loans from HUDCO and KUDFC 

under VAMBAY scheme are re-paying the loan.  

 

Recently as a part of 74th CAA, the Government of Kerala has decided to give 

30-35 percent share of the State’s total planned fund to the local self 

government institutions, the advantage is that whatever will be the left out 
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or unspent fund of the planned fund, the state government allowed them 

(ULBs) to takeover the loan liability of the early beneficiaries under the 

HUDCO-KSUDFC scheme.  

 

The portion of land owned by the private individuals under the CUPRP 

project, the private land owners have agreed to surrender or share the land 

at the reasonable cost but the problems is that in last five year the land 

prices in Cochin City has shoot up very high after announcement of SEZ, IT 

parks, smart city project and other such projects therefore it is very difficult 

to afford to have private land. Purchasing the plot in New York is cheaper 

then buying the plot in Cochin City.   

 

In 1999, identifying the scarcity of the land, the Government of Kerala has 

allowed the FAR at the rate of 3 without any fee, only application fee was 

charged. The Government is trying to rationalize the Kerala Municipal 

Building rules and bring down the FAR from 2 to 2.5 as prescribed by the 

High court. The State wide Kerala Municipal Building Rules 1999 prescribes 

the FAR as 1.5.  
 

The private builders are developing the buildings with average FAR of 6.5 

and upto 8.95 without proper infrastructure in the peripheral areas of Cochin 

City, where the building rules are not applicable. In this complex and difficult 

scenario, the Government is trying to provide housing to the urban poor. The 

rehabilitating is being done on in-situ basis priority in 90 percent cases at the 

same time there is lot of intervention of the High court especially at the 

canals and backwaters site in Cochin City. The average contour height in 

Cochin area is 0.3 feet from the mean sea level, if the high tides come then 

large area of Cochin will be under the water and if heavy flood comes in rainy 

season and high tide coincide with heavy rain, the water can not flow back to 

the sea.  

 

In recent year, the Government of Kerala has tried to provide the ownership 

of title deeds to those squatter settlements which are more than 12 years old. 

In majority of the places it is found that such places consists of railways 

backyards, the unassignable lands of the river sites, canal sites and 

backwater sites where the water level may be even more than the present 

level. The magnitude of the problem may be small but the solution to this 

problem is quite gigantic especially at the cost of land.  
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The state govt. is trying to allow the urban local Bodies to earmark atleast 15 

percent of their planned fund for procuring land for housing sites or sharing 

with some private builders. The private builders already given the FAR of 4 

and increasing of this FAR may be thought off.  

 

The acceptance for high rise building among the urban poor is very low in 

Kerala. The model of Ground + three has been experimented in Cochin City. 

The government has have reduced the building heights to ground plus two 

floors in case of Thrivendrum as part of VAMBAY Housing scheme. The 

biggest problem is that these top floor houses are sold immediately after the 

possession. The top floor of these buildings is occupied by the low income 

government employees and the slums dwellers have again came back on the 

roads after selling their houses.  

 

The Secretary urged that if sufficient resources are provided under state 

budget, the problem of housing the urban poor can be fully solved in coming 7 

to 10 years. Shri Jose mentioned that key problem faced by the centrally 

sponsored progammes/schemes i.e. VAMBAY, BSUP or IHSDP, the cost of 

construction is provided by the centre but some extant of land acquisition cost 

also may be cover as a part for grant especially for SC and ST group.  

 

Shri T.K. Jose mentioned that there is no minimum plot size specified for 

constructing even 15 storied building irrespective of roadside. In urban in 

Kerala meant by the Municipalities and Municipal Corporation, the 

peripheries of cities or gram Panchayat are much more urbanized then the 

cities i.e. the population of municipalities in Kerala is 20,000 while the 

population of gram panchayat is 80,000. There is a dichotomy in definition of 

urban centre. The rural to urban migration is less in Kerala. The only way of 

population growth in the cities of Kerala is through natural growth. The 

people who come to cities from rural areas for employment, they either go 

back to their respective areas or prefer to reside in the periphery of towns.  

 

The other problem which is being anticipated by the government is of “transit 

population” especially the laborer and workers, who are migrated from Bihar, 

Orissa, Bangladesh and Chhattisgarh for job opportunities i.e. construction 

workers and labors etc. The heavy in -migration has increased the need of 

transit accommodation and rental housing in cities. 
 

The number of houseless people after 2001 in Cochin has increased as about 

70,000 people have migrated to city of Cochin. They do not have any place to 
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stay other then the pavements, railways yards etc. These people come to 

improve the living condition of the citizens and improve the economy of cities 

i.e. construction laborers, unskilled workers, masons, house maids etc 

therefore it becomes the responsibility of the government to provide them 

some kind of shelter or transit accommodation either in the form of rental 

housing or night shelters.                          

         

 

6.  Land Development & Housing the Urban Poor: Haryana 

Experience  
 

Dr. Mahavir Singh 

Special Secretary (Urban Development), Government of Haryana  
 

Dr. Mahavir highlighted that there has been a rapid increase in the urban 

population in Haryana. The urban population in 1981 was registered as 28.27 

lacs which have increased to 61.14 lacs as per the 2001 census. The 29 

percent of the State’s population resides in urban centres as per 2001. In last 

two decades, the average decennial growth was 47.52 percent.  

 

The number of the urban poor has also increased in the state. As per the BPL 

survey 1998, the total BPL population in the state was 9.61 lacs which have 

increased to 19.58 lacs in 2007. The 25.76 percent of the urban population of 

Haryana lives in Slums as per 2007 BPL Survey.        
 

Mandate of National Common Minimum Programme (PCPM) 
 

• A comprehensive programme of urban renewal 

• While undertaking urban renewal, care to be taken to see that the 

urban and semi-urban poor are provided housing near their place of 

occupation 

• A massive expansion of social housing in towns and cities, paying 

particular attention to the needs of slum dwellers 

• Forced eviction and demolition of slums will be stopped 
 

Major Players in Land Development and providing Housing  
  

• Haryana Urban Development Authority (HUDA) 

• Department of Town & Country Planning 

• Haryana Housing Board 

• Department of Urban Local Bodies 
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Key Initiatives in Haryana 
  

• Repeal of ULCRA – never been in existence. This was identified before 

launch of JNNURM in Haryana.   

• Reduction in Stamp Duty-  3% to 5% 

• Earmarking of 25% of the budget for the urban poor in all ULBs  

• Earmarking of 25% of the gross area for EWS Housing under TP 

scheme of ULBs 

• Earmarking of 20% of the gross area of residential sector for EWS 

Housing-HUDA, Housing Board and Private Developers 

• Collaboration scheme of land pooling by developers- example of Public 

Private Partnership in land development i.e. Gurgaon, Faridabad etc.  
 

Issues  
 

• Relocation vs. in-situ development, hardly any relocation projects in 

the State   

• Finance for EWS housing -NHB/HUDCO    HFI/Banks. 90 percent of 

the housing shortage belongs to EWS as per the 11th Plan report.   

• Interest Subsidy for EWS housing. 

• Sharing the revenue between the developers, State Government and 

the local body that is EDC (External developmental charges). 

