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Section 1: Executive Summary
ES- 1 Study Background
•

According to census 2011, about 1/3rd of households in the state live in one room
tenements, nearly 30% more live in two rooms tenements. Karnataka is one of the few
states in the country attached upmost importance to the problem of housing scarcity and
has increased the budgetary allocations over the years. Investments on economically
weaker section have been increased year by year during the last decade. The state has
spent around Rs 14126 crore on EWS housing, of which Rs 5243 crore on centrally
sponsored projects & Rs 9532 crore on the state sponsored EWS housing schemes.

•

The housing programmes in the state are being implemented by the organizations viz.,
Karnataka Housing Board (KHB), Rajiv Gandhi Rural Housing Corporation Limited
(RGRHCL), Karnataka Slum Development Board (KSDB) etc. The survey conducted
during 2003, to assess houseless & site less in the state by the RGRHCL, depicts that
there were 12,99,789 houseless & 12,98,813 site less persons. The survey of hut dwellers,
later conducted during 2009 identified around 10.50 lakh hut dwellers in the state.

•

From inception RGRHCL has provided 32.54 lakhs houses & 3.05 lakh sites in the state.
KHB is implementing housing projects under 3 major schemes viz (i) 100 housing
projects (ii) Suvarna Karnataka programme (iii) 225 housing schemes . Since Inception
nearly 1.82 lakh houses and 0.63 lakh sites have been provided by KHB.

•

Due to rapid urbanization all major cities in the state are witnessing more demand for
housing. To address the housing requirements, KHB under “100 housing projects” has
implemented housing projects in major cities of the state including Kalaburagi, in north
Karnataka. The project implemented by KHB at Kalaburagi i.e. “Composite Housing
project at Biddapur” was conceived on the demand of people, as there was housing
shortage. The project was implemented in 150 acres & 6 guntas land provided 1289 sites
& 303 houses to the public.
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ES-2 Project intervention
•

Kalaburagi (The erstwhile Gulbarga) is one of the districts in north Karnataka . The
neighbourhood was earlier inhabited by the rural populace predominantly driven by
agrarian economy and engaged in primary activities. However, the establishment of toor
dal industries, reputed educational institutions and good infrastructure, has led to a
remarkable change in the demographic profile of the region & made a positive impact on
the real estate in terms of rising demand for houses and sites by the public.

•

Owing to growing demand for housing and considering effective requirement of 50,000
households (as on 2001 census) for the city, Government thought of intervening at this
point of time and to further speed up house building activities for fulfilling the housing
needs. With this background, Government has proposed to implement a housing project at
Kalaburagi city in Biddapur land through KHB.

ES-3 Context for Evaluation
•

The Government of Karnataka has set the mandate for independent evaluation of the
projects completed through Govt agencies through KEA. The study is aimed at evaluating
performance of KHB in project implementation with respect to both physical and
financial aspects of it & in order to strengthen the board to enable to perform better in
future projects.

•

The evaluation is aimed at assessing the compliance of all the milestones under the
project, achievement of its objectives by KHB through implementation of this project.

•

In order to ascertain the extent to which the “composite Housing project” has helped in
creation of housing to the needy persons in the city of Kalaburagi and to document its
consequential impact on housing in the region.

The study also aimed to evaluate

programme effectiveness, efficiency, economy, administrative processes, programme
output, outcomes from various stake holders perspective.

ES-4 Objectives of Evaluation
•

The systems & processes adopted in operationalizing composite housing project at the
gross roots. Planning, execution & time bound realization of objectives pertaining to
“Composite Housing project”
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•

Compliance of all the milestones under the project in the stipulated time, achievement of
its objectives, process of allotment of sites and houses and transparency.

•

Perceptions and satisfaction of the occupants with regard to services provided by KHB in
the layout.

•

To draw action interventions based on the study findings so as to strengthen KHB in its
decision making in the future projects.

ES-5 Methodology
•

The study was taken up in participating measures & with an overall consultative
approach. Efforts were made to adhere to highest quality standards & had endeavored at
all times to meet the evaluation expectations to confirm to the quality of deliverables
expected under this assignment.

•

Interplay of both quantitative & qualitative method was adopted to secure primary
information. Key methodical imperatives such as household visits, interview method & in
depth interactions were leveraged to capture experiences & perceptions of project
beneficiaries i.e site allottees & house allottees as well as tenants & other key stake
holders.

•

The opinions elected were with respect to infrastructure created, suitability &
convenience of the layout in terms of availability of health care, general, commercial,
school / colleges transport, quality in construction & adequacy of facilities in the houses
etc.,

•

Under qualitative method, 5 focus group discussions (FGD’s ) for site allottees and 258
in-depth interviews (IDI’S) were conducted to acquire insights on key aspects of planning
& execution of composite housing project at Biddapura in depth interviews were
conducted with implementing agencies

•

Three types of structured interview schedules were developed separately to elicit opinion
from site allottees, house allottees & house tenants. These were pretested prior to use in
the actual field situation. For the purpose of qualitative study, a question guide was
developed for undertaking FGD’s and for the purpose of undertaking IDI’s, appropriate
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check-list was developed. The analysis of quantitative data was carried out using
appropriate statistical methods.

ES-6 Sample and sample size for Evaluation
•

100% coverage of house allottees those are currently residing in the houses

•

50% of the tenants, who are currently living in the houses.

•

Focused Group Discussion (FGD) with sample site allottees .

ES-7 Main Evaluation Questions
i.

Was the project being evaluated conceived on the demand of people who insisted that
the KHB develop a housing colony in the project area?

ii.

Have the Neighborhood Planning Principles that were followed in the project
including its effectiveness and organising spaces for residential, commercial etc ?

iii.

What is the preference allottees with regard to getting a fully constructed house from
KHB vis-à-vis getting a developed site?

iv.

How were the houses/sites in the project allotted? Was it fair and transparent? Was
the reservation policy followed in allotment?

v.

Amongst the houses that have been occupied by allottees only, how many have been
occupied after altering, dismantling and building or improving the structure handed
over? Why did they go for alteration, re-building and improvement?

vi.

What is the opinion of the residents of the houses with regard to the quality of
construction, and design of house, infrastructure services

ES-8 Project implementation
•

The Contractor was selected following transparency and the project period was 18
months. The entrustment amount to the Contractor was Rs.44.03 crores. The contract was
lumpsum based contract without provision for escalations.

•

The project implemented in 2 years 4 months with a time over run of 10 months.
However, there was no cost overrun due to the prior condition of no escalation clause in
the agreement.
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•

KHB followed neighbourhood planning principles including Zonal regulations and
buildings set back requirements in layout plan & design of houses.

ES-9 : Project Hypothesis
a)

Hypothesis–1 : Preference of of house allottees i.e. whether they prefer site or ready
built house from KHB
Hypothesis : More than 80% of the house allottees would prefer ready-built houses
from KHB, rather than sites.
Analysis and Testing : The analysis in respect of the above, based on the opinion
obtained during survey indicates that only 17% of the house allottees ( out of 163 total
house allottees who are the respondents) preferred sites, whereas remaining 83% of
them preferred ready-built houses. Hence, the hypothesis is proved.

b)

Hypothesis-2 : No. of houses that have come up in the total vacant plots
Hypothesis : More than 20% of site allottees would construct houses on their own.
Analysis and Testing : The analysis in respect of the above, based on the observation
during survey indicate that, exactly 20% of the total site allottees, i.e. 254 persons (out
of 1289 site allottees) have constructed houses in the plots allotted to them by KHB.
Hence, the hypothesis is proved.

c)

Hypothesis-3 : No. of houses occupied by the house allottees themselves and how
many rented out.
Hypothesis: More than 50% of the house allottees would prefer to stay immediately
after the allotment by KHB.
Analysis and Testing : The analysis in respect of the above, based on the opinion
collected from the house allottees / respondents during survey indicate that, more than
50% i.e. 54% of the house allottees (163 out of 303) have occupied the houses allotted
to them in both east and west wings of the layout under all the three categories
(combined occupancy). Hence, the hypothesis is proved.
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d)

Hypothesis-4 : No. of houses those have been altered / modified before they
occupied by the house allottees.
Hypothesis : A minimum of 65% of the house allottees would undertake alterations /
modifications to their allotted houses because of additional facilities, conveniences
and comforts.
Analysis and Testing : The analysis in respect of the above, based on the opinion
collected from the house allottees / respondents during survey indicate that, only 55%
of them (90 out of 163) have undertaken alterations / modifications to the houses
allotted to them. Hence, the hypothesis is disproved.

e)

Hypothesis-5 : No. of houses having leakage / seepage problems
Hypothesis : A minimum of 55% of the total houses allottees do not have leakage
problems.
Analysis and Testing : The analysis in respect of the above, based on the opinion
collected from the house allottees / respondents during survey indicate that, only 46%
of the total houses did not have leakage / seepage problems as expressed by the
respondents. Hence, the hypothesis is disproved.

E-10

Project Findings

•

KHB conducted a dipstick study for inviting expression of interest from the intended
buyers and also to ascertain demand for sites and houses at Biddapur layout. In response
to the study KHB received expression of interest from 3189 aspirants, of which 1993
(against 929 available intermediate sites) were for sites and 1196 for houses (against 272
available houses).

•

Thus, the project was conceived based on the demand from the public which was
ascertained through conducting demand survey& has been implemented as per plan
interms of cost and conformity with the detailed project report. However there was time
over run of 10 months.
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KHB has followed neighbourhood planning principles while planning the layout &

•

design of houses. The layout has been provided with adequate infrastructure facilities
from the point view of health, safety and convenience.
The layout is provided with wide and good network of roads and is very convenient for

•

movement of people including children, disabled people, senior citizens etc., staying in
the layout. Good number of vehicles including KSRTC, autorickshaws etc., are plying to
the layout and providing frequent connectivity to other locations of the city. As the ring
road passess through the layout it provides excellent access from different directions.
The land purchase cost was Rs.2.90 lakh/acre however, KHB gained some amount by

•

selling some portion of land to high court. Hence the net land cost was Rs 1.91 lakh/ acre
against the Sub-Registrar’s Guidance value i.e Rs.1.50 lakh/acre (20% more), however,
it was much lower than prevailing market rates at that time (Rs.4 lakh – Rs.5 lakh/acre).

• The project has been affordable to both site & house allottees as the selling prices for
plots. Were lesser than the market prices for the similar structures prevailing at that time
(land price at Rs.300/-sft. whereas prevailing market value was in the range of Rs.450 to
Rs.500 per sft. in the surroundings of Biddapur).

• Site and house cost charged by KHB is compared with private developers, which indicate
that, the charges of private developers are 1.5 times more than KHB rates.
Particulars

A : Sites
LIG
MIG
HIG
B : Houses
LIG
MIG
HIG

Measurement
(sft)

1163.08
1452.60
2324.16

Total cost of the property
payable to KHB (Rs.)
Rate
300
300
300

Amt.

Cost of site developed
by Pvt. Developers
Amt.
523386
653670
1045872

348924
435780
697,248

Rate
450
450
450

906129
1062731
1622197

Not comparable
Not comparable
Not comparable

• While design of houses provision is made for expansion of premises in respect of HIG
category. However, incase of MIG & LIG category provision is made for construction of
staircase by the allottees.
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•

KHB followed transparency in allotment of both sites & houses in line with prescribed
allotment norms & as per the Act of the Board (1986).

•

In allotment of sites (929 nos.), the applications from defence / ex-servicemen category,
received were very less i.e. 5 no. against the available quota of 46 number. Incase of SC/
ST, the total number of application received were 130 against the available quota of 167
number. Similarly, in respect of central government employees the total number of
application received were 21 against the available quota of 46 number. In respect of
physically handicapped, the total number of application received were 15 against the
available quota of 26 number. However, in respect of general category, there was
reasonable demand and total number of application received were 656 against the
available quota of 459 number. Overall, against the availability of total 929
intermediate plots (Excluding corner plots of 258 & 102 plots allotted on
discretionary quota from total sites of 1289), applications received were 995.

•

In respect of houses (272 no), the applications received from defence /ex-servicemen
received were very less i.e. 2 no. against the available quota of 14 number. In respect of
central government employees and senior citizen the total number of application received
in each case were 4 against the available quota of 14 number. Incase of SC/ ST, number
of application received were 36 against the available quota of 48 number. In respect of
physically handicapped, the total number of application received were 3 against the
available quota of 7 number. However, in respect of State government employees,
there was good demand and total number of application received were 41 against
the available quota of 41 itself. Overall against the availability of 272 houses (these
are excluding 31 houses allotted on discretionary quota from total houses of the
303), the applications received were 215 leaving behind 57 houses for further
allotment. However, subsequently, in the second stage, all the remaining 57 houses
were allotted on category basis.

•

The land use analysis depicts that, KHB has followed the guidelines in earmarking spaces
to particular category. As per norms marketable land shall not exceed 55% whereas
actual percentage allocation was 53.71%. With regard to non-marketable land , it shall be
a minimum of 45%, where as actual allocation is 46.29%.
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•

The design of buildings are as per the set back requirements and within the permissible
FAR. Provision is made for future construction as the existing FAR is almost 50% only in
all category of houses

•

The house allottees opined that, though civic amenities are available at appropriate
location in the layout, however, no commercial buildings, shops have been established at
appropriate places in the layout. Currently there are some temporary shops have come up
in such CA site and fulfilling the requirements of the residents.

•

All the LIG & HIG houses have not been provided with staircases with the houses, it is
causing lot of inconvenience to the occupants. As the staircases are not there, the
residents are not able to access to their rooftops for better utilization of the same . Further
access to rooftops enable them to undertake repairs and could possibly avoid leakages /
seepages.

•

There are no permanent commercial buildings in the layout & for their daily requirements
the residents are either depending on temporary shops that have come up in the layout or
ships available in the city centre.

•

The layout has no facility of police station or police outpost for safety purpose.

•

The layout is provided with water supply faculties which are intact, however there is need
for increase the frequency of supply of water may and avoiding the water shortage
problem.

•

The houses constructed by KHB are with single floor and have provisions for first floor
constructions with adequate foundations laid. This will enable the house allottees to go
for first floor constructions and to increase their earnings through rental income.

•

With respect to safety aspects all the residents opined that, there is need for more safety
to be ensured by way of establishing by way establishing police check post exclusively
for this layout.

•

There was no criteria for fixing the ratio between sites and houses in the project. A total
of 1592 vacant plots have been developed out of which 1289 plots have been earmarked
for site allottees and remaining 303 plots for construction of houses. The ratio between
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vacant plots to total number of houses is 4:1 (1289:303). Out of total 303 houses in the
East wing 239 houses under HIG, MIG & LIG category and in the west wing only 64
houses have been constructed under MIG & LIG category.

•

With respect to preference of house or site, 83% of the house allottees preferred readybuilt houses rather sites as the construction on own is tedious and cumbersome.

•

With respect to preference of house or site, 100% of the site allottees preferred sites
rather houses as the construction on own would enable them to construct houses as per
their requirements and also more quality could be ensured.

•

Out of 303 houses 54% are occupied by allottees and remaining 46% by tenants.

•

Out of 163 house allottees, 46% opined that, there are some leakage and seepages
developed in certain places of their houses, whereas remaining 54% opined that they are
not.

•

A total of 1289 sites have been allotted for site allottees. Out of 1289 vacant plots
earmarked for site allottees, only 254 houses (around 20%) have been constructed by the
site allottees on their own in the layout.

•

It was observed that, not even a single house constructed by site allottees was similar to
the design of house constructed by KHB. A variety of houses with different design plans
and different elevations / outlook were observed in the layout.

ES-11 : Project Reflections

•

The project has been well conceptualized by KHB for its effective implementation. The
project could fulfill atleast partial housing needs of the region.

The project was

conceived based on the demand of people who insisted KHB to implement the composite
housing project at Biddapur land.

•

The project has been implemented as per plan in terms of cost and conformity with
project documents. There was no cost overrun, However, there was time overrun of 10
months beyond stipulated time of 18 months
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•

KHB has followed neighborhood planning principles and required spaces for the various
utilities have been considered & are as per the minimum norms. The total percentage of
marketable land is 53.71% (less than 55% as per norms) whereas remaining 46.29%
(more than 45% as per norms) is nonmarketable. In planning the houses also minimum
norms with respect to FAR and set back requirements have been adopted.

•

The purchased cost of the land i.e. Rs.2.90 lakhs/acre. It is informed that, the amount
gained by sale of 55 acres and 10 guntas of land to High Court Authorities was also
absorbed in the project, thus further enhancing the site and house rates more dearer to the
intended buyers. The net land cost was Rs.1.91 Lakhs/ acre.Comparing this net land rate
with SR guidance rate of Rs.1.50 Lakh per acre, it is around 20% higher, however it was
much lower than prevailing market rates at that time (Rs.4 lakh – Rs.5 lakh / acre). This
indicates that, KHB has achieved economy in respect of land and utilized effectively in
the project.

•

With respect to infrastructure facilities viz., safety, convenience & other facilities the
allottees gave mixed opinion. However, with respect to infrastructure facilities provided
in the layout they were happy as it was provided with good network of roads, water
supply, power supply, underground drainage system, telecommunication facilities, etc.,

•

The ratio between vacant plots to total number of houses is 4:1 (1289:303). In the East
wing 239 houses under HIG, MIG & LIG category and in the west wing 64 houses have
been constructed under MIG & LIG category.

•

Out of 163 house allottees, 83% of the house allottees preferred ready-built houses rather
sites as the construction on own is tedious and cumbersome.

•

KHB followed transparency in allotment of both sites & houses.

•

Out of 303 houses 54% are occupied by allottees and remaining 46% by tenants.

•

Out of 163 allottees, 90 allottees (55%) made some alternations / changes in their houses
before moving in and 73 allottees (45%) have not made any alterations.
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•

Out of 90 allottees, 23% have spent money in the range of Rs.0.75 to 1 lakh, 21% in the
rage of Rs. 1 to 1.25 lakh, 7% in the range of Rs.1.25 to 1.5 lakh, 2% in the range of
Rs.1.5 to 3 lakh and again only 2% have spent little over Rs.3 lakhs.

E-12 Conclusions

•

KHB has taken a right initiative at right time to approach the government to get allotted
the land originally earmarked for Kalaburagi Airport Project. Since the city expanded and
also the ring road passes through the Airport land a decision was taken to drop the
proposed airport project at Biddapur.

•

KHB has ably planned and developed composite housing project even though the land
was of linear nature because it was originally proposed runway of the airport project. The
rationale behind taking up this project by KHB is appreciable since it could meet the
housing demand to certain extent with comprehensive infrastructure and housing
facilities.

•

The KHB could complete the project within the cost indicated in the agreement. Even
though the project was delayed by 10 months due to site condition and procedural
formalities, KHB could get implemented the project without any cost overrun due to the
fact that, project was based on lumpsum fixed price no variation contract and there was
no clause of cost escalations in the contact.

•

Prevailing neighbour hood planning principles have been more or less followed by KHB
in implementation of the project. Further, KHB has also strictly followed the zonal
regulations and building bylaws to ensure better ambitions and environment for living.
Adequate spaces were earmarked for basic amenities & public utilities within the layout.
A good network of roads providing connectivity within the layout and also connecting to
important places of the city including hospitals, colleges bus stand, railway station etc.,

•

KHB purchased the land of 214 acres from Airport Authority at a cost of Rs.2.90 lakh /
acre totaling to Rs. 621 lakhs. Subsequently, 55 acres and 10 guntas of this land was
transferred to High Court Authorities at a much higher rate of Rs.8.65 lakh / acre which
fetched KHB Rs. 477.91 lakhs to KHB. Due to this transaction, the net land value
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became more dearer and was only Rs 1.91 lakh/acre and hence KHB could allot the sites
& houses at a lower rate than the prevailing market. This helped the deserving people to
get the sites and houses at more affordable rates, 30% to 40% less when compared to the
prevailing market rates at that time.

