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__________________________________ 

Buying a house! Buying a land! Seems one of the biggest investments in many people’s lives. This excitement and happiness can 

suddenly be diminished if the said investment is made in the wrong place. Yes, since from ages lots of fraudulent activities are 

taking place concerning purchasing land and property. Do you know the reason for this? The reason is a lack of knowledge and 

information about the proper procedure to buy land/ property or to scrutinize the necessary documents before buying. Lack of 

transparency, not maintaining proper records, corruption, acquisition of land without proper guidelines or information, etc have 

also contributed to many land-related disputes. To overcome the above problems Government of India has initiated a scheme called 

the “Digital India Land Record Modernisation Program” which is popularly known as DILRMP. This Article enlightens on 

the procedure to be followed while buying land and also emphasizes the new digital ways one should consider while buying land. 
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INTRODUCTION 

‘Digital India’ is one of the new visions of our Central Government. It was in the mid-1990s 

when e- governance [reforming government through technology] was initiated. As it had some 

shortcomings the e-Kranti [electronic delivery of service] was introduced in the year 2006. E- 
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Kranti was approved by our government. The vision of the Digital India program is to “transform 

India into a digitally empowered society and knowledge economy”. As a result of this program, we can 

see tremendous digital activities these days. Concerning infrastructure, we can see the 

introduction of the Aadhar card, Bharath Broadband Network, Common Service Centres [ CSC], 

and many more. In the service sector, we can see e-panchayat, e-office, Geographic information 

system [GIS], Ministry of Corporate Affairs, and many more. Concerning digitally empowering 

society, we can see the initiations such as smart cities, MYGOV, DIGIDHAN Abhiyaan, etc. 

Digitalization is taking place in every sector of our country; then how can the recording of land 

records be left behind? In the year 2008, National land record modernization program was 

launched which later in the year 2016 was revamped as the Digital India land record 

modernization program. 

SELF-GUIDE FOR BUYING A LAND 

Simple points to consider before buying land:  

1. Understanding the purpose of buying land: The very first step is to have clarity of the reason 

for buying land. It may be for constructing a house, starting agriculture, needing for business or 

commercial purposes, or needing for mere investment for the future. 

2. Decide from whom the land is to be purchased: Land can be purchased through 3 sources: 

 Government Authority: safest option to purchase; 

 Developers: always advisable to purchase from reputed Developers; 

 Private seller: Need to scrutinize every document before buying land. 

3. Consideration of zoning: urban planning Authorities usually divide the land based on its 

usage and purpose, for example, in a residential zone, industrial zone, commercial zone, etc. one 

cannot buy land for residential use in an industrial zone. 
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IMPORTANT DOCUMENTS TO SCRUTINIZE BEFORE BUYING LAND 

Title deed: This can be either a Sale Deed, Gift Deed, Partition Deed, Will, or document of 

succession. To understand the clarity of the title one should compare the original document with 

the certified copy [which can be obtained from the registrar’s office after paying the necessary 

fees]. The name, address, survey number, size of land, and all the other details of both 

documents should match. 

Parent deed: This is also called a mother deed. These documents contain the chain of owners. It 

contains the list of the very first owner to the current owner.  There must be continuity in the 

transfer of ownership or title. If anything is missing then it is a matter of concern. 

 If the transfer of property is through succession or partition then it is essential to check 

the family certificate, death certificate, or legal heir certificate, just to make sure the 

property is free from encumbrance from successors or legal heirs. These certificates can 

be obtained from Tahsildar. 

 Another important document to check is the Tax receipt. A tax receipt can be obtained 

through the municipality or panchayat. It helps in understanding who was the previous 

owner. 

 Analysing the Encumbrance certificate also plays a major role. This is issued at the sub-

registrar office.  

 Some lands need CLU [change of land use] approval. One should get a CLU certificate if 

the land is used for a different purpose other than the one mentioned in the current Deed 

or Document. A physical survey of the land is also necessary to check encroachment of 

land by legal heirs, neighbours, etc. 

 If the title is clear after scrutinizing the necessary documents, one can proceed with 

registration by preparing the deed [sale, gift, partition, or succession] 

Stamp Duty: Once the deed is ready it has to be printed on stamp paper. The value of stamp 

duty differs from state to state. Stamp duty is charged on the Actual value or circle rate value 
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[whichever is higher]. Currently, stamp duty can be paid through 3 methods namely Franking, 

E-Stamping, or on Non-Judicial stamp paper.  