• Sharing the revenue between the private developers, State 

Government and the local body that is EDC (External developmental 

charges). All the money has been collected from EDC, conversion 

charges, license fee etc will be shared between ULB, State Govt. and 

the Developers and there is a possibility of cross-subsidy which the 

JNNURM also talks about. This is going to be policy soon.   

• All CLU cases in ULB would be shared between the state government 

and municipality i.e. if the stamp duty is five percent, then 2 percent 

will straight away go to ULBs and this will certainly will improve the 

financial health of urban local body. The EDC will be directly going to 

ULB; the percent of the EDC for ULB is yet to be decided. The transfer 

of this EDC will straight go away instead of routing from the State 

Government.     

 

Dr. Mahavir also made a proposal to the Central Government, is it 

possible to work a model for small and medium towns for land 

development keeping the TDR and FSI in mind.  
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Discussion and Question  

 

Dr. Rajiv Sharma, Chair Moderator asked that the Land consolidation 

schemes  in Haryana looks very promising particularly in area which is 

having very high propensity of urbanization and areas in Gurgaon which 

appears to be landlocked and surrounded by the developers, how the model 

has worked?  

 

In-situ developed is the hallmark of the efforts which are being made in 

Haryana for land development. Is it on the basis of land sharing pattern like 

30:70 in Mumbai or the Gujarat Model, what is the standard formula or 

technique which is being followed in this model?       
 

Mr. Mahavir replied that there is policy prescription in place as far as the 

earmarking housing for the EWS. In case of the collaborative schemes, its 

basically in private sector, the private developers get in touch with the 

farmers and there is an understating between them like the Gujarat Model. 

The private Builder develops the land based on the sharing business. At 

present, the 25 percent sharing of the cost and there is also some Royalty 

attached to the farmers it. At present it is about 25 lakhs per acres royalty 

which upfront, and Rs. 25 lakhs which is the non-refundable security and 

rest of the area which they develop subsequently in near future they share 

about 15-25 percent varies from location to location and kind of project i.e. in 

case of Residential projects it is 25 percent and it is commercial it about 15 

percent, this is all informal arrangements as there is no policy description for 

this.              
 

Regarding the in –situ development, There are some projects in the relocation 

site also but they are primarily confining to the HUDA areas where the 

government like to retrieve that land to relocate to some other areas but in 

most of the case it is in-situ development.      
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7.  Access to Land for Urban Poor: The Madhya Pradesh   

Experience   
 

Ms. Banashree Banarjee   

Consultant  
 

Ms. Banashree shared that the state of Madhya Pradesh is among on the for-

front States in land development and providing access to land for urban poor. 

The State has taken various initiatives related to slum improvements, 

plottery constitutions in the slums to regularize the tenure on the basis of re-

constituted plots which generates the better opportunities of layouts and 

possibilities of house improvements, and built housing as in-situ 

rehabilitation as part of JNNURM programme.     
 

Overview of the urbanization  
 

The Urban population of Madhya Pradesh is 159.68 lakhs (26.67%) as per 

2001 census. As per 2001 Census, about 38.32 lakh people or 24% urban 

population lives in slums in the state while 29% of total urban population has 

been reported to be below the poverty line (BPL). The housing policy has 

projects the housing shortage by 7 lakh.  

 

Key interventions of GoMP: 3 decades of good practice…. 
 

• MP is the only state which has Land tenure regularisation of squatters 

through a State Act 

• Using the regulatory framework for land reservation for the poor and 

mobilizing funds 

• Providing for the poor in land-use planning 

• Slum notification and improvement 

• Pro-poor Housing and Habitat Policy (1981, 1995, 2007) 

• Supportive institutional development  

 

Land Tenure regulation in M.P  
 

• Only state to regularize tenure of squatters on government land through a 

specific State Act - Patta Act (MP Nagariyon Kshetra ke Bhumiheen 

Vyakti (Pattadhruti Adhikaron ka Pradan Kiya Jana) Adhiniyam, 

1984) 

• Act applies to all urban areas of MP.  

• Entitles all landless occupying less than 45 sq m of land for leasehold 

rights on the land occupied or another site. 
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• Progressive cut off dates (1984, 1998, 2003, 2007) 

• 30 years patta for those living in settlements those are to be improved and 

rehabilitated.  

• Temporary patta for those who are living in settlements those are to be 

relocated.  

• The patta can be inherited but not transferred.  

• Only residential use is permitted.  

• The Act supercedes all other acts and regulations, including the city’s 

Master Plan. 

• Pattas can be mortgaged for housing loans from banks, registered housing 

societies or government organizations.(2003 amendment)  
 

Implementation of the “Patta Act” 
 

• So far about 30 lakh people are surveyed and about 20 lakh pattas has 

been issued by the state government.  

• Survey and biometric identification in progress 

– Another 60 thousand pattas expected to be issued in 2008 

• Squatters on private, GoI, forest land not eligible (2/3 slum population 

of Bhopal) 

• Lack of mapping and data leads to multiple claims and ambiguity 

• 2008 amendment: ULBs (instead of Collectorate) to identify, joint 

committee of ULB, Collectorate, Police Department to decide eligibility 
 

Land Reservation of Urban Poors since 1986 (through Madhya Pradesh 

Nagar Palika (Registration of Colonizer, Terms and Conditions) Rules, 1998 

• Reservation of 15% land and agreement to hand this over to govt. at 

official circle rate is a condition of private layout sanction for more 

than 1 acre. 

• Or make this land available within 1 Km radius of land 

• In lieu of this a fee can be paid to the government @ a predetermined 

rate to Ashray Nidhi (Shelter Fund)  

• In 2006-2007, Bhopal Collectorate got more than Rs 8.0 crores in 

Ashray Nidhi, used for services and facilities in slums. 

• Allotment of 836 plots in Bhopal stayed by High Court 

• Developers reluctant to give land.  
 

Provisions in Land-use Planning 

• Starting with Bhopal Master Plan in 1964, to Indore Master Plan 2008 

• Land reservation for new housing 

• Slums identified for in-situ development 
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• Slums identified for relocation based on environmental risk, land 

requirement for essential public use  

• Not easy to access lands in suitable locations  
 

Slum notification and improvement 

• Slum Act of 1976 provides for notification 

• Power to notify with ULBs (1993) but unclear process 

• Notified slums get funding for improvement (GoI, GoMP schemes) 

• Notification guidelines for ULBs drafted and tested.  

• Guidelines being converted into Rules under Act.  
    

Slum Relocation/rehabilitation (specifically for the JnNURM cities) 

• Preference for in-situ development 

• Relocation as close to slum as possible 

• Relocation process to be managed to reduce trauma to households 

• Transit housing to be provided where necessary  

  

MP State Housing and Habitat Policy 2007 
  

a) Land supply for the poor 
 

Continuing and reinforcing present policy: 

• 30% plots/houses developed by Urban Development Authorities/ 

Housing Board for the poor 

• 15% land developed by private/co-operative sector for the poor or 

housing cess (Ashray Shulk) in lieu thereof to go into the Shelter Fund 

(Ashray Nidhi). 