•

The Net land cost arrived for the project was at Rs.1.91 lakh per acre ,whereas SR
guidance rate at that time was Rs.1.50 lakh / acre for the lands coming in and around
Biddapur. KHB allotted the sites at Rs.300/- per sft for both site and house allottees
against the prevailing market rates of Rs.450 to Rs.500 per sft. This could be possible to
KHB because of a portion of the land was transferred to High Court Authorities at much
higher rates.

•

As all the LIG & MIG houses have not been provided with staircases, it is suggested that,
KHB may explore the possibilities of take up house construction including staircases in
their other projects to enhance utility of the house and convenience to the allottees. could
have been constructed alongwith main house instead of making mere provision for the
staircase. Access to terrace is quite important to washing and drying the cloths, regular
maintenance & repairs to avoid possible leakage / seepage through the terrace.

•

In the absence of permanent commercial buildings in the layout, for their daily
requirements the residents are either depending on temporary shops that have come up in
the layout or ships available in the city centre. KHB may explore possibilities of
construction of commercial complex / shops either on own or through PPP model such
projects, which will further enable for establishment of the facilities viz facilities viz.,
provision store, laundry, health clinic, Xerox, book shops, hotels & restaurants, facilities
for payment of electricity bill, water bill, tax etc.,

•

As the layout has no facility of police station or police outpost it is suggested to have
such facilities in the layout to ensure better safety to the occupants.

•

The layout is provided with water supply faculties which are intact, however it is
suggested that the frequency of supply of water may be increased to further improve the
water supply and avoiding the water shortage problem.
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•

The Biddapur layout is an ideal location and has conducive ambiance for the residents.
Though the layout is at a distance of 1.5 kms. to central bus terminus and KSRTC buses
are making trips, however, there is need for increase the frequency of bus trips enabling
fast movement and convenience to the allottees. As the ring road which passes through
the layout connecting almost all the locations of the Kalaburagi to the layout, it is
suggested that, KSRTC may explore the possibilities of plying more number of busses all
along the ring road covering and connecting the entire city.

•

Currently the houses are constructed with single floor with a provision for first floor
construction. Accordingly, the foundation structures have been designed to carry the
ground and first floor load. As per the Zonal Regulations permissible, FAR is 1.25:1 and
the actual FAR achieved in all cases of houses is within this limit which is in the rage
of 0.52:1 to 0.65:1. Since, there is scope for additional floor construction due to
availability of FAR, hence the allottees could construct first floor depending on their
financial resources and this will enable them to get additional income by the way of
rentals. Additional floor construction will also attract number of persons occupying the
houses on rentals and this will enable to improve the density of population, enabling
optimum utilisation of land and all other infrastructure facilities provided in the layout by
KHB.

•

Adhering to the minimum set back requirements in construction of all category of houses
viz., LIG, MIG & HIG houses as per the norms has enabled to safeguard the
environment, public health and the general moral, social welfare and orderly
development of the township of the community. KHB has achieved economy in the
project in the process of land transactions wherein the net amount fetched to KHB was
utilized for the project, enabling to further reduce the site and house cost more dearer to
the allottees.

•

Currently, the houses constructed by KHB have been occupied by the allottees and no
single house is vacant. Looking at the construction of houses by the site allottees which is
about 254 houses have come up in the layout when compared to total number of 1289
sites allotted for site allottees. This indicates though KHB has provided all infrastructure
facilities, still there is slow pace of house development by the site allottees and hence the
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facilities provided are not utilized optimally. It is suggested that, KHB may explore the
possibilities of increase the proportion of houses to sites. More number of houses with
varieties of design options would attract more number of people for purchase of houses
and faster the occupancy in the layout and will enable optimum utilization of land and the
facilities.

•

Even though there are some deficiencies, inadequacies in certain areas of house
construction, however, the house allottees are happy and prefer houses by KHB rather
than sites. By improving the quality in construction and avoiding such small deficiencies,
KHB could attract more number of persons prefer houses than the sites. Variation in the
design plans and providing with good architectural features in the houses would
definitely attract more number of buyers.

•

KHB followed transparency in allotment of sites and houses by adhering to reservation
norms.

However, as the response from SC / ST category,Defence/exservicemen,

Physically handicapped persons, Senior citizens was not adequate KHB could not fulfill
the reservation norms in allotment. Due to this KHB was compelled to allot the sites and
houses to the general category. It was a good move from KHB in order to utilize the
facility optimally without keeping vacant for want of applications from the reserved
categories.

•

Out of 303 allottees, 163 allottees are living in the houses and the remaining 140 houses
are rented out. Even though the very purpose of the project was to make available houses
to the needy people, some of the allottees could not occupy their house due to many valid
reasons, may be shifting of the work place, access to better education, want of modern
health facilities, to join their children who are settled elsewhere etc., There is all
possibility of original allottees returning to the location and living in their house at
appropriate time as they always love to stay in own house.

•

Out of 163 allottees, who occupied the houses, as many as 90 allottees (55%) made some
alternations / changes in their houses before moving in to the house. Alterations were
made mainly to have better convenience as specifically required by the allottees. In some
cases alteration was necessary to avoid leakages / seepages and better maintenance. In
certain cases there was a need to door frame and steel windows due to their dilapidated
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conditions. Some of the allottees constructed compound walls and altered the sliding
gates to have better safety & security. Most of the allottees have constructed the
staircase to access to the terrace. On an average allottees have incurred about 10 to 15%
of the allotment cost on alterations / modifications etc.,

•

Out of 303 houses, 46% of houses experienced the leakage and seepage problem which
was noticed by the allottees after occupation. Allottees were made to spent nominal
amount on getting repaired the leakage / seepages to avoid further damage to the house.

•

Most of the site allottees are happy with the amenities and infrastructure with
good network of roads, water supply, power supply, underground drainage system,
telecommunication facilities, etc., They were also happy because the layout has 17 parks,
3 play grounds & 7 civic amenity sites for their benefits. Further, majority of house
allottees and tenants occupied in the house were happy with the environment and
infrastructure available within the layout.

•

Out of 1289 sites allotted by KHB for construction of house by the site allottees, only
20% of allottees have constructed the houses even after 6 to 7 years of allotment. This is
not a good sign, as the very purpose of allotting sites to the siteless persons was to create
a shelter for them. This delay in construction of houses was due to following reasons:

•

-

Shortage of finance,

-

Want of spare time to build the house

-

May be shifting of the work place

-

Access to better education,

-

Want of modern health facilities,

-

To join their children who are settled elsewhere etc.,

With regard to question “whether site owners already have any site or house in their
name allotted by other government departments”, all the sample site owners (254 nos.
contacted during survey) indicated that, they do not have any site or house in their name
allotted by other government agencies. It was also indicated by them that, as they did not
have any site or house in their name hence they opted for site or house from KHB.
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Further, it was informed from KHB that, as per the allotment norms, KHB will take an affidavit
from the prospective allottees, wherein they have to indicate that, they do not have any site or
house allotted by any Government department at Kalaburagi or anywhere in the State. It was also
informed that, all the applicants have given an affidavit indicating that, they do not have any site
or house in their name.

E-13 Recommendations
The Composite Housing Scheme of KHB in Airport Land at Biddapur, Kalaburagi has
been undertaken for evaluation. The study is aimed at evaluating the performance of the
KHB in project implementation in respect of both physical & financial aspects to enable
to perform better in future projects. During the evaluation, the study team has held
discussions with all the stakeholders viz., officials of KHB at Head Office, Bangalore ,
KHB office at Gulbarga, KUDA, Housing Department, GoK, KCC, Airport Authority,
Kalaburagi, House/site allottees etc.,
The evaluation has been carried out on the terms of reference which range from project
conceptualization, the time and cost overrun if any in implementation, health safety and
convenience facilities, perceptions of the allottees, allotment procedure and distribution
plots / sites under different category, alterations / modifications made for the houses,
quality of construction in the houses, adequacy of facilities at various locations of the
houses, location of the project with respect to various important locations within the city
etc.,
Based on the analysis of the data provided by KHB and the responses by the allottees of
sites and houses the following recommendations have been suggested and grouped as
short term and long term based on the time required for implementing the
recommendations.
The decisions which can be taken internally by the board are grouped under short term
and decision which need to be debated / discussed by the board are grouped under long
term. Some recommendations require changes in policy and these are grouped separately.
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a)

Short Term Recommendations

•

Strict adherence to the quality in construction & ensure the same through third party
monitoring. This will enable to cut down number of repair works in the houses and also
avoid alterations / modifications to the maximum extent. It is evident from the analysis
that, out of 163 house allottees, 90 allottees (55%) contacted during survey indicated that,
they have undertaken alterations / modifications to their houses before they occupied.
The repairs / modifications alterations were made in the houses viz., change of door and
window frames, change in floor tiles in bath and toilets due to improper slope, change of
poor quality taps, change of painting on walls due to leakage / seepages etc.,

•

There was a time overrun of 10 months beyond the scheduled time of the project.
Precautionary measures to ensure such kind of delays in future projects. The delays were
due to getting plan sanctions, delay in getting consent and approvals, delay in getting
working drawing from architect, delay in getting structural drawings, delay in slow
progress due to hard strata encountered during construction. To avoid such delays it is
recommended that, a special Task Force Committee need to be constituted to monitor the
the progress of the project at every stage. Further, there were delays due to hard strata
encountered and such delays can be avoided by ascertaining them in the beginning
through proper survey and estimations. It is recommended that, KHB need to speed up in
getting required drawings both constructions and structural by proper monitoring and
fixing the time to such agencies.

•

KHB may consider to provide staircases for LIG and MIG houses in its future projects to
access to terrace for maintenance and utility purposes. Currently, all the LIG / MIG
houses in the project have been constructed without staircases and only there is space left
out within the premises for constructions by the allottee in the due course. The allottees
expressed that they were unable to access to the terraces due to non-availability of
staircases rendering non monitoring of cracks / pot holes if any developed in the terraces
which were the route cause for leakage / seepage problems in the houses. Hence, it is
recommended that, KHB may consider to provide staircases alongwith houses in their
future projects.

•

To attract adequate response from SC / ST and other categories (except general) for
allotment of sites / houses, more awareness / publicity need to be created amongst such
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beneficiaries. It is evident from the fact that, number of applications from such categories
was lesser than the quota prescribed for them.
b)

Long Term Recommendations

•

KHB may consider increasing the proportion of number of houses compared to the
number of sites in its future projects as many sites (nearly 80%) are lying vacant due to
various reasons. It can be noted that, in the project a total of 1239 sites and 303 houses
developed by KHB as part of the project. Over a period of time (4 to 5 years) and as on
date of inspection it was observed that, only 254 houses have come up in the vacant plots
of 1289 in the layout indicating only 20% construction by the site allottees. This may be
attributable due to various facts and reasons including less number of houses constructed
by KHB when compared to total sites formation of 1289 number. Comparing the ratio of
vacant sites to ready built houses is 4:1 (1289: 303). Hence it is recommended that, KHB
may consider increasing the proportion of sites & houses (at least 3:1) which would
encourage site allottees to speed up house construction and rendering fast pace
development in the region.

•

The people had more inclination towards houses rather plots particularly from LIG
category, hence it is recommended to increase quota of houses under this category. It is
evident from the analysis that there was more demand and applications received from the
LIG category for want of houses from KHB. Hence it is recommended that, another 15
to 20% of more houses could be built in addition to the current quota.

•

KHB may consider introducing more housing typology for MIG & HIG categories. This
will enable the beneficiaries to have choice of design and to minimize the alterations. As
all the houses under particular category are similar in design plan and allottees opined
that, it would have been feasible to go for more housing typology under MIG & HIG
categories to have better aesthetic look and elevation of the buildings.

•

As the no. of applications received for houses under SC/ST, Defence, Ex-servicemen,
Differently Abled Categories were less, KHB need to provide the information to the
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public through advertisement and also to coordinate with social welfare and other
concerned departments to provide the information and generate awareness.

•

Further, in case of defence / ex-servicemen, central government employees, physically
handicapped persons, senior citizens there were less number of applications received for
houses when compared to available quota under that particular category. Hence, there is
also need for giving more advertisement and also to coordinate with respective
departments.

c)

Recommendations requiring change in policy

•

As the land is scarce commodity and there is a need for utilization of of same optimally.
It was observed that the layout had only single storied individual houses (303 nos.) and
1289 vacant plots developed by KHB. For development of 1289 sites and 303 houses the
total extent of land utilized was 150 acres and 6 guntas. Considering the location of the
land which is just 2.5 kms. from city bus stand of Kalaburagi city, definitely land is very
precious in terms of money as it is strategically located. Hence, for optimal utilization of
land it is recommended that, KHB could go for apartment constructions in addition to the
individual sites & housing. As already the Kalaburagi city is getting accustomed to
apartment culture, it would be preferable to take up apartments in such large size housing
projects. This will definitely increase the percentage of occupancy, increase in density of
population and more over it will also fulfill the housing needs of the more number of
applicants. This is due to the fact that, there were more applications registered (around
3200 nos.) with KHB when compared to the availability of sites / houses (1592 at
Biddapur.

•

Currently, 80% (1035 out of 1289 sites) of the sites are lying vacant. To avoid such
situation it is recommended that, KHB may consider introducing time duration for the
site allottees to build the houses within the stipulated time.

•

As the house allottees tend to change / alter / modify mainly the interiors in the allotted
houses it is recommended that, the options for interiors to be left to the allottees
themselves. Hence, suitable modifications / approvals may be considered in this regard.
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•

As per the current reservation norms there is no certain percentage of reservation for
widows and single women. Hence, it is recommended that, reservation for Widows and
single women to be included in the reservation category. This is to be given as policy
recommendation.

**__**
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Section - 2 : Introduction, Study Reference & Methodology

2.1

Background
Housing is a basic and very important need for every citizen. Adequate shelter for each
and every household is a fundamental pre-requisite for a healthy living in any society.
Housing not only provides social security to human beings, but also status in the society.
Housing has been evolved as a prime component over the period of time in providing
employment opportunities and in development of localities. Housing for the poor and
down-trodden assumes greater importance both in rural and urban areas in the State.
India, with its predominantly rural populace dispersed in villages with marginal to low
levels of economic development, faces challenges in the task of addressing affordable
housing to the rural poor. The task is multi dimensional and factors like area specific geoclimatic features, low level of disposable income of majority of rural people,
technological and information gaps and inadequate delivery mechanisms come into play.
Realizing this, the GoI has been assisting the state governments to tackle housing
problems of the rural poor through schematic interventions.
The first ever housing policy in India was formulated in May, 1988 and post
liberalization, India adopted a more inclusive National Housing Policy in 1994 primarily
seeking increased supply of land serviced by basic minimum services to promote healthy
environment.2 Based on Habitat-II, India rearticulated its existing housing policy and
introduced National Housing and Habitat Policy, 1998 which laid greater emphasis on
“habitat” as a supplementary focus to housing. Providing both quality and costeffectiveness housing to vulnerable sections of society was also emphasized in this policy.
It also took cognizance of threat to the housing stock by major natural calamities and
advocated pre-disaster mitigation techniques by construction of dwellings in disasterprone regions to prevent or minimize loss of life and shelter. It also placed strong
emphasis on legal and administrative reforms in housing sector with regulatory
procedures for time-bound approval of projects.
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Government of Karnataka has attached utmost importance to the problem of housing
scarcity and has increased the budgetary allocations over the years. To meet the growing
demand of housing, the State has been pro-active in its housing policies. The housing
scenario in the State can be broadly classified as (a) Rural Housing & (b) Urban Housing.
The rural housing is provided by Rajiv Gandhi Rural Housing Corporation Limited
(RGRHCL) under different housing schemes, whereas urban housing is provided by
Karnataka Housing Board (KHB).
The survey conducted during 2003 to assess house less and site less in the State by
RGRHCL depicts that, there were 12,99,789 house less and 12,98,813 site less persons
in the State. The survey of hut dwellers, later conducted during 2009 identified around
10.5 lakh hut dwellers in the State. Since inception i.e from 2000-01 to 2015-16 (up to
December 2016) 32.54 lakh houses have been constructed and 3.05 lakh sites (a total
of 35.59 houses & sites) have been distributed by the RGRHCL.
The urban housing is provided by Karnataka Housing Board (KHB) under different
housing schemes.

Karnataka Housing Board was established under Karnataka

Housing Board Act 1962 as a successor to Mysore Housing Board, which was
constituted in the year 1956. The primary objective of KHB is “to make such
schemes and to carry out such works as are necessary for the purpose of dealing
with and satisfying the need of housing accommodation” mainly in urban centres.
The implementation of number of such housing schemes under its Act at various places
throughout the State is to provide housing to various sections of the society at affordable
price. The Board is also executing the construction of building works for various
departments/agencies of the Government on deposit contribution basis.
KHB has implemented six layouts other than Biddapur layout in Kalaburagi city, wherein
around 2500 sites & houses have been developed and allotted to the public. The important
layouts developed by KHB are Shaik Roza, Vokkalageri, Kalaganur-Kusnur etc.,
Since inception and as on 2015-16 (up to December 2016), KHB has developed and
allotted 1,81,740 houses and 63,002 sites (total of 2,44,742 houses and sites) in the
urban areas across the State.
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It can be noted that, in addition to contributions in housing sector by above corporations
there are other players including private developers. Kalaburagi Urban Development
Authority (KUDA) is the approving authority for all housing programmes in the region.
KUDA incepted on 1988, since then it has completed 20 layouts wherein 14,000 plots
have been developed. As on today 12,000 plots have been allotted to the various site
allottees. KUDA has proposed 21st housing project with an ambition of developing 1700
sites in the city. It has called for Expression of Interest from the site aspirants, for which
it has received 12,300 applications. There are already 10,000 applications pending with
KUDA for sites.
In addition to the contributions from Government Authorities, private developers are also
playing a big role in real estate development in the city and contributing in their own way
to bridge the demand & supply. Noted that, private developers have developed around
250 layouts wherein nearly 25,000 plots of different measurements are developed and
allotted to the end users.
It is noteworthy to know that, even after a plethora of housing programmes, layout
development activities have been implemented by both state governments and also by
private developers to provide houses and sites and to meet the housing requirements by
the public, however, the problem of housing is increasing and persisting and creating a
big gap between demand and supply. In this background, Government agency viz., KHB
is taking further initiative to implement more number of housing projects in the city under
its various schemes. KHB has been implementing housing projects three important
schemes viz., (i) 100 housing projects (ii) Survana Karnataka Scheme & (iii) 225 housing
schemes in major cities including Kalaburagi.
2.2

Composite Housing Project at Kalaburagi : Intervention under “100 housing
scheme” by KHB
Considering the importance of meeting the housing requirements in Kalaburagi region ,
KHB under “100 housing scheme” implemented “Composite Housing Scheme at
Biddapur in Airport Land” at Kalaburagi. Kalaburagi being one of the divisional Head
Quarters of Karnataka is also one of the fast growing city in the State. The city in the last
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two decades witnessed rapid urbanization leading to housing demand and also congestion
of the city due to more population. As per the 2001 census, there was a housing shortage
upto 50,000 in the city of Kalaburagi. The project was conceived based on the demand of
people for sites & houses as there was shortage. Considering the demand, the project was
conceptualized by KHB and for this purpose it necessary steps including identification of
land, survey, preparation of DPR etc., The land was identified at Biddapur which belong
to Airport Authority. KHB negotiated with Airpot Authority and purchased 214 acres
and 16 guntas of land at Rs. 2.90 lakh / acre. Finally a portion of land was transferred to
High Court Authorities and in the reaming land of 150 acres 6 guntas was considered for
implementation of composite housing project.
A Detailed Project Report (DPR) was prepared covering various aspects viz., demand
analysis, demographic characteristic, socio-economic conditions of prospective
beneficiaries, assessing prevailing housing scenario at the time and trends of economy
and pattern of development.
Kalaburagi being an important divisional head quarter of the State is located in North
Karnataka regions and as its own demographic features. At the time of implementation of
the project, it had a population of about 1 million as per 2001 census. The growth of
population from 1991 to 2001 has steadily increased during the last decade due to influx
of large number of renowned educational institutions and multi faculty Kalaburagi
university. The population of the city as increased from 4.78 lakhs in 1991 to 6.5 lakh as
on 2001. The sex ratio and age-wise population among the economic groups in the region
comprise 64.1 percent were in the age group i.e. 15-59 when compared to other age
groups in the region :
Economic
Group
EWS
LIG
MIG
HIG
Average

Sex Ratio
<14
30.6
31.2
27.6
23.5
28.5

939
926
909
891
916

Age Group (years)
15-59
Above 59
63.2
6.2
61.6
7.2
64.8
7.6
66.8
9.7
64.1
7.67

Source : DPR of KHB, Bangalore

The city neighbourhood, was earlier inhabited by the rural populace predominantly driven
by an agrarian economy and engaged in primary activities. However the establishment of
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Toor Dal industries and establishment of reputed institutions including Kalaburagi
University & development of major infrastructure facilities comprising transport
highways was led to a reasonable change in the demographic profile in the region.
Kalaburagi city big adjacent to a Maharashtra and Andhra Pradesh states could attracts lot
of migrants to the city & people belonging to different social & cultural background.
This has led to rising Demand for the housing on the region.