Registration: Once the deed is printed on stamp paper the next step is registration. Registration 

is done at the sub-registrar’s office. One has to take an appointment and get the token or can 

take an online appointment for registration. Both parties should be present at the time of 

registration. If parties are unable to go to the registrar’s office then their representative or power 

of attorney holder can go for registration.1 Parties should carry an Aadhar card, proof of ID, and 

3 photos. The sub-registrar will take the signatures of both parties along with their fingerprints 

in front of 2 witnesses. The signature and fingerprints of the witness are also recorded.  

Mutation Entries: whenever there is a change in the ownership of the property [by transferring 

the property or due to the death or inheritance] changes have to be made in mutation entries. 

Change of title has to be recorded in revenue records at the local municipal corporation.  

ALL ABOUT DIGITALISATION PROGRAMS IN INDIA 

The current registration process is not easy and transparent. It has so many loopholes. To 

overcome such loopholes, the Government of India launched a National Land record 

modernization program in the year 2008. The main purpose of this program was to provide 

conclusive titles to landholders who owe immovable property, it also aimed at providing 

transparency in the process of maintaining land records, and minimizing land-related disputes. 

The national land record modernization program was revamped in the year 2016 as the “Digital 

India land record modernization program” with the main object: 

 To build commonalities that exist in this arena of land records in various states; 

 To develop an integrated land information management system; 

 To facilitate different states to develop state-specific needs.  

                                                           
1 Registration Act 1908 
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ANALYSIS OF THE IMPACT OF DIGITAL INDIA LAND RECORD MODERNISATION 

PROGRAM 

The program includes the following components: 

Computerisation of Land Records: As the name indicates land records include records or 

information related to a piece of land. This includes deeds, records of rights, documents relating 

to tenancy, mutation documents, survey records, maps of lands, tax-related documents, etc.  

Computerization of land records was always considered one of the major projects since the mid-

’90s when the e-governance scheme was introduced by the Central Government. 

Computerization of land records includes “data entry/re-entry /data conversion of all textual 

records including Records of rights, mutation records, digitalization of cadastral maps, bringing 

the integration between textual and spatial data. It also includes creating a computer center at 

Tehsil, sub-division, and district and state levels.  

Land records are maintained in different departments. Example The revenue department 

collects land revenue and maintains/updates revenue records such as records of right and 

mutation entries. Registration and stamp Revenue department records the details of registered 

and stamped documents and deeds such as gift deeds, encumbrance certificates, etc. The survey 

and settlement department maintains records of surveys and re-survey as well as maps such as 

village maps, city survey maps, etc. As all the departments are independent there is no 

interconnectivity among these departments. As a result, the problem of missing to enter records 

in one department, and the chances of losing data have become a major problem.  Another 

problem that is faced after computerizing the land record is easy access to data, problems related 

to downloading the data, and dealing with misspelled names and other data.  

STEPS OR MEASURES TO IMPROVE 

 By increasing the number of technicians, staff, and workers in every state at the district, 

taluka, and village level to carry out the work faster along with providing proper training. 
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 To develop software that auto reflects the changes made in land records in all 

departments, which integrates all the departments maintaining land records. Example 

BHOOMI [the land record computerization project] and its integration with Kaveri [the 

registration process] project in Karnataka. 

 Software that cross-checks the misspelled spellings. 

 Introducing high-speed internet connection even at the village level. 

 Providing proper guidance and training to staff to reflect high performance at work. 

 Rewarding the top-performing States for implementing and maintaining the 

computerized land records and encouraging lower-performing States by providing 

necessary funds, staff, and other needful help.    

SURVEY AND RESURVEY 

Another important component of DILRMP is to conduct a survey and re-survey of the lands. 

This includes creating original cadastral records and re-survey of existing cadastral records. The 

cadastral record is the digital way of recording land records along with clearly showing the 

boundaries of land, the length, and the area of a piece of land with maps. It also records 

ownership details. 

Methods adopted for survey and re-survey:  

 Total station [TS] and Differential Global Positioning System [DGPS] for pure ground 

method. 

 Aerial photography and ground truthing by TS and DGPS for hybrid method. 

 High-Resolution Satellite Imagery [HRSI] and ground truthing by TS and DGPS for 

hybrid method.  

Resurvey is done to check the ground truth and accuracy of the data of the previous survey. 

Resurvey is essential when the old records are not available or partially available as a result of 

accidents, fire, theft, or any other similar reasons. 

Advantages or benefits of implementing Survey and Re-survey under DILRMP: 
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 Every citizen can get accurate land records; 

 Showcasing the use of land for a different purpose is specified in the report; 

 Easy settlement of land disputes; 

 Reduction in the rate of encroachments issues; 

 Marking boundaries, a survey in the presence of the owner results in the transparency of 

transactions thus resulting in fewer fraudulent activities; 

 Reduces the interaction of citizens with authorities and thus giving less scope for 

corruption.  