• Ahsray Nidhi to be used for acquiring land for transit housing for 

migrants, construction workers etc. 
 

b) Slum improvement, rehabilitation & relocation 

• Transparent & dynamic data base on slums updated periodically and 

published annually.  

– Typology of slums based on land ownership  

– Typology of slums based on proposed intervention (in situ 

improvement/relocation) 

• Slum dwellers on prime land should be rehabilitated by land developer 

on the same or nearby site. Additional FAR to be made available, if 

required. 

• Profits from lands from which slum dwellers have been relocated to be 

used for procuring land and infrastructure for the poor. 
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c) Specific policy for slums being formulated or slum free city  

– through a participatory process 

– Based on empirical evidence from urban MP 

– Within framework of MP Housing and Habitat Policy and MP 

Urban Development Policy.  
 

Pro-poor Institutional development  
  

• State, district and city-level committees for co-ordination and decision 

making  

• Municipal reform and capacity building in large cities for:  

–  Urban poor information management 

–  Recognizing slums 

–  Strengthening UPA cells and DUDAs 

–  Introducing community development & participatory planning 

• Improving systems and procedures for pro-poor development in para-

statals (Housing Board, UDAs) 

• Overlapping and unclear roles of institutions.  

 

 

Discussion 
 

Dr. Rajiv Sharma, the chair moderator mentioned that something which is 

coming very strongly is a very large scale regularization of land is being done 

by giving 20 lakh patta has been given which means almost covering a 

population of more than a crore and it also means all the slum dweller’s 

squatter have been regularized.  
 

Dr. Sharma asked How the this whole process of security of tenure have 

really led to the planned development in the slums i.e. ensuring community 

facilities, drainage ,provisions of basic services i.e. water, sanitation, solid 

waste management and so on? 
 

Ms. Banashree Banerjee replied that in few cases, where the whole 

settlement was re-blocked and plots were re-constituted, there its works out 

but in places where people have their own Patta, the government of Madhya 

Pradesh have several programmes of settling the people in new housing 

where ever they are through “Jhuggi Mukti Awas Yukti scheme” as a part of 

National Housing Bank loan.      

 

As a part of JNNURM, the housing is also being provided to the people who 

also have the pattas. This is total re-development. In smaller towns, the 
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granting of patta has led to security of investment. In well located slums 

there are various building activities where instead of one story kutcha hut, 

we can have three storied building but quality of services and infrastructure 

in these areas are really poor. The government is basically converting these 

kutcha houses to Pucca in these slums.  

   

 

8. Access to land for housing the urban poor: Challenge & 

Opportunities  
 

Shri P.K. Pandey  

Chief Town Planner, Government of Rajasthan 

 

Shri P.K. Panday shared that Rajasthan at present has Urban Improvement 

Trust Act, Municipalities Act, Housing Board Act, Jaipur Development 

Authority Act and now Apartment ownership act is in the process.  

 

Building regulations have been formulated in the year 2000. In Rajasthan 70 

percent of the population is covered by the Master Plans. These provided for 

residential areas but acquisition is a problem. Development was earlier 

possible of government land. There is also provision that private sector has to 

provide 7.5 percent housing for the poor and 0.5 percent for informal sector. 

The state also brought out a notification for integrated township scheme of 

private development. This was recently stayed. Barter model of land 

acquisition where 20 + 5 percent of developed land is returned to the owner is 

working well in the state for acquisition.  

 

There has also been regularization of katchi Basties where maximum area for 

regularization can not be more than 110sq.yd. for residential and 15 sq. yd. 

for commercial which is given then in joint ownership.  

 

Status of Master Plan Preparation: till date the State government has 

prepared the Master Plans for 65 towns while the approval of four Master 

Plans is awaited from the State government. The total 70 percent of urban 

population of the state has been covered under approved master plans.   

 

Provision for EWS in Building Regulations for Group Housing 

Development: The developer shall ensure that minimum 15% of the 

dwelling units are constructed for Community-Service Personnel/EWS and 
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lower category. Such flats should have a carpet area between 30 to 50 sqm. 

This provision has been made on 10th March, 2008. 

 

Availability of Government Land in Urban Areas 
 

• Government land within urbanisable limits of Master Plans is almost 

exhausted in principal towns/major towns. 

• Local Bodies do not have enough funds to pay compensation in cash for 

acquisition of land. 

• This resulted into short supply of land for framing of schemes  

 

Land Acquisition: Land Acquisition through Settlement/Negotiation 
 

• If the land is surrendered by the owner free of cost to Government, the 

owner gets maximum 20% residential and 5% commercial 

developed area in the same scheme. 

• If it is not possible to allot land in the same scheme area the owner 

gets cash in compensation. 

 

Regularization of Katchi Basties/Slums (Cut off date 1.4.2004) 
 

• There are 1258 surveyed Katchi Basties in the State having 1, 18,765 

number of families. 

• A development plan for the regularisable Katchi Basti is prepared 

incorporating all possible basic facilities and amenities. 

• Maximum area that can be regularized for residential purpose is 110 

sq.yds and for employment/commercial purpose it is15 sq.yds. 

• After regularization of the Katchi Basti the concerned Local Body 

issues the Patta/Lease Deed in the joint name of husband and wife. 

• The person in whose name regularistion is done is not allowed to 

transfer that land/construction. A condition to that effect is inserted in 

the Patta which has photograph of the lease holder. 

• Regularisation of Katchi Basties in areas earmarked for parks, 

playgrounds, roads, catchment areas, forest lands etc. is not done. 

• Regularisation of Katchi Basties in special towns namely, Mount Abu, 

Nathdwara and Pushkar is not being done. 

• Rajasthan State Katchi Basti Development and Housing Improvement 

Policy is being formulated. The policy will provide for In-situ 

upgradation, resettlement and redevelopment. 
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State Housing and Habitat Policy-2008 (Draft) 
 

The draft State Housing Policy has been prepared. Rajasthan Urban 

Information System on the lines of National Urban Information System is 

currently underway. State Urban Agenda for Rajasthan is also prepared 

under which 10-15 percent of developed land will be reserved for the poor and 

20-25 percent of FAR will be reserved and the state will be a slum free state 

in five years. 
 

Housing Shortage in Rajasthan  
 

• Over 80% of housing needs are for EWS and LIG. 

• EWS and LIG categories occupy only 30% of the land and MIG 

and HIG occupy 70% of land. 

• About 20% of urban population belongs to BPL category. 

• As per the draft Policy, 10 – 15% of developed land area or 20 – 25% of 

FAR whichever is more will be reserved/allotted/constructed for EWS and 

LIG. 

• The draft Policy provides for concepts like Transferable Development 

Rights (TDR) and proposes formulation of other related policies like land 

policy and slum policy. 

• As per the draft Policy, Rajasthan could be a slum free state in 

next 5 years. 

 

*** 
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Concluding Session & Valedictory remarks 

 

Prof. A.K. Sharma, DEAN SPA, New Delhi   
 

Prof. Sharma raised the concern on the planning process followed from last 

40 years. He mentioned that the authorities are unable to provide workable 

solution to the problem of urban poor. Different states have tired different 

methods and approaches to solve the problems of the urban poor, but the 

problems stand where it was, rather it has dansified. Prof. Sharma said that 

there is need to re-look our planning process because if we continue to follow 

the same practice of pre- believing that a man has to migrate to city to 

develop, the problem of cities are going to remain at its present level.   