The density of the

population prevailing was @159 nos./sqmtr. Existing layouts in around the Biddapur
project location were of minor magnitude & lack of adequate infrastructure & conducive
environment.
The effective demand for the housing as on 2001 was estimated at 50,000 nos. which
arrived by taking in the account the vacancy rate, houses to be replaced owing to
dilapidation, demand from extended families and demand from the tenants. Considering
the population growth at the rate of 36%. The tenure status of households prevailing at
that time is as follows :
Economic Group

House holds
Owners
42.20
56.40
55.20
69.40
55.80

EWS
LIG
MIG
HIG
Overall

Tenants
57.80
43.60
44.80
31.60
44.20

Source : DPR of KHB, Bangalore

It may be seen that, with increasing level of income tendency towards owning house is greater in
respect of HIG category persons, as almost only 1/4th of them live in rental houses, where as
more than the half the numbers of EWS households (almost 60%) have rental accommodations.
Over all around 56% of the households in Kalaburagi city have their own houses, whereas the
rest of the 44% live in rented accommodation.
There was stark contrast to the situation as per 1981 census, wherein the preparation of the
owners was nearly 29.6%, which rose 9.5% during 1991 census & 56% on 2001 census. This
may be indicative of the enhanced availability of disposable income, improved purchase power,
higher incentives for the investments in housing and increasing preference to settle in the city.
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The DPR also considered study of types of houses & occupancy towards based on economic
groups. The details are as follows :
Economic Group
EWS
LIG
MIG
HIG
Overall

One Room
58.8
20.2
2.1
0.3
20.35

Number of rooms
2 Rooms
3 Rooms
41.2
0.00
68.6
11.2
46.6
45.2
18.2
38.6
43.65
23.75

4 Rooms & above
0.00
0.00
6.1
42.9
12.25

Source : DPR of KHB, Bangalore

Around 58.80% of the households of EWS live in single room & 41.20% in houses with two
rooms and 88.80% of LIG households live in houses with one or two bed rooms, which clearly
indicates the need for single / bed room units at affordable cost, which would be high among this
income category.
The DPR also considered a detailed diagnosis of a existing socio economic & utility
infrastructure, which were the influencing factors for establishment of layout at

Biddapur.

Project site being 0.5 km off the major state highway (Bidar–Srirangapatna) with an average
width of 150 ft., ring road passing at the centre of layout, Bangalore – Mumbai & MumbaiHyderabad broadguage railway line are nearby etc., thus the project has many other influencing
factors to support the layout at Biddapur.
2.3

Context for evaluation :
Any project for that matter, before implementation or after implementation will have its
own issues to be resolved or sorted out to satisfy the requirements of the end-users.
Similarly, the composite housing project implemented by KHB at Biddapur, Kalaburagi
has its own advantages and disadvantages. To solve such issues or grievances of the end
users there is need for proper diagnosis and analysis to avoid any such differences in the
future projects.
Hence, the Evaluation of the composite housing project has been undertaken to assess the
successfulness of it in terms of Programme Effectiveness, Efficiency, Economy
Administrative processes, Program/scheme output, Outcomes from the perspective of
various stakeholders etc., and overall assessing the achievement of objective of KHB with
the implementation of this housing project at Biddapura, Kalaburagi district.
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The Government of Karnataka, vide the Result Frame Document (RFD) 2015-16, has set
the mandate for independent evaluation of the projects completed by the departments
through Karnataka Evaluation Authority (KEA). KEA has retained Technical
Consultancy Services Organization of Karnataka (TECSOK), through tendering process
to evaluate composite Housing Scheme. Officers of TECSOK visited Kalaburagi and held
discussions with local officers of KHB and collected required information for the study.
KHB had made available Site &House allotment details, Building drawings,, and other
information required for the Study.
The Evaluation Study is prepared based on the discussions and information & data
collected from KHB and other information availed from secondary sources. TECSOK
places on record the cooperation extended by the officers of KHB during the Study and
details are enumerated in the following chapters.
2.4

Main Contents of the Report
The study report has been comprised of 13 major sections. While Section-1 is devoted to
write executive summary, Section-2 to illustrate study covering socio-economic
background context to the study, primary status of stakeholders, statement of the
problem, nature of government interventions, context for evaluation etc., Section-3 to
explain the logic of Government’s interventions. Section-4 to explain the progress of
government interventions, policies, acts & rules, budgetary allocations, results achieved,
Section-5 to illustrate problem statement with respect to objectives of interventions, gaps
& weakness, short comings based on the ToR. Section-6 covers scope of evaluation,
objectives, reference period etc., Section-7 illustrates evaluation design comprising
coverage & sample size, techniques, tools, etc,. Section-8 covers methodology for
undertaking evaluation, rational for selection of sample & sample size, method of data
collection etc., Section-9 covers the method of data collection, data validation &
analysis, Section-10 presents two types of findings viz., (i) project related findings & (ii)
outcome related findings which are on actual basis. Section-11 presents details of opinion
& perceptions of house allottees, rented persons and site allottees separately with respect
to quality of infrastructure given, quality in construction of houses, procedures followed
in allotment etc., Section-12 explains the reflections and conclusions based on the
diagnosis and findings from the evaluation study. Section-13 provides evidences based
actionable recommendations.

**__**
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Section-3 : Basis for Government Interventions
3.1

Shelter Security: the Policy Concern in India
The ‘Housing for all’ scheme was launched by the Government of India in June 2015,
with the objective of constructing 20 million houses for the urban poor by 2022.
According to the 2011 census, there were 246.7 million households in India. Of these,
68% are rural households and 32% are urban households. Data suggest that a majority of
households live in owned houses in both rural (95%) and urban areas (69%). Overall,
213.5 million, or around 86% of all households, were living in owned houses. This is an
increase compared to the 2001 census figures. Housing is a primordial human need, with
importance next only to food and clothes. It is important not only for human well-being
but also for the economic benefits to the household and the nation. This being is
recognised, in Habitat I Conference was held for the first time in 1976 at Vancouver,
which declared:
“The improvement of the quality of life of human beings is the first and most important
objective of every human settlement policy. These policies must facilitate the rapid and
continuous improvement in the quality of life of all people, beginning with the
satisfaction of the basic needs of food, shelter, clean water, employment, health,
education, training and social security without any discrimination of race,colour, sex,
language, religion, ideology, national or social origin or other cause, in a frame of
freedom, dignity and social justice. …. In striving to achieve this objective, priority must
be given to the needs of the most disadvantaged people.”
The Habitat Conference declarations set the tone for domestic policies. But, the policies
have to emanate also from the international treaties on human rights, to which India has
been a signatory. Housing is considered as a basic human right in the international policy
making and UN treaties. India is a signatory to the following treaties:

i)

Universal Declaration of Human Rights, 1948 - This was the first international instrument
that recognised that the right to adequate housing is an important component of the right
to anadequate standard of living.
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ii)

International Covenant on Economic, Social and Cultural Rights (ICESCR), 1996 – This
act reaffirms and elaborates the right to adequate housing because adequate standard of
living includes adequate food, clothing and housing, and to the continuous improvement
of living conditions.

iii)

General Comment of the Committee on Economic, Social and Cultural Rights (CESCR) –
The CESCR has provided a holistic understanding of housing through its General
Comments:
“In the committee’s view, the right to housing should not be interpreted in a narrow or
restrictive sense, which equates it with, for example, the shelter provided by merely
having a roof over one’s head or views shelter exclusively as a commodity. Rather, it
should be seen as the right to live somewhere in security, peace and dignity. While
adequacy is determined in part by social, economic, cultural, climatic, ecological and
other factors, the Committee believes that it is nevertheless possible to identify certain
aspects of the right that must be taken into account for2this purpose in any particular
context. They include the following seven core elements to determine the adequacy of
housing:

iv)

•

Legal security of tenure, including legal protection against forced evictions;

•

Availability of services, materials, facilities and infrastructure;

•

Affordability;

•

Habitability;

•

Accessibility for disadvantaged groups;

•

Location, and

•

Cultural adequacy

Convention on the Elimination of Racial Discrimination – Article 5 of the Convention
obliges State parties to undertake to prohibit and to eliminate racial discrimination in all
its form sand to guarantee the right of everyone, without distinction as to race, colour, or
national or ethnic origin, to equality before the law, notably in the enjoyment of the right
to own property and the right to housing.
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3.2

Shelter Security and Role of State

Shelter security is a state responsibility. Global experience, both in capitalist as well as socialist
countries, has shown that when the state delivers social security, be it in housing or any other
sector, it enables citizens across income- and social-groups to become independent of the marketforces.
Market-based reforms brought about by liberalization were expected to bring efficient market
systems, from which benefits would trickle down to all sections of the society. The failure to
bridge the gap between vision of efficiency and equity as well as final implementation permeates
all public housing schemes, not only in India, but across the world. Evidence is the failure of
popular approaches to poverty-reduction, namely, Millennium Development Goals (MDG), IMF
and World Bank’s Poverty Reduction Strategy Papers, etc. (Esser 2009, Clemens and
Moss,2005).
The 11th Five Year Plan of India, with “Inclusive Growth” has brought back focus to housing and
shelter security in urban India. However, ironically, the “Inclusive Growth” agenda is moored
within the neo-liberal macro paradigm, leading to vacillation in the role of the state in provision
of housing. India’s urban housing scenario and current policies are discussed in the next section.
3.2

Indian state and policies for shelter provision

3.2.1

Current urban housing scenario in India

The MoHUPA in 2007 commissioned a Working Group on Urban Housing with a focus on
Slums to analyse housing situation in the 11th Five Year Plan period. Their final estimate is a
housing shortage of 24.71 million (as in 2007) in the urban sector. For an estimated 66.30 million
urban households, the acceptable housing units are 58.83 million. India’s average family size is
5.1 (as per Census 2001). One important dimension of housing shortage is congested living,
which is defined as atleast one married couple in the house not having a separate room to live in.
The report estimated such congested urban housing to be nearly 12.67 million housing units.
Further, estimated 2.39 million units were considered to be obsolete; these are dwelling units
which are 40-80 years old and require re-building or maintenance. Nearly 9.78 million existing
housing units are semi-pucca or kutcha, of which the kutcha (2.18 million) needs to be upgraded.
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All these add up to 24.71 million units at the beginning of the 11th Five Year Plan (2007) and
reaching 26.53 million at the end of the period (2012), in case there is no intervention.
The funding required to meet the total housing shortage at the beginning of the 11th plan
period(which is 2007) had been estimated at Rs. 1,471,950 million. Another 7.26 million units
requirement will arise during the plan period, for which another Rs. 2,141,231 million would be
required.
3.3.2

The Housing policy scenario in India

In the housing sector, the post liberalization reforms introduced the provision of housing finance
and structured housing market (UNRISD 2010). As per the Constitution of India, ‘right to
shelter’ is included in the basket of rights provided in Article 21 in the ‘Right to life’. Yet,
housing sector has seen critical shortages in housing stock for both vulnerable and middleincome groups as well as a highly unregulated overall housing market.
After economic reforms two housing policies were framed but were left in the draft stage. These
were the National Housing Policy (NHP) of 1992, the 1987 draft becoming a full policy and then
National Housing and Habitat Policy of 1998. Both have emphasised increasing the supply of
urban housing and land, mainly by taking care of the supply side factors. In support of that,
Urban Land Ceiling and Regulation (ULCR) Act was repealed in 1999. Other policy changes
with regards to land are introduction of new land management practices, namely, public-private
partnerships for increasing land supply.
In Mumbai, a new concept of Transfer of Development Rights (TDR) has been introduced to
make land accessible for public purposes in those parts of the city that do not have many vacant
lands and where the land prices are high. Relaxations of building bye-laws and zoning
regulations have been introduced by taking minimum penalty and granting indemnity to the
violators of these regulations.
As far as finance is concerned, the Policy seeks to develop innovative financial instruments like
development of Mortgage Backed Securitization Market (RMBS) and Secondary Mortgage
Market. It also seeks to attract Foreign Direct Investment (FDI) in areas like integrated
development of housing and new township development. Most importantly, this Policy seeks to
emphasize appropriate fiscal concessions for housing and infrastructure. For example, it states
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that it would support development of “suitable fiscal concessions in collaboration with the
Ministry of Finance for promotion of housing and urban infrastructure with special focus on
EWS/LIG beneficiaries combined with a monitoring mechanism for effective targeting.
There is also emphasis on use of appropriate technology for reducing the cost of construction. In
essence, it envisages that the demand for affordable housing is so large that finance of the tune
mentioned earlier in the paper would be required and for which new sources would have to be
tapped.
The role of the state government is envisaged as that of a direct facilitator, who would, in
coordination with the local government prepare state level housing and habitat policy, act as
facilitator for increasing housing supply by ensuring multiple partners coming in, ensure suitable
flow of financial resources to potential EWS/LIG beneficiaries as well as undertake viability gap
funding of large housing and habitat development projects, bring about changes in legal and
regulatory framework, promote PPP, encourage all community level efforts of increasing housing
supply, and promote in-situ upgradation of existing slums. For increasing land supply, land
management tools such as the TDR and increase in FSI/ FAR, have been suggested.
The states are expected to ensure development of new townships and Special Economic Zones
(SEZs), where new housing stock would be created. Specific areas of Action are also given in the
Policy. Some important ones, that are not already stated above are listed here:
i)

Land assembly, development and disposal will be encouraged both in the public and
private sectors.

ii)

Private Sector will be allowed to assemble a reasonable size of land in consonance with
the Master Plan/Development Plan of each city/town.

iii)

The feasibility of a National Shelter Fund to be set up under the control of the National
Housing Bank for providing subsidy support to EWS/LIG housing would be examined in
consultation with Ministry of Finance. The NHB will act as a refinance institution for the
housing sector.

iv)

States/UTs will be advised to develop 10 years perspective Housing Plans with emphasis
on EWS and LIG sectors.

v)

Special financial and spatial incentives would be developed for inner-city slum
redevelopment schemes.
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v)

The Central and State/UT Governments would develop a special package of incentives
for in-situ slum upgradation.

vi)

Rental housing provides a viable alternative option to the home seekers and the house
providers alike. Incentives are to be provided for encouraging lendings by financial
institutions, HFIs and Banks for rental housing. Also, Companies and Employers will be
encouraged to invest in the construction of rental housing for their employees.

vii)

Micro-Finance Institutions (MFIs) would be promoted at State level to expedite the flow
of finance to urban poor. In this regard, suitable mechanisms would be evolved to develop
simplified norms for prudential rating and providing finance to MFIs. Adequate
regulation of MFIs would be undertaken to ensure that MFIs do not burden the poor by
charging usurious interest rates and their operations are kept transparent.

viii)

Legal measures suggested are in tune with the provisions of the JNNURM.

3.3.3

Housing Shortage in India

According to survey conducted by NBO (National Building Organisation) the distribution of
estimated housing shortage among states and UTs as on 2007 & 2012 indicate that there was
decreasing trend in housing shortage in this period. As per the survey at all India level, the
housing shortage as on 2007 was 24.71 millions which decreased to 18.78 millions as on 2012.
For Karnataka also the shortage of housing decreased from 1.63 million in 2007 to 1.02 million
by 2012.
Assuming the current trend, the housing shortage would reduce to approximately 0.63 million.
However, considering the population growth at higher rate, the demand for houses will also
increase at higher rate. Considering this fact, the shortage of houses will continue and
government need to intervene to narrow down the gap in demand & supply of houses enabling to
reach the mission “House for all 2022”.
3.3.4

Housing Scenario in Karnataka and Government’s interventions

According to 2011 Census, in the state about 1/3rd of households live in one room tenements,
nearly 30% or more live in two rooms tenements. The State Government has traditionally given
high priority to public housing. It is one of the few states in the country which has housing
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programmes for the EWS at both rural and urban areas apart from the centrally sponsored
housing schemes.
Housing for the poor and down-trodden assumes greater importance both in rural and urban areas
in the State. Government has attached utmost importance to the problem of housing scarcity and
has increased the budgetary allocations over the years. Government of Karnataka has attached
utmost importance to the problem of housing scarcity and has increased the budgetary allocations
over the years. To meet the growing demand of housing, the State has been pro-active in its
housing policies. The survey conducted during 2003 to assess house less and site less in the State
by RGRHCL depicts that, there were 12,99,789 house less and 12,98,813 site less persons in the
State. The survey of hut dwellers, later conducted during 2009 identified around 10.5 lakh hut
dwellers in the State.

**__**
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Section - 4 : Progress Review
In the state of Karnataka, housing is provided by (i) Rajiv Gandhi Rural Housing Corporation
Limited (RGRHCL) under different housing schemes for rural and urban poor, (ii) Urban
housing is provided by Karnataka Housing Board (KHB), (iii) Karnataka Slum Development
Board for slum develpement & house construction houses for slum dwellers etc. Further, various
programmes of Government of India are also contributing to housing requirements. The outlay of
the State 12th Five Year Plan is Rs. 9102.57 crores, of which Rs. 8574.05 crores is the
anticipated expenditure in the first four years.
4.1

Contributions of RGRHCL for Rural Housing

Rajiv Gandhi Rural Housing Corporation Limited (RGRHCL), which was established on 20th
April 2000 as a nodal agency, mainly to implement all the housing schemes sponsored by the
Central and State Governments for economically and socially weaker sections of the Society,
both in rural and urban areas. From 2000 – 01 to 2015-16 (up to December 2016) 32.54 lakh
houses have been constructed under various housing schemes and 3.05 lakh sites (a total of
35.59 houses & sites) have been distributed by the Corporation.
4.2

Contributions of KHB for Urban Housing

The urban housing is provided by Karnataka Housing Board (KHB) under different housing
schemes. Karnataka Housing Board was established under Karnataka Housing Board Act 1962
as a successor to Mysore Housing Board, which was constituted in the year 1956. The primary
objective of KHB is “to make such schemes and to carry out such works as are necessary for the
purpose of dealing with and satisfying the need of housing accommodation” mainly in urban
centres.
4.2.1

Objectives of KHB

The objectives of KHB are as follows :
1. Survey of housing demands in urban cities and town
2. Acquisition of land (govt. & private) for housing schemes
3. Implementation of housing schemes as per demand, land and zonal rules as per transparency
act
4. Allotment of sites / house through lottery under KHB Regulation Act, 1983
KEA

38

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

With this directive, the Karnataka Housing Board is endeavoring to meet the rise in housing
demand by undertaking layout formation, construction of houses, land development scheme and
housing projects under joint venture, in the urban areas. The implementation of number of such
housing schemes under its Act at various places throughout the State is to provide housing to
various sections of the society at affordable price. The Board is also executing the construction of
building works for various departments/agencies of the Government on deposit contribution
basis.
After restructuring from June 2000, KHB launched special housing schemes called (i) 100
housing scheme (ii) Suvarna Karnataka Scheme (iii) 226 housing schemes and implemented
many housing projects, which demand driven and are professionally managed during planning
implementation etc.,
Brief details of various housing schemes of KHB are as follows :
a)

100 Housing projects : It is being implemented since 2002 details are given below :
-

96 schemes have been completed at a cost of Rs.1002.94 crore. Out of these schemes
6067 houses and 26748 sites have been constructed / developed

-

3 schemes at the cost of Rs. 19.73 crore are under implementation to develop 560 sites
and to construct 40 houses.

b)

One scheme is in formation

Suvarna Karnataka Programme : Board has proposed to take up 50 housing schemes at
various places under Survarna Karnataka Scheme at a cost of Rs.1406.48 crores as per the
Government approval during 2007. The various stages of implementation of the
programme are as follows :
-

36 schemes have been completed at a cost of Rs.1044.57 crore. Out of these schemes
1206 houese and 20486 sites have been constructed

-

7 schemes at the cost of Rs.411.89 crore is under implementation to develop 1424
sites and to construct 1243 houses

c)

7 schemes are under formulations

225 housing schemes : Government has accorded approval during 2010-11 to develop
305786 sites and construct 1,31,051 houses. The details are as follows :
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-

9 schemes have been completed at a cost of rs. 108.782 crore. Out of these completed
schemes, 277 houses and 1442 sites have been constructed.