HOW CAN THIS PROGRAM BE EFFECTIVE? 

According to the world bank collection of development indicators, the total land area of India is 

29,73,190 sq. km. Surveying and mapping this large area is not a joke! It may take more than a 

decade to complete a survey and cadastral recording of the lands in the country. Every State 

may need more funds for training staff and for using modern techniques for the survey. 

Computerisation of Registration: DILRMP can be successful if computerizing of the 

registration process is implemented effectively. Computerizing the registration process and 

integrating it with is one of the states which has adopted a scheme to make the registration 

process computerized. One of the challenges faced by the state while implementing the method 

is in sections 322, 343, and 354 of the Act which specify that parties or their representatives or 

their Power of attorney holder must be present at the time of Registration. To overcome this 

problem amendment was made to The Registration (Maharashtra Amendment) Act, 20105 was 

made and the presence of parties at the time of e-registration was made non-mandatory. 

National Generic Document Registration System is a software developed to have a uniform process 

for the registration of land or property throughout the country with the main objective of “one 

nation one registration” This software considers the diversity of the country at the time of 

                                                           
2 Indian Registration Act 1908, s 32 
3 Indian Registration Act 1908, s 34 
4 Indian Registration Act 1908, s 35 
5 Registration (Maharashtra Amendment) Act 2010 
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registration with respect to the process, language, templates, forms, etc. followed by each state 

and helps to bring compatibility and with other applications of other states. 

ADVANTAGES OF COMPUTERISATION OF REGISTRATION 

 The computerising registration process provides a proper template for all the deeds and 

documents. The uniform format or templates of the deeds makes the work less 

ambiguous. This shall further avoid maintaining unnecessary lengthy deeds.  

 Integration of the registration process with the Revenue Department can facilitate for 

generation of automatic mutation remarks or mutation notices after the registration.  

 Implementation of NGDRS makes the citizen work easy with the online appointment, 

online payments, online deeds, etc. 

Modern Record Rooms: Traditional method of maintaining the land records included stacking 

the records in a white cotton cloth and storing them on a shelf of the office. However, this 

method had a problem of losing the files/records permanently because of theft, fire, accident, 

insects, and other such incidents. To secure the hard copies and to have a permanent record of 

those files, the Central Government initiated modern record rooms to maintain files and records.  

Modern record rooms require setup at 3 levels. It requires some physical area for storage where 

compactors can be placed to store all hard copies chronologically. It requires some operational 

areas where computers can be placed with all the necessary accessories to record all the files and 

data of existing hard copies as well as new ones. The modern record room also requires a service 

area where authorities can interact with citizens and provide the necessary information.  The 

main objective of the modern record room is to safeguard the data and files electronically as well 

as in compactors.  

PROBLEMS ASSOCIATED WITH MRR 

 MRR requires annual maintenance, which requires more funds. 

 MRR requires proper physical security to protect the system from misuse, accidents, 

voltage fluctuations, etc. 
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 Data stored in MRR are of utmost importance and value. Regular and proper backup is 

essential. 

 Maintaining the Safety of software is of utmost importance. Maintaining software virus 

free. The virus-infected system is dangerous to the data stored in the system  

 Modern Record Rooms always require proper supervision which will be cost-consuming.  

UNIQUE LAND PARCEL IDENTIFICATION NUMBER  

ULPIN is the mission mode program [MMP] under Digital India Land Record Modernisation 

Program. ULPIN consists of a 14-digit alpha-numeric unique identification number. It is called 

as Bhu-Aadhar. Providing ULPIN to every piece of land can help every piece of land in India to 

get a conclusive title which is one of the main objectives of DILRMP, because this number is 

granted only after making a survey of non-cadastral villages, re-survey of cadastral villages, 

integrating of digitalized land records and maps. However, the ULPIN scheme in Maharashtra 

will have an 11-digit identification number and not 14. The authority shifted to an 11-digit 

identification number using a random number methodology. Thus, different states are 

following different methods to allocate a unique number of land.    

CONCLUSION 

In the current digital world, everything is digitalized from ordering food online to buying a 

house. India is a diverse country, with vast land and a huge population, digitalising land record 

is still in process and not fully digitalized though it started in the mid-90s. Funds allocated for 

the development of the scheme may not be fully utilized due to corruption. The pros and cons 

of pilot projects from all the states should be taken into consideration before fully digitalizing 

land records of the country to save time, money, and effort. Efforts in integrating the Revenue 

Department and Registration Department can add more weight to gathering accurate data. As 

every citizen of India has an Aadhar number now, soon every piece of land will have its Unique 

Land Parcel Identification Number, and that will the day when every piece of land will get the 

conclusive title.  