 

Prof. Sharma emphasized upon the regional approaches of planning to 

resolve the present urban development challenges and provide more 

employment and livelihoods to people in rural areas. He added that there is a 

need to relate the things in real terms i.e. take the example of land mass of 

Delhi; will the urban poor be able to afford the land mass and services in 

Delhi after 20 years? Prof. Sharma emphasized that the living example of 

Delhi Metro need to be replicated which has changed the whole urban 

landscape of Delhi. 
 

Prof. Sharma added that changes in land typologies and accessibility pattern 

of land are subject to market fluctuations and no urban poor will be the 

resident of the same house if market dynamics changes and they keep 

rotating themselves. There was a time when the mobility of the urban poor 

was about 300 yards but in today’s context what a person can achieve if he 

restricts himself to 300 yards in terms of its mobility and home to work 

station relation. And if a person doesn’t develop, how will he overcome from 

his poverty level?  

 

The innovations are required on the part of understanding dynamics of land, 

development, institutional change and governance. We are still governed 

with laws which were adopted from different countries and invented five 

decades ago. The countries have revised these laws many times but we are 

still practicing them. The process of planning require overall holistic change 

for human development. He urged that we need to look explore innovative 

and realistic approaches to resolve the issue of urban poor. On behalf of SPA, 

Prof. Sharma ensured full support of SPA to the Ministry in different ways 

whenever and wherever it is required. 
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Dr. P.K. Mohanty, Joint Secretary (JnNURM), MoHUPA 
 

   

Dr. Mohanty stressed upon the following steps as the follow-up of the 

workshop:   
 

a) Finalizing two papers:   

1) The paper from Prof. Mathur on Best practices under NSUP 

programme  

2) Paper from Dr. Neelima Risbud on supply of land for urban poor.  
 

b) Compilation of the presentations and small write ups on the cases 

presented during the workshop by the State Governments, particularly on 

the state laws, the legislative framework i.e. the ‘Patta Act’ of Madhya 

Pradesh which can be helpful for framing the policy papers for slum free 

cities. This can be helpful for developing generic legal framework for those 

States which do not have the legal framework for tenure security of urban 

poor.     

 

c) Papers on best practices from different states need to be collected and 

compiled.   
 

Dr. Mohanty emphasized that like other urban sector reform, the Ministry of 

HUPA is also working towards the ‘slum free city’ which was started at the 

time of visit of Hon’ble Minister, Kumari Shelja to Tirupati. The city has 

committed to be free of slums in coming one year and meaning the slum free 

city has been given the narrow meaning.  
 

The slums will have security of land tenures, water supply, sanitation, 

sewerage, social security, minimal education and health facilities and 

affordable housing for the slum dwellers. He emphasized that each city must 

work out an action plan and specific milestones every year to be a slum free 

city and providing security of land tenure to urban poors.  
 

Dr. Mohanty mentioned that the issue of Health, Education (SSA) and Social 

Security has been taken up with concerned ministries and finally all the 

issues related to be merged in JNNURM framework.  
 

He advised to compile the salient features of the presentations, compile the 

view of the planning experts on the presentations made, from the planning 

practitioners and the legal framework, policy and programs presented by the 

State Secretaries. Once it is done, the meeting with the state governments 
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can be organized to come out with policy recommendation on secure land 

tenure for urban poor.  

 

He added that the Ministry of HUPA had made a commitment to the Hon’ble 

Prime Minister to provide 1.5 million poor with land tenure within the 

mission period. Similarly, the state-wise targets have also been set up. The 

progress has been continuously monitored at the Ministry level; this will 

surely assist the cities towards achieving the target of slum free cities in 

longer term.     

  

 

 

 

 

Valedictory Remarks               Ms. Kiran Dhingra, Secretary, MoHUPA  
 

 

 

The Secretary has emphasized that this kind of workshops should be 

organized at regular intervals to debate and discussions upon the subject 

until we doesn’t come out with concrete line of action and strategy toward 

securing the tenure for urban poor. 

 

She mentioned that case of Chandigarh should be studied where the land 

tenure security is provided on the rental basis through land license fee. The 

houses were built by the state government on government land; the 

beneficiaries (slum dwellers) were identified on the basis of biometric survey 

and houses were allotted accordingly with tenurial security. Yet is seems that 

many of them have moved out again. This has become a normal practice in 

many of the cases of slum development or re-settlement.  

 

She emphasized to study the reasons why the urban poor sold off the allotted 

houses with secure tenure and move back to their old locations.  Is it for the 

short terms need of the money which forces them to do so? Or is it there is 

coercion which they can not resist with and give up the secure tenure without 

knowing its value, is it the number who has moved out are very small and 

actually that doesn’t mean that what has happened been erodive or has lot its 

value and therefore the lesson which Chandigarh offers is the one which we 
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should not be ignored at any cost and must be studying for further policy 

advocacy and replication purposes.  

 

She also urged to undertake the study of present urban planning systems and 

how it needs moderations and alteration to suit the present planning context. 

She advised to study the blue print and relate it with the present conditions 

in three or four towns on sample basis.  
 

The Secretary shared that the consensus is building on the need to re-look at 

the UDPFI guidelines of 1966 in order to take into consideration the new 

policies and re-draft them.  
 

 

The Secretary urged that before we review UDPFI guidelines for policy 

formulation. 

• First, we need to be clear on the policy directions  

• Second, the investment in it of the actual facts and figures of three or 

four cases, which would be far more convincing then just the policy 

alone.  
 

The Secretary also emphasized on the “subject of law”. She said that looking 

at the policy and talking of advocating for policy on this subject, it may be 

little frustrating because of conflicting interests finally proving stronger then 

the policy advocacy. When we look at the policy, we also need to look at the 

laws of town and country planning which are existing at the state level, and 

see if certain prescriptions which in policy get defeated by when it comes 

down to actual implementation and the passaged through the democratic 

process of consensus building whether those policy prescription should not be 

translated into laws and become more stronger.  

 

The Secretary has suggested for looking at the problem into three aspects. 

One is the present problems and other is related to projections.   

 

She referred that in case of projections, Prof. Sharma’s comment of 

development in regional context become relevant. She emphasized that we 

need to do something to stop the in migration of people to the urban centers. 

In fact from what ever one has read from the global process, the urbanization 

process in India is far much slower then many of other countries. Though, we 

have policy in place to encourage micro enterprises in rural area to develop 

local employment and not to move to urban centers, our experiences that our 
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urbanization is slow is actually a red flag for us to see because for various 

reasons.  

 

It is the well off persons who seems to be moving to urban centers, the once 

who are left behind are not the ones who have micro enterprises to work on 

but who are sort of varied in poverty wants to stay in and if we have the 

growth happening, then despite the fact that the problems of urbanization 

overwhelm us, we would have to be realistic to exp ect that that pace will 

only speed up, not slow down. If our process of economic growth faster, we 

will remain to be urbanized at 28 percent but if that happen to move then we 

just need to be prepared to tackle the challenge of more people coming to 

urban areas.  