-

31 schemes at the cost of Rs.4412.27 crores are under implementation to develop
57749 sites and construct 3507 houses.

d)

The procurement of land is in progress for the remaining schemes.

Other Schemes
-

53 housing schemes were approved at a project cost of rs.7888.04 crore during 2012
to develop 130471 sites and to construct 6867 houses.

-

Out of the above schemes 5 schemes are under implementation at a cost of Rs.756.45
crore to construct 180 houses and develop sites 8090

4.2.2

Remaining schemes are under formation.

Details of housing schemes and allotment by KHB
20 places identified across the state to develop 32405 sites at a project cost of
Rs.752.65 crore. The details of various housing schemes completed under KHB and
year-wise allotment are given in Table-4.2.1 and Table -4.2.2 respectively.
Table -4.2.1: Year-wise Housing schemes & no. of properties developed by KHB
Year

Up to 2003
2003-04
2004 -05
2005 -06
2006 -07
2007 -08
2008 -09
2009 -10
2010 -11
2011 -12
2012-13
2013-14
2014-15
Total

Total
Schemes
950
15
20
20
9
10
13
9
15
18
15
13
10
1117

No. of properties
Sites
17174
2623
2355
3724
2242
1671
4592
1947
6097
6176
6350
10423
5715
71089

Houses
109605
275
585
263
552
186
764
367
768
2661
510
546
226
117308

Total
126779
2898
2940
3987
2794
1857
5356
2314
6865
8837
5860
10969
5941
187397

Project Cost
(Rs.Cr.)
7366.36
5843.43
6471.94
5239.27
3592.07
9059.28
5016.19
21267.57
46510.57
20393.86
72136.09
17988.00
220884.63

Source :Economic Survey of Karnataka 2015-16
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Table -4.2.2: Year-wise allotment of houses & sites by KHB (Nos.)
Grand total
Sl.
Year
Total
Total sites
Other CA /
No.
houses
Commercial
shops
1
Up to 2006
105466
105466
2
2006 -07
3647
4469
0
8116
3
2007 -08
2360
3083
0
5443
4
2008 -09
947
5611
0
6558
5
2009 -10
503
3167
92
3762
6
2010 -11
291
8629
55
8975
7
2011 -12
1242
8205
268
9715
8
2012-13
1234
13331
376
14941
9
2013-14
1140
5691
265
7096
10
2014-15
442
5097
366
5905
11
2015-16
229
5719
315
6263
(upto Dec.16)
Total (2 to 11)
12,035
63,002
1737
76774
Total (1 to 11)
182240
Source :Economic Survey of Karnataka 2015-16

Since inception and as on 2015-16 (up to December 2016), KHB has developed and
allotted 1,82,240 combined of houses, sites and CA /Commercial shops across the State.

**__**
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Section - 5 : Problem Statement
Karnataka Housing Board is implementing housing schemes as mandated in the Act throughout
the State to provide housing to various sections of the society at affordable cost. The Board is
also executing the construction of building works for various departments/agencies of the
Government on deposit contribution basis.
Due to urbanization, all the cities and towns in the State are growing from all directions. This
has led to the congestion in the central area of a particular town / city. Kalaburagi is also no
exception as for as development and congestion are concerned. Due to rapid urbanization at
Kalaburagi, there is a continued demand for shelter from the public either for sites or for readybuilt houses. Under the circumstances and also to meet its objectives, Karnataka Housing Board
has proposed a massive housing project at Biddapur after purchasing land from the Airport
Authority.
The composite housing project has been implemented in Biddapur land with modern facilities.
The required infrastructure facilities including water supply, power, storm water drainage,
sanitation system, communication etc., have been provided as part of the project.
Before implementation of the project KHB has undertaken detailed survey of the proposed
location to ascertain the developments in the surroundings and its environs. In the mean time
KHB also gave a paper advertisement for inviting expression of interest from the intended
buyers to assess the demand for both sites and houses in the proposed layout at Biddapur.
In response to the advertisement, KHB received number of applications requesting for sites and
houses from prospective buyers in the region. KHB finalized the architectural agency for
preparation of design plans of various category of houses and also layout plan for the entire
layout. The architects have prepared the design drawing for the houses and also layout plan.
Based on the applications received from the public, KHB allotted sites and houses following
transparency and as per the terms and conditions of the Board. Currently, the layout has become
a busy area and opined as one of the best layout in Kalaburagi city.

All the 303 houses have

been occupied and maximum number of persons residing are the allottees and the remaining
houses are occupied by tenants.
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Any project for that matter, before implementation or after implementation will have its own
issues to be resolved or sorted out to satisfy the requirements of the end-users. Similarly, the
composite housing project implemented by KHB at Biddapur, Kalaburagi has its own advantage
and disadvantages. To solve such issues or grievances of the end users there is need for proper
diagnosis and analysis to avoid any such differences in the future projects. As for as housing
project at Kalaburagi is concerned the following few issues may be considered for analysis and
drawing appropriate conclusions.

•

Shortage of housing at Kalaburagi and overwhelming demand for the sites and houses by
the public, which has encouraged Karnataka Housing Board to implement the composite
housing project at Biddapur land to meet the housing needs of some of the intended
buyers.

•

Implementation of the project in conformity to the project document i.e. Detailed Project
Report. Implementation of the project within the stipulated time and avoiding exigencies
of cost overruns and time over runs. Ascertaining any such deviations occurred and to
suggest ways and means to avoid such exigencies in future projects to be taken up by
KHB.

•

Adopting proper neighbourhood planning principles by earmarking

spaces for

residential, commercial, parks, playgrounds, civic amenities, community centres etc., so
that, they are effective, acceptable and appreciable by the residents / end users.

•

Acquisition of suitable land for the project and its cost when compared to Sub-Registrar’s
Guidance rates prevailing at that time. Identification of suitable land, ascertaining the
suitability based on its surrounding environs, fixing of land rates based on negotiations,
Procedure followed for land acquisition etc.,

•

Convenience of the project with respect to its location, distance from the city, availability
of socio economic facilities

viz., hospital, schools & colleges, commercial

establishments, entertaining facilities, hotels & restaurants etc., Availability of basic
amenities viz., provision store, vegetable shops, laundry, book shops, health care
facilities, various government office branches / counters viz., counter for electricity,
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water, telephone bill payment, tax office etc., Ascertaining the opinion, expectations,
perceptions and impressions of the residents in this regard.

•

Water supply system, method of solid waste disposal, maintenance of roads and drainage
system and to keep the area more hygienic and to be free from any health hazard or
diseases. The safety and security measures prevailing in the locality for the benefit of
residents. Ascertaining the opinion, expectations, perceptions and impressions of the
residents in this regard.

•

The criteria followed in deciding the number of houses to be constructed in the layout
when compared to total number of vacant plots developed in the layout.

•

Ascertaining and analyzing the preference of allottees with regard to getting a fully
constructed house from KHB vis-à-vis getting a developed site. Ascertaining the opinion,
expectations, perceptions and impressions of the residents in this regard.

•

The procedure followed by KHB in allotment of vacant plots and sites ensuring fairness
and transparency. Percentage allotment of both houses and sites and comparison of the
same with the reservation norms stipulated by the competent authorities. To examine
deviations if any in the process of allotment.

•

The number of persons who are allottees, currently staying in the houses and number of
houses that have been rented out.

•

Number of houses that have been altered, dismantled or modified by the allottees before
they occupy to match with their requirements.

•

Reasons for alterations, re-building, modification or improvement to the houses by the
allottees once handed over by KHB to them.

•

Opinion / perceptions / expectations / impressions of the residents of the houses with
regard to quality of construction, design of house, infrastructure services viz., water
supply, sewerage, street lighting, storm water drainage, road network and communication
network including environmental aspects considered for planning and implementation.
Further, to ascertain the seepage & leakage problems in the houses and in how many
houses such problems persist.
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•

Number of houses constructed by site allottees in the allotted sites and number of sites
still vacant.

•

Opinion / perceptions / expectations / impressions of the site allottees with regard to
quality of construction in road formation, drainage, water supply, power supply,
development of parks and playgrounds etc., The procedure / system adopted in
maintenance of the layout with regard to road maintenance, water supply, sewerage,
street lighting, storm water drainage, communication network etc.,

•

Eliciting opinion of site & house allottees with respect to rates fixed by KHB when
compared with the prevailing market rates at that time for the similar type of
measurements. (Financial Aspects). KHB normally fixes the selling price for both sites
& plots considering the land cost, land development cost, construction cost of houses,
interest during implementation period, PoP expenses, administrative expenses to before
put to tender. In the Biddapur project, the allotment rates for sites & houses fixed by
KHB are as follows :
Category

A. Sites*
LIG
MIG
HIG
B. Houses **
LIG
MIG
HIG

Allotment rates for sites & houses
Measurement Measurement Rate/sft. (Rs.)
(smtr.)
(sft.)

108
135
216

1168
1453
2324

300
300
300

Total cost (amount
paid by different
categories of site
owners and house
owners) (in Rs.)
3,48,624=00
4,35,780=00
6,97,248=00
9,06,129=00
10,62,731=00
16,22,197=00

Source : KHB, Bangalore

Note : (*) – This indicates the cost of sites is inclusive of (i) land cost and (ii) land
development cost only.
(**) – This indicates the cost of houses is inclusive of (i) land cost (ii) land development
cost and (iii) building construction cost.

**__**
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Section -6 : Objectives & Issues for Evaluation
6.1

Objectives of the Evaluation Study
The objectives of the Evaluation Study are as follows :


To assess the compliance of all the milestones under the project in the stipulated
time.



To assess the achievement of objective of KHB with the implementation of this
housing project at Biddapura, Kalaburagi district.



To assess process of allotment of sites and houses and transparency followed by
KHB.



Perceptions and satisfaction of the occupants with regard to services provided by
KHB in the layout.


6.2

To assess any violations of agreements signed with KHB by the occupants of sites
and houses.

Scope of evaluation and period of reference
The scope of the study is limited to the Evaluation of Composite Housing Scheme in
Airport Land at Biddapur, Kalaburagi in an extent of 150 acres & 6 guntas. This land also
covers surrounding villages of Biddapur. The scope of evaluation specifically comprise
composite housing project at Biddapur wherein layout development, houses construction
have been taken up as part of the project.

6.3

Coverage & Sample size
As per the ToR, coverage & sample size would be :
a) Focussed Group discussions on eliciting opinion from the site allottees
b) 100% coverage of allottees, those who are currently residing in the houses
c) 50% coverage of tenants, those who are also residing in the Biddapur layout.

6.4

The main stakeholders
The main stakeholders for the study are as follows :

KEA
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A sample of allottees of sites

•

Allottees of houses those currently occupied

•

A sample of Tenants
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6.5

•

Karnataka Housing Board (KHB) – Head Office, Bangalore

•

Karnataka Housing Board (KHB) – District Office, Kalaburagi

•

The contractors for the project

Evaluation of the housing project in terms of parameters viz, Effectiveness,
Efficiency, Economy Administrative processes etc.,
The Study will evaluate the following :


Program effectiveness



Efficiency



Economy



Administrative processes



Program/scheme output



Outcomes from perspective of various stakeholders

The evaluation study covered from the perspective of various stakeholders viz., Allottees of sites,
Allottees of houses, KHB, other related Government Departments in this regard.
6.6

Specific objectives for the evaluation study and necessity of refinements to the
objectives listed in the ToR
The specific objective of the evaluation are as follows:



To assess whether the composite housing project at Kalaburagi has been implemented
based on demand from the public for the sites & houses and implemented by KHB at
Kalaburagi district.



The design aspects of houses under all categories



To assess neighbourhood planning principles adopted for leaving spaces for roads, open
spaces, parks & playgrounds, civic amenities etc., in the layout.



To assess and ascertain quality in construction of layout comprising roads, drains,
sewerage, parks & play grounds, street lights etc., Further, opinion on quality in houses
based on the opinion and perception of the allottees.
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To assess the planning principles adopted and orientation of buildings proposed in the
layout with respect to its current environs.



To assess the availability of civic amenities / socio-economic facilities that are essential to
the both type of allottees.



To evaluate mechanism adopted by KHB in allotment of sites and houses to the intended
beneficiary and the process of transparency.



To elicit opinion of beneficiaries / allottees about the facilities created in the layout and
also their suggestions for improvement and adopting the same in other future projects
taken up by KHB.



To assess the compliance of all the milestones under the project in the stipulated time.



To assess implementation of the project in conformity to the project document i.e.
Detailed Project Report.



Land for the project and comparison of land cost with SR guidance rate.



To assess convenience of the project with respect to its location, distance from the city,
availability of socio economic facilities viz., hospital, schools & colleges, commercial
establishments, entertaining facilities, hotels & restaurants etc., Availability of basic
amenities viz., provision store, vegetable shops, laundry, book shops, health care
facilities, various government office branches / counters viz., counter for electricity,
water, telephone bill payment, tax office etc., Ascertaining the opinion, expectations,
perceptions and impressions of the residents in this regard.



To assess the safety and security measures prevailing in the locality for the benefit of
residents. Ascertaining the opinion, expectations, perceptions and impressions of the
residents in this regard.



The criteria followed in deciding the number of houses to be constructed in the layout
when compared to total number of 1592 vacant plots developed in the layout.
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Ascertaining and analyzing the preference of allottees with regard to getting a fully
constructed house from KHB vis-à-vis getting a developed site. Ascertaining the opinion,
expectations, perceptions and impressions of the residents in this regard.



The number of persons who are allottees, currently occupied in the houses and number
of houses that have been rented out.



Number of houses that have been altered, dismantled or modified by the allottees before
they occupy to match with their requirements. Reasons for alterations, re-building,
modification or improvement to the houses by the allottees once handed over by KHB to
them.



Number of houses constructed by allottees in the allotted sites and number of sites these
sill vacant. Opinion / perceptions / expectations / impressions of the allottees of sites
with regard to road formation, drainage, water supply, power supply, development of
parks and playgrounds etc.,



To assess further demand for more housing projects at Kalaburagi based on the outcome
of the survey.



To assess and include suggestions / perceptions of the beneficiaries to incorporate the
same in such housing projects taken up by KHB in the near future.



Overall to assess the achievement of objective of KHB with the implementation of this
housing project at Biddapura, Kalaburagi district.



Comparison of cost of each category of sites & house with those sites & houses
developed by private estate agencies.

6.7

Comparison of each category of site & house with private agencies
Efforts are made only to compare the site cost of KHB with the site cost (prevailing at
that time) of private agencies and cost of houses is not compared. This is because cost of
houses of KHB would be different and cannot be comparable due to following reasons:
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-

The houses built by KHB are similar in measurement, specification, design plan under
each type of category, whereas individual house constructed by a private agencies will
differ from KHB house with respect to measurement, design plan etc.,

-

Materials specifications of KHB houses are different from private houses.

-

The typology of both type of houses will not be uniform and hence not comparable.

Under the circumstances, only the cost of sites of KHB are compared with sites developed by
private agencies. It can be noted that, the prevailing site costs of private developers was in the
range of Rs.400 to Rs.500 sft. for the sites developed in and around Biddapur layout. For the
purpose of comparison the average cost at Rs.450 is considered to calculate site cost of different
categories and for comparison with those developed by KHB. The details are furnished in the
Table 6.8:
Table 6.8: Comparison of Site cost of KHB with those developed by private developers
Particulars

A : Sites
LIG
MIG
HIG

Measurement
(sft)

1163.08
1452.60
2324.16

Total cost of the property
payable to KHB (Rs.)
Rate
300
300
300

B : Houses*
LIG
MIG
HIG

Amt.

Cost of site developed
by Pvt. Developers
Amt.
523386
653670
1045872

348924
435780
697,248

Rate
450
450
450

9,06,129
1062731
1622197

Not comparable
Not comparable
Not comparable

Source : KHB, Bangalore

Note (*) : Cost of houses of KHB cannot be compared with houses constructed by Pvt.
Developers as the built-up area, specifications will be different from one to
another.
6.8

Comparison of land use pattern followed by KHB (% of marketable land and nonmarketable land) with the land use pattern adopted by some private developers.
The evaluation study requires comparison of land use pattern followed by KHB (% of
marketable land and non-marketable land) with the land use pattern adopted by some
private developers. Generally the layouts are developed as per the land use norms of the
local urban development authority. In this case, Kalaburagi Urban Development
Authority (KUDA) has been the Government authority who has given in principal
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approval for implementation of Biddapur housing project by KHB. The land use pattern
adopted by KHB for Biddapur housing project is as per the guidelines stipulated under “
Town & Country Planning act, Government of Karnataka “. It is ascertained that, KHB
has adopted minimum norms of the act & accordingly land use pattern has been followed
for Biddapur layout project & the same has been approved by Kalaburagi Urban
Development Authority (KUDA). The land use pattern followed is furnished in the
Table 6.9.
Table 6.9 - Land use analysis: Biddapur Layout Project
Total land 150 A – 06 G (607982.29 smtr.)
Sl.
No.
A
1
2
B
1
2
3

Usage Type

Area (smtr.)

Marketable
Residential
Commercial
Sub Total – A
Non marketable
Civic Amenities (CA)
Parks & Open space
Roads
Sub Total –B
Total A+B

% to
total

308490.16
18026.44

50.74
2.97
53.71

26808.62
61971.52
192685.35
281165.49
607982.29

4.40
10.20
31.69
46.29
100

Source : KHB, Bangalore

It can be noted that, as per the norms the minimum percentage area for civic amenities
should be 5% and for parks and open space it is 10%. However, it can be observed that, in
respect of civic amenities the actual area earmarked is 4.40% which is slightly lesser than
the minimum area of 5%. Further, in respect of parks & open spaces it should be a
minimum of 10% whereas actual allocation is 10.20%. However, it can be observed that,
in respect of roads quite sufficient space (31.69%) is earmarked. Overall, the percentage
of marketable land should not exceed 55% and percentage of non-marketable land should
not be less than 45%. Applying this norm to Biddapur layout it can be observed that,
the percentage of marketable land is only 53.71% < 55% and percentage of nonmarketable land comprising civic amenities, parks & open spaces and roads
is 46.29% which is more than minimum of 45% stipulated as per the norms. Hence
it is acceptable.
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With regard to land use pattern adopted by private developers, the matter was discussed in
detail with the authorities of Kalaburagi Development Authority and informed that, the
layout planning norms are uniform and are common whether it is a government agency or
private developer. Even the private developer has to follow the stipulated norms as per
the Act in formation of layout and there is no relaxation to anybody in any manner in this
regard.