 

We need to gear up to face the growth of urbanization with 30 percent by 

2020 and 40 percent by 2040 is likely to the position which is likely to emerge 

and we must be geared to face. She added that so far what I can make it out 

that we are talking about the present town which is overwhelming us.  

 

The Secretary urged the group to divide into two and debate on the 

following:-  

 

One the new green field situation for urbanizations for which an examples of 

the SEZ could provide a focus in the centre and perhaps if don’t think along 

those line, these centers of the SEZ are likely to become the slums of the 

future, that is an aspect I would urge the resource agencies to take into 

consideration.  

 

In the existing & heartened by the fact that there seems to a consensus and 

indeed policy outlines fairly clear in their contours that there has to be some 

sort of identity and security of a person with his land whether that is by in-

situ development, which is most simple and quickest and faster or provision 

of new land.  
 

In the existing towns, it has to be a combination of both because green field or 

new centers of urbanization are the areas where the growth will happen and 

employment will happen and people will continue to keep coming in.  
 

The Secretary has urged the states to give high importance to biometric 

survey not only to deal with the huge issue of land mafia, change of title, 

movement of people from allotted sites  back to the slum will slow our 
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progress and confident, but because the ID card in the long run will give us 

both the assurance of the number we are tackling will give the person with 

the biometric ID card and identity and because the situation where we are 

now interms of law and order, it is practically inevitable we will move toward 

that in shorter time rather then the longer period of time.  

 

She quoted the example of policies being developed for street vendors. She 

quoted the example of recent bomb blasts in our larger cities, it is inevitable 

slum dwellers will come across the police people and they have to produce the 

ID card if they do not want to be harassed by the sought which may become 

an issue for the policy that is being developed for mobile or other type of 

employment in the city for people who otherwise has no means of proving 

their identity.  

 

Lastly, the Secretary raised the issue land tenure and urged to address it in 

all aspects i.e. “Patta” which is most favorable to rental at the other extreme 

and to take hard and fast stand on the “Pattas” alone with given the values of 

land. We need to be flexible policy wise so long as the man has a security and 

identity of with the land which allows urban poor to claims and approach the 

bank for loans, the government for its various services, market finance, 

recognitions among the departments which provides services i.e. subsidy, 

rations and other benefits and it should be acceptable to us as secure tenure.    

 

The existing policy does covers a lot of this, and what is requires to proceed 

along the lines of policy advocacy and with the development of the 

subsequent instruments of advocacy such as the Modal Law, the re-draft of 

the UDPFI guideline, the case studies which will bring us the fact and figures 

and clarify on the ideas which are fudgy on the edges and to consider what is 

going to happen with respect to the projections. Will we be able to handle it 

with the existing towns and with the new growth of the industry where they 

have forced outside the town? In towns, we have to look at employment and 

this is the area which the JNNURM figures in the policy and it has to become 

an adjunct, you cannot take interms of provisions of land and basic services 

without making at the same time a policy of how it is in our various towns we 

will provide employment.  

 

The burden of doing this will not entirely be the Ministry of HUPA because 

already there is national skill development policy has been worked out and 

there are several programmes which do take consideration , the skill building 
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of people so that they get employment. No doubt, in the big towns and 

Metros, where the industry have moved outside the periphery, it will be in 

the service areas. In the new industrial townships, that is where the problem 

is going to assume with the same proportion it has. The Secretary suggested 

that is also an area which this group should take up next for consideration.                

     

New Industrial focus where the potential for slums is growing and perhaps 

there an approach to policy making could take into consideration that when 

we built an industry and we build only housing for the workers leaving out of 

consideration the services that have inevitably to be drawn by those workers 

and we therefore provide for them on government land, in a way what we do 

as tax paying body is to subsidize that particular industry. Residence or all 

labor which is available to anybody at cheaper cost because the cost of 

providing housing has not gone into the projection is after all the subsidy 

which is been given by the tax payer. It would provide an argument which 

would counter with a lot of the criticism which is coming in the way of this 

policy of considering that if you are providing housing to the urban poor you 

are not doing him a favor at the expanse of the rich. It would certainly help in 

defeating a lot of the rhetoric that is bound to grow against the policy which 

in favor of the poor.  
 

The Secretary emphasized to come up with some concrete steps and global 

issue to proceed forward. She also mentioned to set the time target for the 

studies. She proposed that the timelines may be the next workshop on this 

subject.                              

 

 

Vote of Thanks  Shri Alkesh Sharma, National Project Coordinator, 

NSUP Project      

 

Shri Alkesh Sharma conveyed the gratitude to the Secretary for setting the 

way forward for the workshop. Shri Sharma also conveyed thanks to the 

participants for deliberating on the issues and suggesting the options to 

provide secure tenure for urban poor. He ensured that a specific action plan 

would be chalked out once the proceedings are finalized and the dialogues 

with the stakeholders would also be held on specific issues.  
 

This will help us in drawing up the road map and setting up the targets at 

the Ministry level, NRC level and State level. He mentioned that the paper of 

Prof.O.P. Mathur is completed and will be presented in forthcoming meeting 
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of National Core Group under the Chairmanship of Hon’ble Minister. For 

conducting the study on Chandigarh & couple of other cities on social audit, 

Shri Sharma proposed that SPA or CGG could be engaged in taking up these 

case studies. The studies would be finalized within a span of three months. 

The finding of the studies on our present planning process would also be 

taken up soon. 
 

Shri Alkesh Sharma mentioned that some of these components of urban poor 

are covered under the National Poverty Reduction Strategy which is being 

developed by Madras School of Economics and NIPFP; there the general 

guidelines, policy guidelines and guidelines for reduction of urban poverty are 

taken up. The city specific case studies will also be completed in six towns. 

These studies aim to come with strategic issues and action plans on how we 

can develop an urban poverty plan for the cities. These studies will help 

Ministry to formulate city specific poverty eradication strategies along with 

national guidelines for urban poverty reduction.          
 

The workshop ended with vote of thanks by Mr. Alkesh Sharma to all the 

distinguished guests and participants for their active participation in the 

workshop.    

 

*** 
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KEY RECOMMENDATIONS 
 

 

I.  Reforming the Urban Planning System   
 

� There is a need to reform of present urban planning system. The 

Master Plans do not reflect the needs of the informal sector and 

housing needs of the poor. There is need of provision of formal space 

for informal sector activities.  
 

� The preparation and approval of the master plans to be taken up in 

time bound manner. The Master Plan should also clearly prescribe:- 
 

− Incentive FSI and higher densities for slum re-development.    

− Clearly state quantitative targets for EWS and LIG housing during the 

plan period i.e. DDA has made the provision of 50 percent of total 

housing stock for the EWS and LIG category.  

− Affordable standards, high density developments with higher FAR to 

ensure optimum utilization of land by all.  

− Re-development regulations should be formulated for all cities and re-

development should provide for low income component.  

− Alternatives to the mode of compulsory land acquisition need to be 

explored by the development authorities.  

− Slum re-development in multi-storied buildings for the mega cities in 

certain locations. 

− Involvement of private sector in slum re-development and the public 

institutions can play selective role of facilitator. 
 
 

� While addressing the housing shortage, the construction of housing 

units for EWS and LIG need to be provided with specific focus at 

affordable prices with multiple options interms of housing typology, 

cost, tenure and location.  
 
 

II.  Need of effective land administration and Information System  

 

� Effective land administration can facilitate tenure security. The main 

instruments of land administration are land registration/titling and 

land transactions (cadastre). 
 

� The MIS systems/database management needs to be improved on 

urban poors. There are also issues of lack of mapping and data and 

multiple claims. The different agencies responsible for providing land 

and housing to urban poors refer different set of database.  
 

� There is lack of land information systems on ownership, its use, 

underutilized or overutilised and its legal status etc. Therefore the 
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land information system needs to be improved with avoiding 

overlapping of roles among the institutions dealing with land 

management. 
 

� Inventory of land ownership to be prepared for the city. This would help in 

brining clarity on land titles and ensuring proper utilization of land. 
 

� Slum boundaries need to be identified using GIS mapping, these to be 

supplemented by the BPL Surveys.     
 

� In most of the state legal and policy framework is in place or is in the 

process however, data on effectiveness of these policy is either unavailable 

or only partially available. 
 

� Slum Census should be conducted regularly to identify actual status of 

slums locations, expanse, land ownership details and slum notifications be 

done regularly.  

 

III. Land reservations and special planning provisions  
 

� There is need of paradigm shift and a rational approach are necessary for 

urban poor considering globalization and gated communities and that the 

issue of equity needs to be addressed seriously.  
 

� There should be provisions of allocating 5 percent of the total urban land 

exclusively for developing EWS/LIG housing with secure tenure. 

Reservations of land for low income housing to be made mandatory for all 

types of land owning agencies. 
 

� The Government has to play pro-active role in providing direct formal 

supply of land for housing the urban poor in adequate quantities.  
 

� Earmarking 15 percent area for WES/LIG housing under TP scheme to be 

ensured by the state government.  
 

 

� The conversion and sanctioning procedures for land consolidations and 

developments need to simplified and streamlined.      
 

� The high rise -high density development needs to be promoted in 

EWS/LIG Projects.  
 

� The scheme for re-development of slums and dilapidated buildings need to 

be clearly defined with policy descriptions and supporting by-laws.  
 

� The government needs to design the framework for using development 

potential of public lands to generate resources for infrastructure 

development. 
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� Slum notification guidelines to be rationalized and be made more 

objective. This has to be further converted into rules under the slum acts.  
 

� The over-use of FSI and TDR instruments needs to be prevents with 

policy measures as it leads to market orientated approach of housing and 

make the housing development financially viable for private sector only.  
 

� The township regulations should provide for mandatory reservations of 

land with compulsory percentage of plots/houses for EWS and LIG 

Category.  

� The Mumbai Model of use of TDR need to be experimented for acquisition 

of lands reserved under Development Plan, conservation of heritage 

properties and redevelopment of slums and dilapidated buildings.  
 

� Rental housing on private lands needs to be promoted  
 

� Free schemes for EWS/LIG should be abandoned.  
 

� The relaxations are to be provided interms of FAR, Density and coverage 

to the EWS/LIG related projects. 
 

� Speculative projects with vacant units to be discouraged.    
 

� Wasteful use of land and construction of super luxurious dwellings needs 

to be regulated.  

 

IV Capacity Building Measures  
 

� There is an increasing trend of adopting the Public-Private Partnerships 

models but we need to review whether the institutions dealing with land 

management are capable and prepared enough to handle such 

partnerships on behalf of the urban poor where they can come up with 

win-win situation for the urban poor?  
 

� There is a great need to build the capacities of the institutions to tackle 

with the increasing globalization and privatization prevailing in the cities.   
 

� There is need to look the role of law and legislation from the pro-poor 

angle and audit it in a much more fundamental way to see whether the 

rules are acutely pro-poor and act as barriers to ensure access to land & 

housing for the urban poor. 
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V. Need of improved policy framework   
 

� We need to sequentially arrange and update the policy, plan, regulations, 

programmes and projects to work out schemes adequately so that 

affordable housing for the poor is provided and retained as well.  
 

� There should be special courts be dedicated police stations dealing with 

municipal offences and looking into municipal plan implementation 

measures (e.g Maharashtra) 
 

� The transferability of the strategies and approaches has its own 

limitations. There is a need to come up with the strategies with specific 

size and nature of cities to deal with the challenges of access to land for 

housing the urban poor.  
 

� The cut of dates of the ‘Patta’ under the Patta Act should not be extended 

and alternative supply options of formal housing be provided for EWS.  
 

� In case of small size of projects (upto five acres), the colonizer/builder can 

be provided with the option of either paying the ‘shelter fees’ or providing 

land for the EWS housing. In case, the project is more than 5 acres, the 

builder should provide 15 percent of the developed land for EWS housing 

either at the same location or with in the radius of 3 kms of the project 

and hand over the land to the public housing agencies.  
 

� The District administration should have the power to requisition land 

belonging to different government departments and allot it to meet the 

requirements of EWS housing at nominal cost (as it has been done in the 

case of Chattisgharh through notification of the land revenue department 

on request of UD Department)  
 

� Various acts that enable supply of public land for urban poor are 

Municipal Corporation Acts, Urban Land Ceiling Act, Land Revenue Acts, 

Slum Act, Patta Act, Thika Tenancy Act, Estates Acquisition Act, Land 

and Land Reforms Act, Land Acquisition Act and Refugee Rehabilitation 

Act. Besides this, Master Plans provisions, centrally funded schemes and 

administrative orders issued by the State governments time to time also 

facilitates the supply of land for housing the urban poor. 
 

� The special incentives like Property Tax exemptions and subsidies in 

services provision (low fixed tariff slabs for electricity, water, public 

distribution etc) can be provided.   
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� The pavement dwellers, tenants in squatter settlements, encroachers on 

autonomous and central government lands (railway and defense land) 

should be considered eligible for housing supports from the government. 

The purchase of land from Central Government departments and PSUs 

and settlements with occupiers can de done. 
 

� The inter-departmental transfers of unused state government land should 

be made possible.  
 

� The proper utilization of evacuee’s properties should be ensured in favor 

of urban poor. 
<< 

� The land sharing options to be explored on trust lands for which nominal 

compensations can be given by the state governments(e.g. Kerala)   
 

� Social acceptability of high rise development by the beneficiaries should 

be ensured before proposing the muti-storied development for the urban 

poor especially in smaller medium towns.  
 

� The suitable housing options to be explored for transit/migrant population 

(e.g. Kerala) i.e. construction labors, unskilled labors etc. 
 