**__**
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Section –7 : Evaluation Design
Scope of the Study, Coverage & Sample size and Techniques
a)

Scope of the Study
The scope of the study is limited to the Evaluation of Composite Housing Scheme in
Airport Land at Biddapur, Kalaburagi in an extent of 150 acres & 6 guntas. This land also
covers surrounding villages of Biddapur. The scope of evaluation specifically comprise
composite housing project at Biddapur wherein layout development, houses construction
have been taken up as part of the project.

b)

Coverage & Sample size
KHB has developed layout wherein a total of 1592 sites have been developed. Out of
1592 sites 1289 were earmarked for allotment to the intended site allottees and 303 sites
were earmarked for construction of houses, which further allotted to intended house
allottees.
The scope of evaluation comprise eliciting opinion of sample site allottees and sample
house allottees at Biddapur. In addition to this, it is also required to collecting opinion
from the tenants who are currently residing in the layout. Out of 303 houses currently 163
allottees are occupying themselves in the houses and the remaining 140 houses are
occupied by tenants. As per the ToR, it is required to cover all the 163 house allottees
i.e. 100% and atleast 50% of the tenants i.e. 70 for opinion collection. The details of sites
and houses developed in the layout are furnished in the Table-7.1
Table -7.1 :
Category

LIG-I
LIG-II
MIG
HIG-I
HIG – II

Plot Size

Plots
earmarked for
site allottees

% to
total

Plots for
construction
of Houses

12.00 x 9.00 M
9.00 x 12.00 M
9.00 x 15.00 M
15.00 x 24.00 M
12.00 x 18.00 M
Total

64
339
216
278
392
1289

1.0
27
17
23
32
100

160
127
16
303

Total No.of
Plots
No.
%age to
Total
64
4
499
31
343
22
278
17
408
26
1592
100

Source : KHB, Bangalore
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Further, out of 1289 sites earmarked for allotment to the site allottees comprise plots for all
categories viz., LIG –I, LIG-II, MIG-I and HIG-II. A total of 403 plots (28%) have been
earmarked for LIG-category, 216 for MIG (17%), and 576 for HIG category (55%). The details
are furnished in the Table -7.1.
c)

Techniques



A focused group discussion with the sample allottees to elicit the opinion during the field
visits.



A structured bilingual questionnaire to elicit the opinion from the allottees of houses and
tenants living in the houses during the field visits.



Indepth interaction with executives of Biddapur Housing Colony Associations currently
named as Akkamahadevi Housing Society regarding facilities, amenities provided in the
layout.



Indepth interaction with the house allottees and a sample of site allottees to collect views in
respect of overall quality of construction in the layout as well as in the houses. Views of the
respondents were also collected with respect to quality in water supply system sewerage,
street light, storm water drainage, road network & communication network, transport
facilities, availability of common facilities, environmental aspects, health & safety aspects
considered during plan and implementation.



The required information with respect to layout development comprising Detailed Project
Report, tender document, layout drawings, building drawing, prescribed land use norms of
the government, buildings set back norms as per the Town and Country Planning Act etc.,
were collected from the field office i.e. KHB at Kalaburagi.



Collection of information from Kalaburagi Urban Development Authority (KUDA) to
know the information on how many projects completed by the organization since inception,
no. of projects on hand, no. of pending applications with KUDA to ascertain the overall
housing requirement in Kalaburagi.



Discussions with the officers of Kalaburagi City Corporation to ascertain no. of houses that
have come up in the vacant plots at Biddapur layout, as City Corporation is the plan
approval authority in Kalaburagi.



Information on Sub-Registrar’s Guidance Rate and also market rates for bulk lands and also
sites prevailing at that time were collected from the officials of KHB local office,
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Kalaburagi City Corporation, Kalaburagi Urban Authority and also local real estate
agencies.


Before deputing the survey team to the field, TECSOK had prepared bilingual
questionnaires for data collection. Suitable training was given to survey team to elicit
information.



The survey team comprise team leader with other team members viz.,

supervisors,

investigators etc., During survey repeated visits were made (2 to 3 times) to contact the
beneficiary as some of them were not available at first visit.
d)


Tools for data collection
Collection of required information from implementing agencies related to project planning,
time line for implementation, allocation of funds, implementation mechanism, project
monitoring, third party inspection, check measurement etc.,



Eliciting opinion of site allottees through focus group discussion. With respect to no. of
attempts, purpose of application made, opinion on suitability of the location, road network,
maintenance and other infrastructure.



Eliciting the opinion of the respondents i.e. allottees of houses separately with regard to
quality in construction in the houses and also in the layout. The questionnaire covers
questions viz., name & address of the allottees, social background, occupation, range of
annual income, attempts made for allotment of houses, current occupancy, purpose of
application made, opinion infrastructure facilities / quality in construction / seepage or
leakage in the house / modifications if any/ reasons for modifications or alterations /
amount spent for modifications / preference of site or house etc.,



Eliciting the opinion of the respondents i.e. tenants separately with regard to adequacy of
facilities in the houses and also in the layout.

**__**
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Section - 8 : Evaluation Methodology
Various tools and procedures were adopted by evaluation team to conduct evaluation work d. The
methodology followed for the study comprises obtaining responses from the beneficiaries i.e. site
allottees , house allottees and Tenants as well as other stakeholders. The Evaluation method
adopted is presented as below :
8.1 Methodology


The study was taken up in participating measures & with an overall consultative
approach . Efforts were made to adhere to highest quality standards & had endeavored at
all times to meet the evaluation expectations to confirm to the quality of deliverables
expected under this assignment.



Interplay of both quantitative & qualitative method was adopted to secure primary
information. Key methodical imperatives such as household visits , interview method &
in depth interactions were leveraged to capture experiences & perceptions of project
beneficiaries i.e site allottees & house allottees as well as tenants & other key stake
holders.



As per the ToR, 100% allottees, those who are currently occupied in the houses , i.e 163
allottes out of 303 are covered . Further 50% of the tenants , i.e remaining 140 were
tenants & 50% of them is 70 nos, however 90 persons have been covered . A random
sample of site allottees covering 258 persons was also covered as part of the study.



The opinions elicited were with respect to infrastructure created, in the layout, quality in
construction of houses, adequacy of facilities created in the houses locational suitability &
convenience of the layout in terms of availability of health care, general, commercial,
school / colleges transport facilities in the layout.



Under qualitative method , 5 focus group discussions (FGD’s ) for site allottees , 253 indepth interviews (IDI’S ) comprising 163 house allottes and 90 tenants were conducted
to acquire insights on key aspects of planning & execution of composite housing project
at Biddapura. In depth interviews were also taken with implementing officials (both head
office & district of KHB ), KUDA, KCC , airport authorities

and other related

departments
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The abstract of coverage of respondents is furnished as below :
Table 8.1 : Abstract of coverage of respondents at Biddapur layout

Sl. Particulars Prescribed sample
No.
size as per ToR
1 Allottees of Focused
Group
sites
Discussion
with
sample beneficiaries
2 Allottees of 100%
coverage
houses
those
currently
residing in the layout
3 Tenants
50% coverage those
currently residing in
the layout



Respondents covered

% coverage

Focused Group Discussion with
sample beneficiaries (258)

20% Coverage

Currently 163 allottees
(out of 303) covered

100% coverage

Currently 140 (out of 303)
tenants are residing and
minimum 70 to be covered.
However, a total of 90 persons
covered during survey.

65% coverage

Three types of structured interview schedules were developed separately to elicit opinion
from site, house allottees & house tenants. These were pretested prior to use in the actual
field situation . For the purpose of qualitative study, a question guide was developed for
undertaking FGD’s and for the purpose of undertaking IDI’s, appropriate check-list was
developed. The analysis of quantitative data was carried out using appropriate statistical
methods.



The detailed assessment includes documenting the current stage of implementation of the
housing project, conducting the Focussed Group Discussions (FGDs) with the beneficiaries
and then canvassing structured questionnaire survey to assess the success of it.



The filled in questionnaires in both cases were verified by TECSOK team for its
completeness and wherever the gaps found the same were resent to filling the gaps
accordingly.



Indepth interactions with executives of Biddapur Housing Colony Association currently
known as Akkamahadevi Housing Society regarding facilities, amenities, road formation,
water supply, sewerage system, power supply, safety and convenience aspects in the layout.
Further, discussion were also held with regard to maintenance of the various infrastructure
viz., Roads, Drainages, Street lights, Water supply, Power supply, Solid waste disposal,
etc.,
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Reference made to the important documents viz., Detailed Project Report, tender document,
layout drawings, building drawings, prescribed land use norms of the government,
buildings set back norms (as per the Town and Country Planning Act) etc., were collected
from the district office i.e. KHB at Kalaburagi.



Reference made to details pertaining to demand survey, including calling of expression
of interest from the allottees, number of applications received from the public for house and
also sites overall process of allotment including cancellation, refund & pending applications
with KHB etc., were collected from the KHB, Head office, Bangalore.



Obtaining information from Kalaburagi Urban Development Authority (KUDA) to know
the information on number of projects completed by the authority since inception, no. of
projects on hand, no. of pending applications with KUDA to ascertain the contributions to
the housing requirements of the city.



Discussions with the officers of Kalaburagi City Corporation to ascertain no. of houses that
have come up in the vacant plots at Biddapur layout, as City Corporation is the plan
approval authority.



Discussions with the officers at Head Office, KHB, Bangalore to collect information on
Acts, Policy matters, Guidelines for land acquisition & site allotment, reservation policy for
allotment etc. and Engineering Department with respect to implementation , problems and
issues pertaining to implementation of the works. Information on ownership of the land, the
transaction cost of land etc.,



Information on Sub-Registrar’s Guidance Rate and also market rates for bulk lands and also
sites prevailing at that time were collected from the concerned offices.



Taking photographs of the works specifically special cases of works.



Conducted survey systematically under the leadership of team leader who was ably
assisted by supervisors and investigators.



It can be noted that , during survey repeated visits were made (2 to 3 times) to contact the
beneficiary as some of them were not available at first visit and in certain cases there was a
little bit of reluctance in providing information by the allottees However, the team could
able to convince them to get the correct information as required for the study.
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With regard to assessing whether the housing project at Biddapur was initiated by KHB
based on market survey or not, the required information was collected through DPR where
it has covered all the aspects of demand survey and analysis of housing scenario prevailing
at that time .



The information on neighbourhood planning completed in respect of layout was also
assessed through verification of design drawings prepared by Architects and same was
compared with prescribed norms according to the Act of the competent authority (Town &
Country Planning Act referred).



With regard to alterations to houses done by the allottees, it was discussed in detail during
field study and required data was collected in the questionnaire. Further, the reasons for
alteration, opinion on design plan, adequacy of facilities and quality of materials used
particularly in kitchen, bath & toilet and overall quality of materials used in the houses,
opinion about leakages and seepage problems if any , all such information were collected
from the allottees in the structured questionnaires.



The data collected in the questionnaire from respective

site, house and tenants as

respondents were analysed by using appropriate statistical techniques. Adequate weightage
was given to both primary and secondary data apart from interactions / discussions with
officers of KHB . Based on the analysis of data, report is prepared to answer all the ToRs /
objectives of the study and given appropriate recommendations. The opinion and views
gathered and data collected were validated, analysed for generation of this Report.
Questionnaire formats viz (i) House Allottees (ii)Tenants and (iii) site allottees

are

enclosed as Annexe 2, 3& 4 respectively.
8.2 Evaluation Questions

a)

Was the project being evaluated conceived on the demand of people who insisted that
the Karnataka Housing Board (KHB) develop a housing colony in

the project area?

If not, what were the factors that conceived the project?
b)

Has the project been implemented as per plan in terms of (a) Cost, (b) Timelines and
conformity with the project document (DPR)? If not, where have been the overruns?
How can these be avoided in future?
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c)

Have the Neighborhood Planning Principles that were followed in the project
including its effectiveness and organising spaces for residential, commercial, parks,
playgrounds, civic amenities/community centers etc. been followed in the project?
What is the perception of allottees about it?

d)

What was the land rate at the time of purchase of land from Airport Authority of
India? Was it below or above the guidance value prevailing at that time? Please
elaborate.

e)

What are the health, safety and convenience facilities of the project? What is the
perception of allottees about it?

f)

Was any criteria followed in deciding as to how many houses will be constructed in
the project area of KHB and how many sites be developed for allotments? If not, what
would be a criteria for doing so?

g)

What is the preference allottees with regard to getting a fully constructed house from
KHB vis-à-vis getting a developed site?

h)

How were the houses/sites in the project allotted? Was it fair and transparent? Was the
reservation policy followed in allotment?

i)

How many of the 303 houses completed have been occupied? How many of the
occupied once have been done by the allotteess and in how many the residents are
relatives, lease holders or tenents of allottees?

j)

Amongst the houses that have been occupied by allottees only, how many have been
occupied after altering, dismantling and building or improving the structure handed
over?

k)

Why did they go for alteration, re-building and improvement?

l)

What is the opinion of the residents of the houses with regard to the quality of
construction, and design of house, infrastructure services viz. water supply, sewerage,
street lighting, storm water drainage, road network and communication network
including environmental aspects considered for planning and implementation? Are the
houses seepage and leakage free? If not, in how many houses the problem persists?
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m)

How many of the 1289 sites allotted the allottee is constructing/has completed the
houses and how many sites are still vacant? Have any of these house constructed very
much similar to the design of KHB ?
Out of 1289 sites allotted for site allottees to construct houses on their own, 254
houses have come up in the Biddapur layout. This indicates that, only 20% of the site
allottees have constructed the houses and nearly 80% of the remaining site allottees
are yet to taken up house construction. The reasons for delaying for the house
construction by this 80% group has been discussed in detail vide

n)

With regards to sites, what is the perception of allottees regarding the development
done? What suggestion can be given for future projects to be smooth in execution and
meet the expectation of all the stake holders ?

8.3

Formulation of Hypothesis
For the purpose of evaluation the following few hypothesis have been analysed and
tested.
Hypothesis – 1 : Preference of of house allottees i.e. whether they prefer site or ready

a)

built house from KHB
Hypothesis : Morethan 80% of the house allottees would prefer ready built houses
ready-built houses from KHB rather than sites.
Analysis and Testing : The analysis inrespet of the above, based on the opinion
obtained during survey indicates that only 17% of the house allottees ( out of 163 total
house allottees who are the respondents) preferred sites, whereas remaining 83% of
them preferred ready-built houses. The analysis and testing is as follows :
Table-8.2 : Preference of allottees – whether site or house from KHB
Particulars
LIG-II (E/W)
LIG-II (W/W)
MIG (E/W)
MIG (W/W)
HIG-II (E/W)
Total

Preference for site
No.
%
14
8
3
2
0
27

Preference for house
No.
%
51
51
9
11
14
136

22
14
25
15
0
17

78
86
75
85
100
83

Total
No.
65
59
12
13
14
163

%
100
100
100
100
100
100

Source : KHB, Bangalore
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Hence, the hypothesis is proved.
b)

Hypothesis-2 : No. of houses that have come up in the total vacant plots
Hypothesis : More than 20% of sites allottees would construct houses on their own.
Analysis and Testing : The analysis in respect of the above, based on the observation
during survey indicate that, exactly 20% of the total site allottees, i.e. 254 persons (out
of 1289 site allottees) have constructed houses in the plots allotted to them by KHB.
Hence, the hypothesis is proved.

c)

Hypothesis-3 : No. of houses occupied by the house allottees themselves and how
many rented out.
Hypothesis: More than 50% of the house allottees would prefer to stay immediately
after the allotment by KHB.
Analysis and Testing : The analysis in respect of the above, based on the opinion
collected from the house allottees / respondents during survey indicate that, more than
50% i.e. 54% of the house allottees (163 out of 303) have occupied the houses allotted
to them in both east and west wings of the layout under all the three categories
(combined occupancy). The analysis and testing is as follows :
Table - : 8.3 : No. of houses occupied by the house allottees themselves
(Combined Occupancy)
Occupancy
type

Allottee
Tenant

Total

HIG

MIG

EW WW Total EW WW
14
0
14
59
13
2
0
2
33
22
16

LIG
Total
72
55
127

EW
65
66

WW
12
17

Total
77
83
160

Combined
occupancy
%
Total
54
163
46
140
100
303

Source : KHB, Bangalore

Note : EW : East wing, WW : West wing

Hence, the hypothesis is proved.
d)

Hypothesis-4 : No. of houses those have been altered / modified before they
occupied by the house allottees.
Hypothesis : A minimum of 65% of the house allottees would undertake alterations /
modifications to their allotted houses because of additional facilities, conveniences
and comforts.
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Analysis and Testing : The analysis in respect of the above, based on the opinion
collected from the house allottees / respondents during survey indicate that, only 55%
of them (90 out of 163) have undertaken alterations / modifications to the houses
allotted to them.
Hence, the hypothesis is disproved.
e)

Hypothesis-5 : No. of houses having leakage / seepage problems
Hypothesis: A minimum of 55% of the total houses allottees do not have leakage
problems.
Analysis and Testing : The analysis in respect of the above, based on the opinion
collected from the house allottees / respondents during survey indicate that, only 46%
of the total houses did not have leakage / seepage problems as expressed by the
respondents, which is also analysed and depicted graphically as follows :
Graph : No. of Houses having leakage / seepage problems

Hence, the hypothesis is disproved.

**__**
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Section – 9 : Data Collection & Analysis
The data and information sources for the study would be as follows:

(a)

Primary Data

(b)



Karnataka Housing Board,



Housing Department, GoK



Kalaburagi City Corporation



Kalaburagi Urban Development Authority



Kalaburagi Airport Authority

Secondary Data
The secondary Data would be based on the secondary information i.e published data with
respect to houses and this would be utilized for the study.

(c)

Data Analysis
The data collected in the questionnaires from respective respondents were analysed by
using statistical technique.
Data collected from the field level will be verified and validated. The different steps
involved in data analysis are as follows:
•

Validation of data for completeness and veracity

•

Data segregation & grouping

•

Data entry and processing

•

Analysis of data required for drawing inferences

•

The analysed data would be presented in the report using various tools viz., pie chart,
ratios, percentages and other financial & statistical tools.

(d)

Study Limitations
The study has the following limitations :

• The study is based on the data provided by Karnataka Housing Board, data collected from
secondary sources and based on interactions with the officers of KHB at Head Office,
Gulbarga office, local residential associations, other local governments viz., KUDA, KCC
etc., Based on the outcome of data findings, interactions / discussions, recommendations
are made in the study.
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• The Evaluation Study is limited to Biddapura layout with an extent of 150 acres and 6
guntas and comprising 1239 sites and 303 houses.

• The Evaluation is thus limited / confined to opinion of the respondents comprising house
allottees, rented persons and site allottees from Biddapura layout only and not the opinion
of others located in the surroundings of the Biddapur layout or any part of Kalaburagi
city.

**__**
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Section - 10 : Project Findings & Discussions
Project findings can be two types viz., (i) Project related findings and (ii) Outcome related
findings. The details of findings and related discussions are presented as below :
10.1

Project related findings

10.1.1 Project Conceptualisation and rational behind implementation of the project
The composite housing project has been implemented in 150 acres and 6 guntas of land
with modern facilities. The required infrastructure facilities including roads, water supply,
power, storm water drainage, sanitation system, communication etc., have been provided
as part of the project. Before implementation of the project KHB has undertaken detailed
survey of the proposed location to ascertain suitability of it developments in the
surroundings and its environs.
KHB also conducted a dipstick study and also gave a paper advertisement for inviting
expression of interest from the intended buyers to assess the demand for sites and houses
in the proposed layout at Biddapur. In response to the dipstick study and advertisement,
KHB received expression of interest from 3189 aspirants of which 1993 for sites & 1196
for houses. The details of expression of interest for sites and houses received are
furnished in the Table 10.1.