 

� The best practices and models across the country need to be documented 

and disseminated.  
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Follow-up  

 

I- AT NATIONAL LEVEL  

  

A. Ministry of Housing & Urban Poverty Alleviation  

 

i. Compiling papers written by Prof. O.P. Mathur and Dr. Neelima Risbud 

on best practices on security of land tenure for the urban poors. 
 

ii. Undertake a study to document the present urban development 

planning based on model moderated to suit present context and 

changing paradigm.  
 

iii. Documentation of the Chandigarh experience on issuing of tenure 

security through license fee and has conducted bio-metric survey. The 

study should include finding out the reasons why the tenants have 

move out even after having the tenurial security. Is it because the land 

mafia entices them or is it coercion or there is need for money in the 

short term which forces them to sell the house with secure tenure. 
 

iv. Organizing a meeting of concerned Institutions and State on UDPFI 

guidelines before re-drafting it as a lot the clarity is required on the 

legal framework and policy directions which can be done through 

empirical case studies.  
 

v. Outcomes of the workshop to be taken up for policy recommendations by 

MoHUPA. 

 

 

B. National Resource Centre, SPA, New Delhi  

 

i. Preparation of Workshop Report  
 

ii. Synthesis the presentations made by different state representatives on 

present practice on access to land for housing the urban poor.   
 

iii. Compilation of brief write-up on state specific laws and legal 

framework which enables secure land tenure and housing for urban 

poor. This would be useful in developing the generic legal framework 

for the states those do not have the legal framework in place of 

security of tenure for the urban poor.  
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II- AT STATE GOVERNMENT LEVEL   

 

1. Undertake biometric surveys on priority basis along with providing them 

(urban poor) the formal identity (ID card) with their land. The State 

governments also need to provide means of access to bank loans, rations, 

mortgage and public facilities to the urban poors. 

 

--- 
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Annexure 1: Programme Schedule  

9.00- 10.00 am  Registration 

10:00-10.05 am Welcome Address Dr. P. K. Mohanty 

Joint Secretary (JnNURM), MoHUPA, GoI 

10:05-10.15 am Introduction to Workshop Prof. Ranjit  Mitra 

Director, School of Planning & Architecture, 

New Delhi 

Dr (Prof) Neelima Risbud 

Coordinator, NRC, SPA. 

10:15-10.25 am Presidential Address Ms.Kiran Dhingra 

 Secretary, MoHUPA, GoI 

10:25-10.45 am Inaugural Address Kumari Selja 

Hon’ble Minister for Housing & Urban 

Poverty Alleviation, GoI 

10:45-10.50 am Vote of Thanks Shri Alkesh Sharma 

National Project Coordinator, GoI-UNDP 

project-National Strategy for Urban Poor. 

10:50-11.00 am --Tea Break— 

Technical Session I  

Supply of land for poor : Concepts and Policy issues/ experiences 

11.00-11.20 am Access to Secure land 

tenure for urban poverty 

alleviation- Overview 

Dr. P.K. Mohanty 

Joint Secretary (JnNURM)  

11.20 -11.40  

am  

Policy framework for formal 

Land supply  :  current 

barriers   and  Issues 

Prof. Neelima Risbud 

SPA, New Delhi   

11.40 -12.00 

noon  

Concepts of  tenure 

regularization of Informal 

Settlements : International 

outlook  

Prof. O.P. Mathur 

National Institute of Public Finance and 

Policy, New Delhi  

12.00-12.20 pm Alternative modes of 

assembly & development of 

land & housing in Delhi    

Shri Vijay Risbud 

Delhi Development Authority, Delhi   

12:20-12:40 pm  Densification & Re-

densification: Increasing 

Housing Supply in Mumbai 

Ms. Uma  Adusumili 

Chief Planner, MMRDA 

12.40 -1.00 pm Discussions & comments 

 

Panelists  

Prof. Kawas Kapadia  
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Prof. Uttpal Sharma  

Ms. Bannashree Banerjee 

1.00-2.00  pm  --Lunch-- 

Technical Session – II      2:00 – 3:30 pm  

Law , Policies and Practices on Land Supply and Secure Land Tenure -- State 

Experiences   

Maharashtra 

 

Shri S.R. Kunte -Chair Moderator 

Principal Secretary ( Housing), Maharashtra   

West Bengal  

 
Shri Arnab Roy  

Special Secretary, Department of Municipal Administration, 

West Bengal  
Maharashtra 

(Navi Mumbai) 

D. V  Shekdhar 

Chief Architect Planner, CIDCO  

Kerala  Shri T.K. Jose  

Secretary ( UD & Local Self Governance Department) Kerala   

3.15 - 3.30 pm  --Tea break— 

3.30- 4.45 pm Brief presentations : 

- Dr. Rajiv Sharma - Chair Moderator 

Director General, Centre for Good Governance (CGG)   

Chattisgarh   Shri C.K. Khaitan – Co- Chair Moderator 

Secretary, UD, Government of Chhattisgarh   

Madhya 

Pradesh  

Dr. Banashree Bannarjee  

Consultant to Government of Madhya Pradesh  

Haryana  Dr. Mahavir Singh  

Special Secretary, UD Haryana  

Uttar Pradesh  Shri Mukeh Kumar Meshram  

Vice Chairman, Lucknow Development Authority  

Rajasthan Shri P.K. Pandey 

Chief Town Planner, Rajasthan  

4.45 - 5.15 pm  Discussions 

5.15 - 6.00 pm Concluding remarks 

Plan of action & 

valedictory 

Ms Kiran Dhingra, Secretary HUPA- Chair 

Prof A.K. Sharma, Dean, SPA 

Dr. P.K. Mohanty, Joint Secretary(JnNURM), 

MoHUPA  

Prof OP Mathur,  NIPFP 
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Annexure 2: List of participants 

National Workshop on "Land Tenure for Housing the Urban Poor: Challenges & Opportunities". 
 

September 22, 2008  Venue: India International Cente ( Annexe), New Delhi 

Sr 

N 

Name Designation & Address Telephone/  

Mobile & Fax 

e-mail address 

1. Andhra Pradesh  

1 Dr. Rajeev Sharma Centre for Good Governance, Road 

No. 25,(Dr. MCR HRD Institute of 

A.P. Campus),Jubilee 

Hills,Hyderabad 500033, Andhra 

Pradesh (India). 

Ph:  +91 40 

2354 1907 / 09 

, Fax: +91 40 

2354 1953 

dg@cgg.gov.in  

2 Sh. M. Jagadeshwar Mission Director , Mepma, Andhra 

Pradesh 

9849792093 mjagdeshwar@yahoo.co.in  

2. Chattisgarh  

3 Sh.C. K. Khaitan Secretary, Urban Development & 

Administration, Mantralaya, 

Raipur, Chattisgarh 

Telefax: 0771-

7712221254 

ck.khaitan@rediffmail.co

m  

3. Delhi  

4 Kumari Selja Hon'ble Minister of Housing & 

Urban Poverty Alleviation(HUPA)  
23061242 

23063989 
Fax- 23061780  

 - 

5 Ms. Kiran Dhingra Secretary , MoHUPA  23061444  - 

6 Dr. P.K. Mohanty Joint Secretary(JnNURM) & 

Mission Director, MoHUPA 

 23061420, 

23061827 

 - 

7 Sh. Alkesh Sharma National Project Coordinator,   GoI- 

UNDP  NSUP Project 
23061242 

23063989 

23061780 

(Fax) 

alkesh.sharma@undp.org  

8 Prof. O.P. Mathur National Institute of Public 

Finance & Policy(NIPFP), 18/2, 

Satsang Vihar Marg, Special 

Institutional Area, New Delhi - 

110067 (INDIA). 