Sl.
I
II

III

KEA

Table – 10.1: Demand Analysis for Sites & Houses at Biddapur
Particulars
Total Expression of Interest received (for sites & houses)
Sites
1. No. of sites developed for allotment (both corner & intermediate)
2. No. of corner plots
3. No. of plots allotable on discretionary quota
4. No. of sites available for allotment (intermediate sites but excluding
corner sites and No. of plots allotable on discretionary quota)
(Sl.No.1-2-3)
5. Expression of Interest received for total sites of 929
Houses
1. No. of houses developed
2. No. of houses allotable on discretionary quota
3. No. of houses available for allotment (excluding discretionary quota)
(Sl.No.1-2)
4. Expression of Interest received for allotment of 272 houses
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Conclusion :
It can be concluded that, as there was demand for site & houses, the project being
evaluated was conceived on the demand of people and accordingly KHB implemented
composite housing project at Biddapur in Kalaburagi.
10.1.2 Time over run and cost overrun if any in implementation of the project
a)

Estimated cost, contract amount of the project
The total cost of the project comprising land cost, development of layout and construction
of buildings was estimated at Rs.55.94 Crores. The entrustment amount / contract amount
to the Contractor was Rs.42.09 crores.

b)

Approvals for the project
KHB obtained the necessary approvals including the tender proceedings from the
Government vide order No.DOH/281/KHB/2006, Bangalore dated: 19-09-2006.

c)

Project implementation
KHB had selected an Architectural agency for preparation of layout plan and design of
houses. Detailed Project Report compiled Design drawings for the various category of
houses, design drawings for layout formation, Bill of Quantities, specifications of work,
Tender document for selection of contractor etc., (The design of buildings are enclosed at
Annexe-6 &Approved Layout Plan is enclosed as Annexe -7 ).
The Date of commencement of the project was 15-11-2006 and Date of completion was
13-03-2009. The total time taken was 2 years 4 months. The stipulated time for
completion of the project was 18 months as per the agreement. Hence, there was time
over run by 10 months in completion of the project.
As informed, the time over run was due to the following factors:
•

Delay in getting plan sanctions.

•

Delay in getting required consents and approvals.

•

Delay in getting approved drawings / working drawings from the architecs and delay
in approval of the same.

KEA

•

Delay in getting structural drawings.

•

Delay was also due to slow work progress because of encountering hard strata at site.
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•

Delay in shifting of power lines as it required approval of Chief Electrical
Inspectorate and as the power required was more than 2 MW.

However, there was no cost overrun while implementation of the project. This is due to
fact that, the project was agreed upon to be completed on lumpsum based fixed contract
and there was no provision for any escalations in the contract agreement.
d)

Site & House Allotment rates of KHB compared with private developers
The rates of sites and house fixed by KHB for Biddapur project are compared with rates
fixed by private developers prevailing at that time. It can be observed that, the rates for
sites were fixed at Rs. 300/sft. for different category of sties by KHB. Whereas the
prevailing market rates fixed by private developers were in the range of RS.450/sft.
Further, housing rates of KHB are not comparable with private houses, as specifications
of houses developed by private developers will be different and are not comparable. The
details are as follows :
Table : Site & House Allotment rates of KHB compared with private developers
Particulars

A : Sites
LIG
MIG
HIG

Measurement
(sft)

1163.08
1452.60
2324.16

Total cost of the property
payable to KHB (Rs.)
Rate
300
300
300

B : Houses*
LIG
MIG
HIG

Amt.

Cost of site developed
by Pvt. Developers
Amt.
523386
653670
1045872

348924
435780
697,248

Rate
450
450
450

906129
1062731
1622197

Not comparable
Not comparable
Not comparable

Source : KHB, Bangalore

Conclusion :
It can be concluded that, the project has been implemented as per plan interms of (a) cost
and conformity with the detailed project report which was prepared at that time. (b)
However, there was time over run by 10 months beyond agreed time of 18 months due to
certain delays in the project. The time over run could be avoided if proper planning is
made in getting all type of clearances, approvals and other required documents required
for the project. It is suggested that, KHB may consider this appropriately in its future
projects to avoid time over run and delays.
KEA
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10.1.3 Neighbourhood Planning Principles and land use analysis
a)

Importance of Neighbourhood planning principles.
The neighbourhood planning principles plans are very important in planning for a layout.
It will enhance the quality of life through better infrastructure and responsible for
cohesiveness among the occupants etc., To have such quality life and cohesiveness
among the occupants it is required to plan the layout according to neighbourhood
planning principles. A good layout might include the following as part of neighbourhood.
b) A neighbourhood plans can do the following :

•

Decide where and what type of development should happen in the neighbourhood

•

Promote more development than is set out in the local plan ; and

•

Include policies for example regarding design standards that take precedence over
existing policies in the local plan for the neighbourhood provided in the
neighbourhood plan policies do not conflict with the strategic policies in the local
plan.

c)

A neighbourhood plans cannot do the following :

•

Conflict with the strategic policies in the local plan prepared by the local planning
authority ;

•

Be used to prevent development that is included in the local plan; and

•

Be prepared by a body other than a parish or town council or a neighbourhood
forum.

Adoption of neighbourhood planning principles would enhance the quality and standards.
It gives opportunity for better quality of life, environment friendly, good ambience and
conducive environment.
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Box-2: Contents of neighbourhood planning principles

• The development of housing, including affordable housing and bringing vacant or derelict
housing back into use;

• Provision for businesses to set up or expand their premises;
• Transport and access (including issues around roads, cycling, walking and access for
disabled people );

• The development of schools, places of worship, health facilities, leisure and entertainment
facilities, community and youth centres;

• The restriction of certain types of development and change of use, for example to avoid too
much of one type of use (where this doesn’t conflict with the local plan);

• The design of buildings;
Protection and creation of open space, nature reserves, allotments, sports pitches, play

•

areas, parks and gardens and the planting of trees;

• Protection of important buildings and historic assets such as archaeological remains ; and
• Promotion of renewable energy projects such as solar energy and wind turbines.
Source : Standard Document browsed through website.

KHB has followed most of the neighbourhood planning principles in implementation of the
project. Comparing with the normal contents of the planning principles (as indicated above),
KHB has adopted the following principles :

• The project has been affordable to both site & house allottees as the selling prices were little
lesser than the market prices for the similar structures prevailing at that time (land price at
Rs.300/-sft. whereas prevailing market value was in the range of Rs.450 to Rs.500 per sft. in
the surroundings of Biddapur).

• While design of houses provision is made for expansion of premises in respect of HIG
category. However, incase of MIG & LIG category provision is made for construction of
staircase by the allottees.

• The layout is provided with wide and good network of roads and is very convenient for
movement of people including children, disabled people, senior citizens etc., staying in the
layout. Good number of vehicles including KSRTC, autorickshaws etc., are plying to the
KEA
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layout and providing frequent connectivity to other locations of the city. As the ring road
passess through the layout it provides excellent access from different directions.

• A private degree college namely has come up adjoining main road and double road in the
layout. two to three clinics are established, 17 parks and 3 play grounds have been planned in
the layout. At west wing there is a Ranga Mandhira has come up in the park area.

• The design of buildings are as per the set back requirements and within the permissible FAR.
Provision is made for future construction as the existing FAR is almost 50% only in all
category of houses
d)

Land use analysis

The design considered spaces for various utilities and followed neighbourhood planning
principles in the layout. The total land proposed for the project was 150 acres and 6 guntas
(609782.29 smtr).
Out of 609782.29 smtr, the % area earmarked for residential, commercial, CA sites, parks &
open spaces was 308490.16 sq. mtrs. (50.74%), 18026.44 sq. mtrs. (2.97%), 26808.62 sq. mtrs
(4.41%), 61971.52 sq. mtrs (10.10%) and

192685.35 sq. mtrs. (31.69%), respectively. The

abstract of the land use analysis is furnished in the Table 10.2 and also depicted vide Graph 10.1:
Table : 10.2 - Land use analysis
Total land 150 A – 06 G (607982.9 smtr.)
Sl.
No.
A

Usage Type

Area environment
(smtr.)

Marketable

1

Residential

308490.16

50.74

2

Commercial

18026.44

2.97

Sub Total – A

%

53.71

B

Non marketable

1

Civic Amenities (CA)

26808.62

4.40

2

Parks & Open space

61971.52

10.20

3

Roads

192685.35

31.69

Sub Total –B

281165.49

46.29

Total A+B

607982.29

100

Source : KHB, Bangalore
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Graph : 10.1 – Land use Analysis

e)

Floor Area Ratio (FAR)
The houses constructed in the layout are single storied RCC roof structures in all
category of houses. In case of LIG-II and MIG houses, staircases are not provided in the
design plan and accordingly same has been executed. However, in respect of HIG-II
houses, the design plan considers with internal staircase and accordingly the houses have
been constructed by KHB. The Built-up area is varying from one category to another
category. However, the built-up area is almost same for the houses in a particular
category facing whatever may be the direction. The provisional location of space ( under
LIG & MIC category of houses ) left out for future staircase construction is different
and based on the facing / orientation of the house.
As per the Zonal regulations, the permissible FAR for residential sites up to 240 sqm. and
between 240 & 500 sqm. is 1.25:1. Here, 1.25 represents total building area and one
represent total site area. This means the ratio of building area and land area should be
within 1.25. To illustrate this consider HIG-II to explain the FAR. In this case, the total
site area is 216 smtr. and actual building constructed is 126 smtr.
Permissible FAR

1.25:1

Actual FAR
i.e. actual FAR

97.45 smtr. : 216 smtr.
0.58 :1

This indicates that 0.58 is < permissible FAR of 1.25 and is acceptable.
Similarly, for LIG-II house set back has been worked out as follows :
Permissible FAR
1.25:1
Actual FAR
i.e. actual FAR
KEA
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This indicates that 0.62 is < permissible FAR of 1.25 and is acceptable
The FARs for all remaining category of houses have been worked out and tabulated in
the table – 10.3.
Table 10.3 : Comparison of actual FAR V/s. Permissible FAR
Sl.
No.

Category
of house

A.
1

LIG-II

2
3
4
B.
1
2
3
4
C.

f)

Site
Measu
rement
(Mtr.)

Direction
(facing of
the
house)

Builtup
area
(smtr.)

Site
Area

Actual
FAR

Permi
ssible
FAR

Remarks

9 x 12

East

55.04

108

0.51:1

1.25 :
1

Accepted as it is
< permissible
FAR

9 x 12
9 x 12
9 x 12

West
North
South

55.79
55.44
56.16

108
108
108

0.52:1
0.51:1
0.50:1

1.25 : 1
1.25 : 1
1.25 : 1

- do - do - do -

9 x 15
9 x 15
9 x 15
9 x 15

East
West
North
South

62.61
62.55
62.58
62.62

135
135
135
135

0.44:1
0.43:1
0.44:1
0.44:1

1.25 : 1
1.25 : 1
1.25 : 1
1.25 : 1

- do - do - do - do -

12 x 18
12 x 18

North
South

97.52
97.45

216
216

0.45:1
0.45:1

1.25 : 1
1.25 : 1

- do - do -

MIG

HIG

Buildings set back requirements
The Architects has proposed the design plans for each category of houses as per the set
back requirements of regulations of the Karnataka Town Country Planning Act, 1961.
The specified set backs are furnished in the Table 10.4.
Table 10.4 : Building set back requirements
Type
HIG-I 15m x 24m
HIG-II – 12m x 18m
MIG – 9.00 m x 15m
LIG-I - 12.00m x 18m
LIG-II –9 m x 12m

Front
2.25m
2.25m
1.75m
1.50m
1.00m

Rear
1.75m
1.75m
1.35m
1.00m
1.00m

Right
3.00m
2.00m
1.00m
1.00m
1.00m

Left
1.25m
1.00m
1.00m
1.00m
1.00m

Further, to safeguard the environment, public health and the general moral, social welfare and
orderly development of the township of the community, reasonable limitations on the use of land
and buildings are necessary. Hence, to meet this the layout is divided into a number of use zones
such as residential, commercial, civic amenities, parks & open spaces with its own zonal
KEA
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regulations. By providing setbacks around the buildings can enhance the good environment,
adequate light and air to the occupants of the dwelling units. The building designs plans were of
LIG (4 nos.) MIG (4 nos.) and HIG ( 2 nos.) ..

Conclusion :
It can be concluded that, KHB has followed neighbourhood planning principles while
planning the layout at Biddapur. The required spaces for the various facilities have been
considered and as per the minimum norms as stipulated by Town and Country Planning
Act.
In preparation of house designs also, it has followed the buildings minimum set back
requirements depending on the size of plot. This was mainly to safeguard the environment,
public health and the general moral, social welfare and orderly development of the
township of the community etc.,
10.1.4 Extent of land, its rate and comparison with SR Value
a)

Extent of land
The composite housing project at Biddapur has been implemented after purchasing land
from Airport Authority, Kalaburagi. Originally, the land was allotted to Kalaburagi
Airport Authority on behalf of Government of India to establish small scale Airport in
this location. The total extent of land with Airport Authorities was 214 Acres – 6 Guntas
However, the project was not taken up mainly for the two reasons viz., (i) The land was
so nearer to the city and (ii) The ring road developed by Kalaburagi Urban Development
Authority was passing at the centre of the airport land, rendering it not suitable for
runway and other infrastructure. Hence, the project was not taken up & the land was kept
under custody PWD, GoK.
As the land was most suitable for development of layout Karnataka Housing Board, took
a decision to implement housing project in this location and also a decision was made to
purchase land from the land owner. On behalf of Government of Karnataka, the then
Deputy Commissioner of Kalaburagi District was the Chairman for land purchase
committee and was incharge for any decisions making in this regard. The land purchase
Committee under the Chairmanship of Deputy Commissioner, Kalaburagi took a decision
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to purchase total land of 214 acres and 6 guntas from land owners and same was handed
over to Karnataka Housing Board.
b)

Land Cost
The land purchase committee headed by the then Deputy Commissioner, Kalaburagi
District negotiated with land owners and final rate fixed was Rs.2.90 lakh per acre.
Accordingly, the cost of 214 acres and 6 guntas of land works out to Rs.621.04 lakhs. In
the meantime, based on government decision a portion of land i.e 55 acres & 10 guntas
was transferred from KHB to High Court authorities for establishing a High Court
Circuit Bench at Kalaburagi.
The PWD authorities on behalf of land owners negotiated with the Housing Board
authorities and fixed land rate at Rs.8.65 lakh / acre and same was approved in the Board
of KHB. Accordingly the total amount accrued by sale of 55 acres & 10 gutnas was
Rs.477.91 lakhs. It can be noted that the purchase cost of the land was Rs.2.90 lakh / acre
and selling price was Rs.8.65 lakh / acre and in the process KHB gained Rs.5.75 lakh /
acre (Rs.8.65 lakh – Rs.2.90 lakh = Rs.5.75 lakh) and net gained amount from sale of 55
A-10G was Rs.317.68 lakhs (Rs.477.91 lakhs – Rs.160.23 lakhs). The details are given in
Table 10.5.
Table 10.5 : Net Land cost
1

Total cost of land (for 214 A – 6 G)

Rs. 621.04 lakhs

2

Deduct for net gained amount by sale of 55 A – 10 G

Rs.317.68 lakhs

3

Net land value

Rs.303.35 lakhs

4

Net gained amount

Rs.317.68 lakhs

5

Net land available

6

Land allotted for other departments

158 A – 36 G
(214A-06G -55A-10G)
8A – 30G

7

Net land available for Biddapur project

150A-06G

8

Net land value (150A-6G)

Rs.303.36 lakhs

9

Net land cost / acre (Sl.8/7)

Rs.1.91 lakh / acre

10 SR Guidance Rate

Rs.1.50 lakh / acre

Source : KHB, Bangalore
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Note :
1.

It can be observed that, the net land cost of Rs.1.91 lakhs /acre is nearer (only 20% more)
to SR Guidance rate of Rs.1.50 lakh/acre.

2.

It is informed that, the net gained amount from sale of land to High Court Authorities has
been reckoned / absorbed in the project cost thus further, reducing it. This indicates that
the cost of sites or house became more dearer to the allottees.

c)

Assessment of base cost of land for each plot and possible break up of plot value (Rs
300/-).
Efforts are made to work out the land cost per plot based on the total land utilized for the
project and total land value. Further from the total land extent, extent of marketable land
is computed and also extent of non marketable land is computed. Knowing the total land
cost of Rs.303.36 lakhs for 150 A – 06 G, it is possible to workout the land cost / plot
based on sft. basis. The details are given in Table 10.6:
Table – 10.6 : Assessment of Land cost for each site

Particu
lars

Measurement

Area
(sft.)

No.
of
site

Total area
(marketabl
e area)

Total
land for
the
project 150A 6G
(6540534
sft.)

Nonmarketa
ble land

Total
land
value
for
150A6G
(Rs.lak
hs)

Rate of
land
(Rs./sft.)
(total
land
value /
marketa
ble land)

Base
value of
land for
each
plot(Rs)

Cost of
plot
realise
d by
KHB
@
Rs.300
/sft.

(in
rmtr)

(in rft.)

LIG-I

12x9

39.36x29.52

1161.91

64

74362.06

11094

348572

LIG-II

9x12

29.52 x 39.36

1161.91

499

579791.69

11094

348572

MIG

9x15

29.52 x 49.20

1452.38

343

498167.71

13868

435715

HIG-I

15x24

49.20x78.72

3873.02

278

1076700.67

36980

1161907

HIG-II

12x18

39.36 x 59.04

2323.81

408

948116.28

22188

697144

3177138.41

6540534

3363396

303.36

9.55 or
say
10.00

Further, it can be noted that, the allotment rate of plots from KHB is Rs.300/- sft. considered at
that time. The possible break-up of plot cost comprising land cost, development cost, interest
during implementation, administrative cost, contingencies etc., is given in Table 10.7:
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Table – 10.7 : Possible break-up of plot value (Rs. 300/- per sft) as per KHB norms
Particulars

Amt.
(Rs.)
10
145
40
35
10
30
30
300

Land Cost
Development Cost
Administrative cost
Interest during implementation
Design charges
Physical contingencies
Price contingencies
Total

% to
total
3
48
13
12
3
10
10
100

Source : KHB, Bangalore
(d)

Comparison of KHB Allotment rates for sites & houses V/s. Site Developed by
Private Developers

The plot rate of Rs.300/sft. is considered to calculate the site value of different categories as
follows and the arrived value is also compared with the charges for the sites developed by private
developers vide Table-10.8
Table – 10.8 : Comparison of KHB Allotment rates for sites & houses V/s. Site Developed
by
Private Developers
Category

A. Sites
LIG
MIG
HIG
B. Houses
LIG
MIG
HIG

Measurement
(smtr.)

Measurement
(smtr.)

Rate/sft.
(Rs.)

108
135
216

1168
1453
2324

300
300
300

KHB
Total cost
(Rs.)

Private Developers
Rate/sft.
Total cost
(Rs.)
(Rs.)