Tel. :26569780, 

26569784, 

26963421 , 

Fax: 91-

1126852548 

opm@nipfp.org.in  

9 Ms. Yogita 

Lokhande  

Research Associate for Prof. O.P. 

Mathur  

9868044750 yogitalokhande@yahoo.co

m   

10 Sh. Vijay Risbud Delhi Development Authority, 

Vikas Sadan Block noC-1, Room 

No. 115, Near INA 

24698511, 

9910734187 

vrcommplg@dda.org.in  
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11 Ms. Banashree 

Banerjee 

Consultant Flat no. 6,  Sector A, 

Pocket C, Vasantkunj -70 

 - banashree_b@hotmail.co

m  

12 Dr. Debolina Kundu Associate Professor, NIUA, Core 

4B, India Habitat Centre, Lodhi 

Road, New Delhi 110003 

 011-24617517  - 

13 Mr. Jorge Deikun USAID India, C/O US Embassy , 

Shantipath, Chanakyapuri , New 

Delhi 110 021 

11 -2419-8000 , 

Fax : 11-

24198407 

 - 

14 Brig.(Rtd) R.R. 

Singh 

Director General, NARDCO, First 

floor, 8, Community Centre, East of 

Kailash, New Delhi-110065 

011-26225795, 

41608570, Fax 

: 26225796  

rrsingh@naredco.org  

15 Sh.Kaustabh Basu  PWC , Gurgaon  9958448109 kaustabh.basu@in.pwc.co

m  

16 Mr Santosh Mathew  Asistant Director, Real Estate 

Division, FICCI 

9891487105 santosh.mathew@ficci.co

m  

17 Mr. G.P. Salveni Resident Director, CREDAI  011-41520549, 

Fax : 

41520548, 

9811207305 

gpsavlani@credai.org  

18 Mousumi Roy  Joint Director, FICCI , New Delhi  9811307748 mousumiray@ficci.com  

19 Mr. Babu Khan  Director, CII , New Delhi  9871392586 bahu.khan@ciionline 

20 Ms. Saket Gupta EA to CMD, OMAXE  9999999928 Saket@omaxe.com 

21 Sh. V P Chopra  - 9212256712  - 

22 Ms. Ramadeep  Research Associate, Real Estate, 

FICCI 

991156100 ramandeep@ficci.com  

23 Ms. Surabhi 

Dhingra  

Research Associate, NSUP 

Project,MoHUPA  

9871006670 surabhi.dhingra@undp.or

g   

24 Dr. Suman 

Sensarma 

Assistant Co-ordinator,NSUP 

Project,MoHUPA  

9971160006 suman.sensarma@undp.o

rg  

25 Mr. Ravi S.S.  Research Associate - SD, MoHUPA 

(NSUP Project) 

9910177076 shriravi@gmail.com  

26 Ms. Kimberly 

Narohna  

MoHUPA (NSUP Project) 9910569116 kimerley.naronha@undp.o

rg  

27 Ms. Pooja Sengupta  Research Associate (ICT) MoHUPA 

(NSUP Project) 

9871171745 pooja.sengupta@undp.org  

28 Sh.J.A.Vaidhyantha

n  

MoHUPA  011-23022225 vaidyanthan@yahoo.com  

29 Sh. Devendra Singh  Section Officer, MoHUPA  011-23061518  - 

30 Prof. Ranjit Mitra  Director, SPA , New Delhi   011-23702395  - 

31 Prof. A.K. Sharma DEAN, SPA, New Delhi   011-23702377  - 
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32 Dr. Neelima Risbud Professor-In-charge, Deptt. Of 

Housing, SPA , New Delhi  

0113384321(R)

, 23725516 , M 

: 9891059874 

n_risbud@yahoo.com   

33 Narender Kumar  National Resource Centre, SPA, 

New Delhi 

9910014264 narenk78@yahoo.co.in  

34 Dr. Sanjay Gupta Head, Deptt. Of Transport 

Planning, SPA , New Delhi  

9817860530  - 

35 Dr. Sanjukta 

Bhaduri 

Head, Deptt. Of Urban Planing, 

SPA , New Delhi.  

9810109248 sanjukta.bhaduri@gmail.c

om 

36 Dr. Ashok Kumar Head, Deptt. Of Physcial Planning 

SPA, New Delhi. 

 9968076056 dak_13@indiatimes.com  

37 Dr. Mahavir Singh  Deptt. Of Phy. Planning, SPA Delhi  9810326582 mahavir57@yahoo.com  

38 Prof. Kavas Kapadia Professor, Deptt. Of Urban 

Planning, SPA New Delhi  

 9811653613  - 

39 Dr. Poonam 

Prakash  

Faculty, SPA New Delhi   - mirgyal13@gmail.com  

40 Dr. Mayank Mathur  Faculty , SPA , New Delhi  9911286705 matmayank@gmail.com 

41 Sh. Sachin 

Chowdhary  

Assistant Prof, Urban 

Management, IIPA, Delhi  

011-23468379 sachin.chowdhary@gmal.c

om 

3. Gujarat  

42 Prof. Uttpal Sharma  Prof. Faculty of Planning & Public 

Policy, CEPT, Ahmedabad.  

9825082808 utpalsharma2008@yahoo.

com  

4. Haryana  

43 Dr. Mahavir Singh  Director, Urban Local Bodies, Govt 

of Haryana, Chandigarh   

9888757599 drmahavirsingh@gmail.co

m  

5. Maharashtra  

44 Sh S.R.Kunte Secretary (Housing), Government 

of Maharashtra, Mantralaya, 

Mumbai-400032 

022-2021850/ 

22020500 , 

9820702800 

srkunte@gmail.com  

45 Sh. D.V. Shekdar Chief architect Planner, CIDCO, 

CIDCO Bhavan, CBD Belapur,  

Navi Mumbai 

9821891961 shekdar@rediffmail.com   

46 Ms. Uma 

Adusumilli 

Chief Planner, Commissioner 

Mumbai Metropolitan Region 

Development Authority, Bandra - 

Kurla Complex, East, Mumbai - 

022-26594177 , 

9821637475 

umaadusumilli@vsnl.net  
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400 051 

47 D.R. Hadadare Chief Engineer, Maharashtra  9820235017 hadadare@gmail.com  

 

 

 

6. Rajasthan  

48 Sh. P.K. Pandey  Chief Town Planner, Govt. of 

Rajasthan 

0141-2563702  - 

7. Uttar Pradesh  

49 Sh. S.K. Zamam  Chief Town Planner, U.P. Govt of 

Housing & Urban Planning 

Department. 

9871668606  - 

8. West Bengal  

50 Sh. Arnab Roy  Special Secretary , Department of 

Municipal Administration, Kolkata  

23349394 , Fax 

: 033-23347880  

ar_oy@hotmail.com  

8. Kerala  

51 Sh. T.K. Jose Secretary (LSG & UD), Govt. of 

Kerala, Secretariat, 

Thiruvananthapuram  

695 001 

Tel - 0471-

2332935 , Fax - 

0471-2333174 

secretarylsgd@gmail.com , 

tkjose2000@gmail.com  

 

 

***     

 

 