3,48,624=00
4,35,780=00
6,97,248=00

450
450
450

5,22,936
6,53,670
10,45,872

9,06,129=00
10,62,731=00
16,22,197=00

Not comparable

Source : KHB, Bangalore

Note : Market rates for sites developed by Private Developers are generally 1.5 times more
than the KHB rates.
(e)

Comparison of land cost with Sub-Registrar’s Guidance Rate
The Sub Registrar’s Guidance Rates were fixed at Rs.1.50 lakh/acre for the lands coming
under Biddapur and for the purpose of registration. The purchase cost for land was
Rs.2.90 lakh / acre. However, it can be noted that, KHB could gain some amount by
selling some portion of land at higher price to High Court Authorities. This enabled to
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further reduce the land cost which works out Rs.1.91 lakhs per acre. Comparing this cost
with SR Rate of Rs.1.50 lakh per acre it can be observed that, it is only around 20% more,
whereas, which much lower than market rates prevailing at that time (market rates
ranging from Rs.4 to Rs. 5 lakhs).
Conclusion :
It can be concluded that, the land cost i.e Rs.1.91 lakh / acre was little higher when
compared to Sub-Registrar’s Guidance value i.e Rs.1.50 lakh / acre (around 20% more)
prevailing at that time. However, it was much lower than prevailing market rates at that
time (Rs.4 lakh – Rs.5 lakh/acre).
It is informed that, the amount gained by sale of 55 acres and 10 guntas of land to High
Court Authorities was also absorbed in the project, thus further enhancing the site and
house rates more dearer to the intended buyers. This indicates that, KHB has achieved
economy in respect of land and utilized effectively in the project.
10.1.5 Health, safety and convenience facilities and perceptions of the allottees.
a)

Roads
Percentage area for roads is 31.69% of the total area. The different width of roads have
been formed for the usage of public. A total of 26 roads having different length and
widths have been developed in the east-wing and 26 roads in the west–wing also. The
maximum width of the road is 18 mtrs. as main roads, whereas cross roads with 12 mtr.
and 9 mtrs. The approximate total length of roads in east wing is 6780 Rmtr. (6.78 kms)
length and in west wing the same is around 5324 Rmtr. (5.32 Kms.). Thus the total length
of the road provided in both east & west wing of Biddapur layout is around 12.10 Km.
The details are furnished in the Table -10.9
Table -10.9 : Details of Roads

Wing

East

KEA

Road
No.
1
2
3
4
5

Road orientation

Road width
(Mtr.)

No. of roads

18
18
18
12
12

1
1
1
1
1

East to west
East to west
North to South
North to South
North to South
78

Length of
each road
(Mtr.)
620
330
420
50
290

Total
Length
(Mtr.)
620
330
420
50
290
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Table -10.9 : Details of Roads (contd..)
Wing

Road
No.

Road orientation

Road width
(Mtr.)

No. of roads

12
12
9
9
9
9
9
9
9
9
9
9
9
9
9

1
1
1
2
2
1
2
4
1
1
1
1
1
1
1
26
1
1
1
1
2
2
2
1
1
13
1
26
52

6
North to South
7
North to South
8
East to west
9
North to South
10
East to west
11
North to South
12
North to South
13
North to South
14
North to South
15
East to west
16
East to west
17
North to South
18
North to South
19
North to South
20
North to South
Sub-Total East Wing
West
1
East to West
2
East to west
3
East to west
4
East to west
5
East to west
6
East to west
7
East to west
8
East to west
9
North to South
10
North to South
11
North to South
Sub-Total West Wing
Total East & West wing

b)

18
12
9
9
9
9
9
9
9
9
9

Length of
each road
(Mtr.)
320
380
620
50
200
120
220
100
60
300
320
420
340
230
620
650
590
630
690
150
130
162
322
740
56
90

Total
Length
(Mtr.)
320
380
620
100
400
120
440
400
60
300
320
420
340
230
620
6780
650
590
630
690
300
260
324
322
740
728
90
5324
12104

Drainage System
The layout has been provided with good drainage facilities for discharge of rain water
from the layout. The drainage system is provided all along the roads on both sides.
Necessary CD works have been developed at junctions of the roads. In the layout RCC
drains have been provided on both sides of the roads to facilitate smooth flow of surface
water.

KEA

79

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

c)

Water Supply system and water demand
Water supply system comprised, drawing of water from KUWS&DB source point
available at Biddapur colony and Varghese layouts. Onsite developments for water
storage and supply comprised ground level reservoirs, overhead tanks, supply of water
through PVC pipes, raising main lines and PVC distribution lines to individual vacant
plots and housing units. In addition to this water supply system comprised fixing of
sluicing valves, construction of valve chambers, pump house etc.,
The water requirement / demand for the Biddapur layout has been arrived based on the
following assumptions.
•

Total number of units

=

1592 nos.

•

Occupancy per unit

=

5 persons

•

Total persons residing

=

1592 x 5 = 7960 persons

•

Consider water requirement

=

125 ltrs.

•

(per capita consumption /day)
Total water requirement for

=

125x7960=9.95 lakh ltrs.

drinking and other purposes/day

or 995 m3/day say 1000 m3/day.

Based on the above a total water requirement of 1000 m3/day was considered for design
of Ground Level Storage Reservoirs (GLSR) of 1000m3 capacity for one day demand and
elevated storage reservoir (ELSR) of capacity of 500 m3 for half day demand.
Accordingly, the same has been implemented at the project.
d)

Underground Drainage System
The entire layout is provided with sewerage system. Each vacant plot and houses are
connected to public sewerage system. The sewerage works comprised construction of
manholes, soak pits, laying of stoneware pipes, etc.

The public sewerage line of

Karnataka Urban Water Supply & Drainage Board is within 1 km. from the layout. From
this point the UGD line has been laid all along the ring road to the Biddapur Layout.
The invert levels of the ring road, UGD line, STP, manholes etc., have been maintained
with reference to the existing STP at Kotnoor which is near by the project area.
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It can be noted that, the invert level of the east wing is on par with invert level of ring
road and existing STP at Kotnoor, hence, the discharge from east wing was planned to
lead to the existing STP at Kotnoor and accordingly the same has been implemented.
However, the western portion of the layout is much lower when compared to ring road
and east wing, hence, the UGD system developed here is not connected to the Kotnoor
STP. Under the circumstances an independent STP is constructed to serve the discharge
from the housing units that are located in the west wing.
Similar to water demand analysis, the analysis for sewerage management system has
been arrived. Accordingly, the same has been implemented.

To arrive at the final

capacity or to assess the total probable discharges the assumptions & calculations are as
follows :
•

Total no. of plots

:

1592

•

Occupancy / plot

:

5 nos.

•

Total members residing in the layout

: 1592 x 5 = 7960 say 8,000 persons

•

Consider potable water requirement / person / day

: 90 ltrs.

•

Total potable water consumption

90 x 8,000 = 7,20,000 ltrs.

•

Assuming 80% of this coming out as waste water,
Average waste water flow

e)

:

:

5,76,000 ltrs.

Power Supply
The layout is provided with a reasonable power infrastructure comprising number of LT
power lines, street lights etc., The distribution of the power for the layout is made from
GESCOM, power network.

f)

Telecommunication
The entire layout has been provided with good telecommunication facilities as the entire
area has good network of all mobile operators.

g)

Health care facilities
There are few healthcare centres such as clinics established in the layout. However,
major nursing homes are still to be established in the layout. Otherwise the residents are
dependent on healthcare facilities available at city centre. As such Kalaburagi city is
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having a good name in providing medical facilities due to the chain of medical
institutions and a big general hospital, there are no problems for the residents of Biddapur
layout.
h)

Rain Water Harvesting System
The layout has been provided with rain water harvesting system. It has been designed the
rain water that can be possible for harvesting from the open area in the layouts and also
from the roof tops of the houses. The methodology and basis for adopting rain water
harvesting system is as follows:

a. Total extent of land

6055144.57 smtr.

b. Residential area

281634.28 smtr.

c. Commercial area

21119.55 stmr.

d. Civic amenities area

19969.78 smtr.

Total (a+b+c)

322723.61 smtr.

Hence balance open land

282421.00 smtr.

Source : KHB, Bangalore

Rainfall :
a)

Average annual rainfall

:

639.00 mm

b)

Coefficient of runoff

:

55% (considering 50% of rainfall less than
10mm, yielding hardly any runoff and @4%
to 5% will be infiltrating, seepage and
evaporation).

Based on the above total yield available from the open land was estimated at 49.63 million liters.
Further, it was also estimated certain quantity of water that could be available from the roof tops
of various buildings & structures which also could be reused. The possible water that could be
harvested from roof tops was estimated at 23.90 million ltrs. Based on these two sources of
water, the total available water that could be harvested = 49.63ml + 23.90ml = 73.53ml/annum.
It can be observed that, nearly 20% of the total water annual requirement could be harvested. To
facilitate harvesting of this much quantity of water 160 Rain water harvesting recharging pits
(RWHC) have been constructed.
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i)

Solid Waste Management
Adequate measures for disposal of solid wastes considered for disposal of generated
waste from the layout to safe disposal sites. The total quantity of solid waste that is going
to be generated and the method of disposal are based on the following :
•

Total no. of plots

:

1592

•

Occupancy / plot

:

5 nos.

•

Total members residing in the layout

: 1592 x 5 = 7960 say 8,000 persons

•

Consider 0.6 kg of garbage / person / day

•

Total qty. of garbage generated

: 8000x 0.6 = 4800 Kg /day
Say 5000 Kg/day or 5 MT/day

Out of 5000 Kg/day, it is estimated appx. that, 3500 Kg. / day wet waste and 1,500 Kg. / day dry
waste is going to be generated. Adequate measures would be undertaken to dispose off the both
type of waste from the layout.
The generated solid waste was proposed to be collected from the individual houses in small
containers or cans kept outside the premises of houses, from where it is removed daily by the
sweepers. Public dustbins were also provided at convenient places by the side of roads and parks.
The refuse collected from the individual houses, public dustbins etc., was transported to the
disposal sites by means of transport modes. All the said facilities are implemented.
j)

Perception of site & hosue allottees about the facilities created in the layout.
i)

Health, safety and convenience facilities

To elicit the opinion of the sample site & house allottees, a structured questionnaire was
prepared and information collected with regard to Health, safety and convenience
facilities, planning principles and spaces earmarked for various usages. There was a
mixed opinion about the overall facilities created and most of them are happy to express
that the layout at Biddapur has been developed and comparable on par with most modern
layouts developed at Bengaluru / Mysuru cities, etc. (the details of perceptions / opinion
are furnished separately in Section-11).
ii)

Location and infrastructure facilities

The allottees opined that, the Biddapur layout has been planned with good architectural
features, landscapes, adequate open spaces, parks and playgrounds. There are 17 parks, 3
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playgrounds and 7 civic amenity sites have been allotted and equally distributed for both
east wing and west wing of the layout. Further, the layout has been provided with good
quality side drains, houses connected with public sewerage system.
The layout also has good network of roads facilitating smooth movement for men and
materials. However, there are some cases where side drains were blocked and hence there
was stoppage of water resulting in bad smell and mosquito breeding and causing lot of
health problems. They also opined that, the layout has inadequate health facilities as
there are very few number of clinics or nursing homes established. Currently, there is one
clinic located at the end of the east wing and is too far (about 2 km) for the residents of
west wing and they are facing lot of problems and inconvenience during emergencies.
This is because there are no adequate private vehicles viz., auto rickshaw or taxies
available in such emergencies.
During survey it was opined that, the stagnation and the choking of side drains could be
avoided if the debris and wastage from houses is properly disposed off. It was also
indicated that, the layout has been provided with dust bins and same could be put in the
dust bins to avoid such problems. For this purpose there is need for more awareness and
most of the occupants expressed that they regularly meet and discuss such issues in the
meetings organized by the office bearers of local housing society i.e. Akka Mahadevi
Housing Society, Biddapur. The matter was also discussed with local KHB office and it
was informed that, further maintenance of the layout is the responsibility of Kalaburagi
City Corporation (KCC) as the entire layout alongwith facilities has been handed over by
KHB.
During the survey, it was also observed that the layout was lacking with the facilities viz.,
counter for electricity bill payment, counter for telephone bill payment, Ward office for
property tax collection, counter for water bill payment, etc. There is SBI bank branch
along with ATM located within the High Court premises providing banking services to
the residents of both east & west wing.
Some of the residents residing in east wing expressed that there is need for another bank
branch along with ATM facility to be located at east wing as the existing bank branch at
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High Court premises is too far and they have to depend on vehicles to reach the place. It
can be noted that, there is only one Bank branch located in the High Court Bench
premises and is little convenient to the residents of west wing of Biddapur layout.
However, the Bank branch is far away with an average distance of 1.5 kms. from east
wing. The residents of east wing are to depend on the vehicles / auto rickshaws to reach
the Bank branch located at high court premises. It can also be noted that, currently % of
occupancy (allottees / tenants) is more in the east wing, under the circumstances, it is
desirable, that another bank branch be established in the east wing for the convenience of
people of the layout. Further, establishment of a bank branch in the east wing would be
more useful and handy to particularly senior citizens located here and otherwise they have
to cross the ring road and are to be dependent on vehicles to reach the place. Otherwise
Bank branch in the east wing itself will avoid such problems and further enhances more
conveniences to the people in the locality.
During inspection, it was also observed that some roads had developed pot holes here &
there and because of this problem the vehicular movement was not smoother and
residents expressed that there is need for regular maintenance of the roads to avoid such
problems.
iii)

Health facilities

The residents coming under west wing have opined that, there is no health or hospital
facility in the layout, however the residents in the east wing were of the opinion that,
there some health care facilities nearer to the east wing.
iv)

Safety aspects

From the point view of safety, it is informed during survey that as the residents are cordial
they are more happy and glad to stay in this layout. However, there is need for better
safety facilities and they require a police outpost to be established in the layout. There are
few instances of burglaries in the recent times due to non-availability of adequate safety
measures. People opined that the residents (west wing) who are in the immediate
surroundings of the High Court are safer than the residents residing in east wing. The
perception of residents with respect to health, safety and convenience facilities in the
layout are presented in detail in the next Section -11.
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v)

Other facilities viz., Vegetable shop, Provision Store, Petty shop, Xerox,
Clinic, Laundry, etc.

The residents of the layout have opined that, there are few vegetable shops, provision
stores, clinic however there are no Xerox, book shop, laundry facilities.
Note : Perceptions of the allottees about the facilities created in the layout are
dealt in the next Section -11.
Conclusion :
It can be concluded that, the layout has been provided with adequate infrastructure
facilities from the point view of health, safety and convenience. Majority of the respondents
i.e. (i) allottees of sites and (b) allottees of houses including tenants were happy about the
facilities. They opined that, the layout has been one of the best layout in Kalaburagi city as
it has good ambience for staying and conducive environment.
10.1.6 Criteria in deciding no. of vacant plots vis-à-vis no.of houses in the Biddapur layout
In the layout, a total of 1592 vacant plots have been developed in an extent of 150 acres
and 6 guntas of land. Out of 1592 sites, 1289 sites have been earmarked for site allottees
and remaining 303 plots have been utilized for construction of houses by KHB. It appears
that, there was no any such criteria followed in deciding number of houses to be
constructed in comparison with total plots developed. The category-wise plot & houses
details are explained separately as below :
i)

Vacant plots

a)

No. of vacant plots

The category of vacant plots developed are LIG-I & II, MIG and HIG – I & II. The Plot size vary
from one category to another category and bigger dimension plots are HIG plots whereas smaller
dimension plots are LIG plots. In the layout a total of 1592 vacant plots have been developed.
Out of 1592 plots, 1289 plots have been earmarked as vacant plots for allotment to the site
allottees. The remaining 303 vacant plots have been earmarked for construction of houses by
KHB and accordingly a total of 303 houses have come up in the layout and details are given in
Table 10.10.
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Table -10.10 : Details of total vacant plots developed in Biddapur layout
Category

LIG-I
LIG-II
MIG
HIG-I
HIG – II
Total

Plot Size

12.00 x 9.00 M
9.00 x 12.00 M
9.00 x 15.00 M
15.00 x 24.00 M
12.00 x 18.00 M

Plots
earmarked for
site allottees
64
339
216
278
392
1289

Plots for
construction
of Houses
160
127
16
303

Total No.of Plots
No.
%age to
Total
64
4
499
31
343
22
278
17
408
26
1592
100

Source : KHB, Bangalore

b)

Distribution of plots for site allottees under different category
Further, the number of plots earmarked for site allottees i.e. 1289 nos. comprise LIG-I
category of 64 nos. with 4%, LIG-II of 399 plots with 31%, MIG of 343 plots with 22%,
HIG-I of 278 plots with 17% and HIG-II category of 408 plots with 26% when compared
to the total number of plots. The break-up details are furnished depicted vide Graph 10.2
Graph – 10.2 : Distribution of plots ( Nos.)

Further, in terms of cumulative area under each category of houses is also calculated and
furnished in the Table -10.11
Table - 10.11 : Distribution of plots for site allottees under different category
Category

LIG-I
LIG-II
MIG
HIG-I
HIG – II
Total

Plot Size

Plots earmarked
for site allottees

Extent of
each plot
(smtr.)

64
339
216
278
392
1289

108
108
135
360
216

12.00 x 9.00 M
9.00 x 12.00 M
9.00 x 15.00 M
15.00 x 24.00 M
12.00 x 18.00 M

Total
Extent
(smtr.)
6912
36612
29160
100080
84672
257436

Total
% age to
Total
area
3
14
11
39
33
100

Source : KHB, Bangalore
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ii) Ready built houses
a) No. of houses constructed
In the layout, a total of 303 houses have been constructed by KHB comprising LIG-II,
MIG & HIG-II category of houses for allotment to the house allottees.
Out of 303 total houses, LIG-II category has 160 houses with 53%, MIG has 127 houses
with 42% and HIG-II category has 16 houses with 5% in terms of total number of
houses. The details are furnished in the Table- 10.12.
Table - 10.12 : Details of ready built houses
Plot Size

Lower Income Group – II (LIG-II)

9.00 x 12.00 M

No. of Houses
constructed
160

Middle Income Group (MIG)

9.00 x 15.00 M

127

42

High Income Group - II (HIG–II)

12.00 x 18.00 M

16

5

303

100

Category of houses

Total

%age to
Total
53

Source : KHB, Bangalore

b)

Type of facilities in the houses
All the three category of houses (except HIG-II) has accommodation of 2 BHK facilities
i.e. Two Bedroom, One Hall, One Kitchen, bathroom and toilet facilities. However, in
respect of HIG-II houses in addition to 2BHK there is provision for internal staircase,
varanda, portico when compared to LIG & MIG houses. The kitchens in all category of
houses have sink & platform and storage racks for storage of kitchen items. In the bed
rooms also there is provision of racks for storage purposes. The built-up area, facilities
provided in each house, location of space for staircase etc., are furnished in the
Table-10.13

Sl.
No.

Category
of house

A.
1

LIG-II

Table 10.13 : Type of facilities in the houses
Direction
Built-up
Location of
2
(facing of
area
space for
BHK
the house)
(smtr.)
staircase
East

55.04

2
3

West
North

55.79
55.44

4

South

56.16

KEA
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West
South-East
corner
South-East
corner
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Varanda

Large
size
Portico

Yes

Yes

No

Yes
Yes

Yes
Yes

No
No

Yes

Yes

No
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Sl.
No.

Category
of house

B.
1

MIG

Table 10.13 : Type of facilities in the houses
Direction
Built-up
Location of
2
(facing of
area
space for
BHK
the house)
(smtr.)
staircase
East

62.61

2

West

62.55

3

North

62.58

4

South

62.62

North

97.52

C.

Large
size
Portico

South-East
corner
South-West
corner
South-East
corner
South-East
corner

Yes

Yes

No

Yes

Yes

No

Yes

Yes

No

Yes

Yes

No

Staircase already
provided

Yes

Yes

Yes

HIG

already
Yes
Yes
Yes
provided
Type of modifications / alterations undertaken by the house allottees before they

South

c)

Varanda

Staircase

97.45

occupy
The 163 house allottees who are currently occupied in the houses were contacted to elicit
their opinion whether they undertook any alterations, changes, modifications in the
allotted house. Out of 163 allottees, 90 allottees made some alternations / changes in their
houses before moving in, whereas the remaining 73 allottees have not. During inspection
it was observed that, changes or alterations were made in different areas. For example,
some allottees have changed the painting, taps, bulbs, etc., In certain cases some of the
allottees have modified, the current storage area in bedroom & modified with new
wooden wardrobes. The details of works that have been altered by 90 allottes are
presented in the Table -10.14.
Table-10.14 : Alterations made by the Allottees (%)
Altered
8
42
33
40
23
34
4
2
16

Particulars
Flooring
Taps (General Area)
Electrical bulbs
Painting
Wardrobes to Bed room
Taps in kitchen bath & Toilet
Safety grill
Design / plan of the house
Change of main gate
KEA
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92
58
67
60
77
66
96
98
84
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Conclusion :
There was no any such criteria in deciding no. of houses to be constructed in comparison
with total number of plots developed. Out of 1592 total plots developed, 1289 plots were
earmarked for allotment to the site allottees and remaining 303 plots were earmarked to
plot allotment to the house allottees.
During inspection it was observed that, as east wing of the layout was much nearer to the
city and as the land had hard strata, accordingly, to economize the construction cost, KHB
went for constructing more number of houses i.e. 239 houses in the east wing under
HIG, MIG & LIG category. In the west wing only 64 houses have been constructed under
MIG & LIG category. The ratio to total number of vacant plots to total number of houses
is almost in the ratio of 4:1 (1289:303). This indicates that, approximately vacant plots and
houses have been provided in the ratio of 4:1.
Out of 303 house allottees some of them have altered / modified their allotted houses before
they occupy. Out of 163 allottees contacted, 90 allottees made some alternations / changes
in their houses before moving in, whereas the remaining 73 allottees have not.
10.2

Outcome related findings

10.2.1 Preference of allottees : House or site from KHB
a)

Preference of House allottees
Some of the house allottees (actual number & %age is explained in Section-11) were of
the opinion that, though the quality in construction was average in certain items of works
however, they preferred the ready built houses rather getting a developed site from KHB.
This is due to the fact that, construction of a house on their own, is tedious problematic
and hurdle during procuring the various construction materials from the market. Further,
labour management is also another important task in construction and require enough
experience and skills for proper utilization of the sources. There will also be escalations in
the cost of materials due to delay in implementation because of in-experience. Some of
the allottees opined that, as they are engaged in their routine works hence, they do not
have time to spare for looking after the construction activities on their own. To avoid such
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problems & hurdles and cumbersome process involved in construction, they opined that,
buying a ready-built house is better than a site from KHB.
They also opined that, there is need for improvement in the quality of construction. Usage
of good quality materials would definitely improve overall quality of the house and
further improve the brand image of housing project. It was opined that, the quality of
taps, electrical bulbs, flooring tiles, hardware items,

in bath & toilet. etc., were of

average quality and some of the items needed replacement. It was also observed that, the
quality of wood used for doors & frames was average and in many houses the doors were
damaged and developed cracks due to termites attack / low quality wood.
In some houses it was observed that, vertical gaps have been developed between wall &
doorframe, due to poor finishing work. Because of such cracks, there will be further
problems of seepage of water through those cracks; hence there will be peeling off
plastering & painting and further decay of doors & door frames.
It can be observed that, the specifications for wood used for door & door frames was
checked with estimate, wherein it is indicated that, sal wood has been used of
appropriate thickness. Even in the estimate there is provision for synthetic enamel
paint (2 coats) over prime coat to be used for door frames before erection of the
same in the building. It is suggested that, proper monitoring during execution of
painting on door & window frames would enable proper finishing to the items and
definitely avoid termite attack and cracks in such items.
With respect to the windows, the allottees expressed that, wooden windows was better
option than existing steel windows. This is because the windows were not operable or
movable because of jam & as they had developed rust.
Some of the allottees opined that, KHB could think of introducing alternate building
designs instead of stereo designs. It was also observed that, except HIG houses (16 nos.)
all LIG & MIG houses are not provided with staircases. This was the major issue to be
considered by KHB. This is because in the absence of staircase, residents are unable to
reach the terraces for utilization for other purposes. Further, some of the houses have
persisting problems of seepage and leakage due to improper finishing at the terrace. As
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the roof top is not accessible hence they are not able to monitor and avoid such problems.
Hence it is suggested that, KHB shall provide staircases in the houses in their future
projects proposed in other locations. This will definitely solve many problems of the
allottees and also enhances the overall utility of the house resulting in more comfort and
convenience to them.
Further, some of the allottees expressed that, average quality tiles, taps and sanitary
fittings have been used in the houses and the same was verified with the provisions for
specifications of such materials in the estimates prepared by KHB.

However, the

provisions were including quality materials with IS standards and having quality. It is
suggested that, KHB shall adhere to strict monitoring during construction to avoid such
short comings.
During survey opinion from 163 allotters was elicited, whether they prefer site or house.
Out of 163 allottees, 136 allottees (83%), opted for ready built houses whereas remaining
27 allottees (17%), opted for site.
The details of preference of house allottees under each category of houses and wing-wise
are furnished in the Table-10.15 and also depicted in the Graph -10.3
Table -10.15 : Preference of allottees (category-wise comparison) – whether site or house
from KHB
Particulars
LIG-II (E/W)
LIG-II (W/W)
MIG (E/W)
MIG (W/W)
HIG-II (E/W)
Total

KEA

Preference for site
No.
%
14
8
3
2
0
27

Preference for house
No.
%
51
51
9
11
14
136

22
14
25
15
0
17

92

78
86
75
85
100
83

Total
No.
65
59
12
13
14
163

%
100
100
100
100
100
100
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Graph–10.3 : Preference of site allottees – Site or House from KHB

Overall preference of house allottees comparison is represented in the Table 10.16 and also
depicted graphically 10.3.
Table -10.16: Overall Preference of house allottees – site or house
Particulars

No.
27
136
163

Site
Houses
Total

%
17
83
100

Graph – 10.3 : Preference of property – site or house

Reasons, why remaining 17% of house allottes prefer sites. The remaining 17% of house
allottees with regard to preference of sites even though they are allotted houses are as follows :

•
•
•
•
KEA

Average quality construction
Non provision for staircases
Average quality plastering & painting
Average quality door & windows
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Persisting leakage & seepage problems

•
•
•
•

Improper tiles laying in the bath & toilets rendering to stagnation of water
Average quality sanitary fittings
Uniform plans, without any variations in typology / designs under each category of
houses.
Preference of site allottees : Site or House from KHB
During survey opinion of site allottees was elicited with regard to whether they prefer site
or house from KHB. During survey around 258 site allottees (20% of the total site
allottees of 1289 no.) were contacted. It can be noted that, 254 houses have come up in
the vacant plots constructed by site allottees on their own. Out of 254 site allottees who
are currently residing at the layout, around 50% i.e. 127 persons and another 131 site
allottees who are not currently staying in the area were also contacted to elicit opinion.
Overall the sample site allottees i.e. 258 persons expressed that, they prefer only sites
from KHB because of following reasons.
•

It is convenient to construct the house ensuring better quality.

•

House could be constructed with their own design, plan & typology.

•

Options for change in the design plan whenever it is required.

•

House could be constructed with elegant elevations and designs if constructed on own.

•

Possibility of varying the dimensions / sizes of the individual facilities

•

Possibility of having better painting options of their own choice

•

Possibility of the building house incorporating vastu at appropriate locations

•

If constructed on own, there is possibility of options for monitoring the project with
regard to quality, timely completion etc.,

This indicates that, there was 100% preference only for sites as expressed from KHB as
expressed from them..

It can be noted that, house allottees and some of the site allottees who

are staying in the Biddapur layout have formed a housing association viz., Akka Mahadevi
Housing Association. The association is establishment for the welfare of residents in the layout
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with respect to overall up keep & maintenance of infrastructure, water supply, power system
etc.,.
Conclusion :
1.

It can be concluded that, even with certain problems / deficiencies in construction of
houses were there, however, allottees have accepted overall the houses as their own
because of other supporting and good quality infrastructure provided in the layout
and as it has conducive environment. During survey, Group Discussions of site
allottes and also house allottees were organized by office bearers of Akka Mahadevi
Housing Association to elicit the opinion whether they prefer site or house from
KHB. In respect of house allottees the maximum number of persons (83%)
preferred houses and remaining 17% sites from KHB.

2.

In respect of site allottees, it was opined that, there was 100% preference for sites
only from KHB rather houses. It was also opined that, because they wanted sites
from KHB hence, they specifically opted for sites and accordingly indicated the
same in the application called by KHB at the time of allotment. The site allottees
opined that though there are some minor inconveniences with regard to layout
development, however, they are negligible. They also opined that, except such minor
inconveniences, otherwise the layout has been developed with modern facilities and
has been one of the best residential layout in Gulbarga city.

10.2.2 Transparency in Allotment of Sites & Houses and procedures & Reservation Norms
KHB followed reservation policy while allotment of sites and houses for the allottees.
(a)

Allotment procedures
The allotment procedure prescribed by KHB for sites & houses is as follows:


The Board under directions from Government reserves sites / houses in any area
for allotment to any specific class of persons such as employees in any office /
establishment in the city. These will be reserved under discretionary quota upto
10% in each category of houses / sites. Applications for allotment of sites /
houses on lease –cum-sale basis for the economically weaker sections, low
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income group, middle income group, and higher income group with the
fulfillment of following conditions:


The applicants are required to give Bank draft for having deposited prescribed
EMD amount based on the category of houses / sites applied. Details on filling of
income tax for the preceding year of application, when the applicant is not an
assessee of income tax a certificate from the office superior need to be filed. If
the applicant is in receipt of income from lands a certificate as regards annual
income from lands from a revenue officer (Tahsildar) to be attested, with a
applicant is not in receipt of income from lands an affidavit from judicial
magistrate / notary public to be attested



Regarding applications filed by SC / ST / OBC a certificate from an officer of the
social welfare department or Tahsildar to be attested. Similarly, for the physically
handicapped person a certificate from a Government Doctor need to be attested.



Procedure for allotment : All the applications for particular category of house /
sites such as Higher Income Group, Middle Income Group, Low Income Group of
Economically Weaker Section received for allotment of a house / site in each area
shall be classified into the following categories :

a. SC / ST and Backward Tribe
b. Defence personnel / Ex-Serviceman
c. Physically handicapped persons
d. State Government servants (including employees of local bodies, employees of state
government undertakings, university);
e. Central government servants (excluding defence personnel but including employees
of public sector undertakings LIC etc., ) and
f. Others
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(b)

Reservation norms
Box – 3 : Reservation norms for allotment
a. Scheduled caste / Scheduled Tribe / Backward Tribe

:

18%

b. Defence personnel including Ex-servicemen

:

5%

c. Central Government Employees

:

5%

d. Senior Citizens (in all categories )

:

5%

d. State Government employee

:

15%

e. Physically handicapped persons

:

3%

f. General (Others)

:

49%

Source : KHB, Bangalore

Where the number of applications under each category exceeds the number of house reserved
from them as indicated above, the allotment shall be made by drawl of lots in public by the
Housing Commissioner or any other officer authorized by him in this behalf. The manner of
drawl of lots will be decided by the Housing Commissioner. If the number of applications
received for any category is less than the number of houses earmarked for that category, the
number of houses exceeding the number of applications will be included in the quota earmarked
for others.

Note :
1. In addition to above indicated minimum percentage of allotment to particular
category of applicants, there is also provision for allotment of sites & houses under
discretionary quota normally which ranges from a minimum of 5% and maximum
of 10% of the total site / houses available, as specified by KHB from time to time.
However, it can be noted that, overall percentage of allotment will not exceed 100
percent and is allotment is adjusted under availability of a particular category of
site or house.
2. Further, there will be corner sites earmarked to be sold on auction basis to the
prospective bidders. It can be noted that, the allottable sites to the site allottees is
excluding number of corner sites from the total sites available.
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Allotment of Sites (Comparison with Reservation Norms based on Category wise

(c)

number of application received)
Karnataka Housing Board has developed vacant plots of 1289 numbers exclusively
allottble to site allottees. These comprise (i) 929 as allottable intermediate residential
plots (ii) 258 Nos. corner plots and

(iii) 102 plots

reserved for allotment under

discritionary quota.
It can be noted that, generally the corner plots are auctioned at different points of time. As
informed by KHB , currently out of 258 corner plots , 234 plots are sold on auction at different
point of time since 2008 & only 24 plots are remaining and yet to be sold on auction . Further all
the 102 plots have been allotted under discretionary quota and remaining 929 allottable
intermediate residential plots, have been also allotted to the site allottees. The summary of plots
developed by KHB at Biddapura layout is as follows :
1. Total plots developed for site allottees

:

1289 Nos

2. Total corner plots

:

258 Nos

3. No of Plots allotted on discretionary quota

:

102 Nos

4. Allottable intermediate residential plots

:

929 Nos

(Sl.No 1- 2-3)
The allotable intermediate residential plots i.e. 929 no.have been allotted to the site allottees and
the allotment details by KHB considering reservation policy are given in Table-10.17
Table-10.17 : Allotment of intermediate residential plots (Comparison of available sites as
per quota (a) V/s. Applications received (b) )
Sl.
No
1
2

Category

% reserved
as per
quota

SC /ST
18
Defence /Ex 5
Servicemen
3
Central Govt
5
Emp
4
State Govt
15
.Emp
5
Phy.Handicap
3
ted
6
Senior
5
Citizen
7
Others
49
(General)
Total
100
Source : KHB, Bangalore
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LIG

MIG

HIG-I

HIG-II

Total

(a)

(b)

(a)

(b)

(a)

(b)

(a)

(b)

(a)

(b)

52

36

28

37

37

1

50

56

167

130

14

1

8

3

10

0

14

1

46

5

14

7

8

5

10

1

14

8

46

21

44

45

23

47

31

5

41

42

139

139

8

4

4

3

6

1

8

7

26

15

14

5

8

5

10

5

14

14

46

29

145

169

78

127

100

79

136

281

459

656

291

267

157

227

204

92

277

409

929

995
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It can be observed that,
•

Incase of defence / ex-servicemen , the total number of application received were very
less i.e. 5 no. against the available quota of 46 number.

•

Incase of SC/ ST, the total number of application received were 130 against the available
quota of 167 number.

•

Similarly, in respect of central government employees the total number of application
received were 21 against the available quota of 46 number.

•

In respect of physically handicapped, the total number of application received were 15
against the available quota of 26 number.

•

However, in respect of general category, there was reasonable demand and total
number of application received were 656 against the available quota of 459
number.

•

Overall, against the availability of total 929 intermediate plots, applications received
were 995.

(d)

Allotment of Houses & Reservation Norms (Category wise number of application

received for houses)
KHB followed reservation policy while allotment of houses also for the allottees. The standard
reservation norms prescribed by competent authority for allotment of houses are also similar to
the norms for allotment of sites and furnished in the Table -10.18
Table 10.18 : Allotment Norms
Sl. No.
1
2
3
4
5
6
7

Particulars of Category
SC /ST
Defence /Ex -Servicemen
Central Govt Emp
State Govt .Emp
Phy. Handicapped
Senior Citizen
Others (General)
Total

%age Allotment
18
5
5
15
3
5
49
100

Source : KHB, Bangalore

KHB had developed 303 houses at Biddapur layout of which 31 houses were allotted on
discretionary quota and remaining houses available for allotment were 272 (303 – 31 = 272). In
the first stage (during 2008), KHB proposed for allotment of 272 houses for this purpose gave
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notification and received 215 applications. Based on this all the 215 applications received were
allotted houses under various categories. Subsequently, after 6 months (during 2009) KHB gave
another notification to dispose off the remaining 57 houses and allotted the same to the eligible
allottees. Currently all houses are allotted to the respective allottes. The category-wise allotment
details of 303 houses by KHB considering reservation policy are given in Table – 10.19
Table 10.19 : Allotment of 303 houses on category basis (Comparison of available houses as
per quota (a) V/s. Applications received (b)
Sl.
No

Category
1st Stage allotment (2008)
SC /ST
Defence /Ex -Servicemen
Central Govt Emp
State Govt .Emp
Phy. Handicapped
Senior Citizen
Others (General)
Total

A)
1
2
3
4
5
6
7

% reserved
as per
quota

18
5
5
15
3
5
49
100

LIG

MIG

HIG-I

Total

(a)

(b)

(a)

(b)

(a)

(b)

(a)

(b)

26
7
7
22
4
7
71
144

1
0
0
8
1
0
22
32

20
6
6
17
3
6
56
114

28
1
3
25
1
2
71
131

2
1
1
2
0
1
7
14

7
1
1
8
1
2
32
52

48
14
14
41
7
14
134
272

36
2
4
41
3
4
125
215
57

2nd Stage allotment (2009)
Houses allotted on
C)
discretionary quota
Total allotted houses
D)
(A+B+C)
Source : KHB, Bangalore
B)

31
303

Note :
(a) Available houses as per quota
(b) Number of applications received
It can be observed that,
•

During 1st stage, against the availability of total 272 houses, applications received
were 215.

•

Incase of defence / ex-servicemen , the total number of application received were very
less i.e. 2 no. against the available quota of 14 number.

•

In respect of central government employees and senior citizen the total number of
application received in each case were 4 against the available quota of 14 number.

•

Incase of SC/ ST, number of application received were 36 against the available quota of
48 number.
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•

In respect of physically handicapped, the total number of application received were 3
against the available quota of 7 number.

•

However, in respect of State government employees, there was good demand and
total number of application received were 41 against the available quota of 41 itself.

•

Subsequently, in the second stage, all the remaining 57 houses were allotted on
category basis.

(e)

Conditions of allotment on lease-cum-sale basis
The allottee shall pay as initial deposit to the board, the difference between the cost of the
house as provisionally determined by the Board less registration fee paid and the loan
admissible, in four equal installments. The first installment is payable within 30 days
from the date of receipt of the provisional intimation of allotment and the subsequent 3
installments on or before the date indicated in it.
Based on the above conditions of allotment, the general procedure adopted by KHB for
allotment of site or house to the allottee is furnished in Table 10.20
Table -10.20 : Cost of house & site : Mode of payment

Particulars

Regn.
fee

A : Sites
LIG
MIG
HIG
B : Houses

550
1050
1550

LIG
MIG
HIG

550
1050
1550

Total cost of
the property
(Rs.)

Amt.: (Rs)
Mode of payment
(4 equal instalments @ 25% each of the property cost)
1. Initial
Deposit

II : 2nd
Installment

III : 3rd
Installment

IV : 4th
Installment

%

Amt

%

Amt

%

Amt

%

Amt

348624
435780
697,248

25
25
25

87156
108945
174312

25
25
25

87156
108945
174312

25
25
25

87156
108945
174312

25
25
25

87156
108945
174312

906129
1062731
1622197

25
25
25

226532
265683
405549

25
25
25

226532
265683
405549

25
25
25

226532
265683
405549

25
25
25

226532
265683
405549

Source : KHB, Bangalore

(f)

Violations of Agreements by allottees if any
The norms for selling of sites and houses by KHB to the allottees is based on absolute
sale deed method. There is no provision for lease period in the transactions between KHB
and allottees of both site and houses. Based on receipt of full amount from the allottees,
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KHB has given absolute sale deed to the allottees. Under the circumstances KHB has no
binding on the allottees in this aspect. Hence, there is no question of violation by the
allottees. During inspection of HIG house (total 16 no.) that have come up in the east
wing of the layout, it was observed that, three allottees have extended the house by
constructing additional room in the specified area and as per the design plan. However,
the constructions are also within the set back limits. In respect of LIG, MIG houses
wherever the staircases have been built by allottees by themselves they are also within the
set back requirements.
10.2.3 No. of houses occupied by allottees themselves and no. of houses by the relatives,
lease holders or tenants
Karnataka Housing Board has constructed a total of 303 houses in both East Wing and
West Wing of Biddapur Layout. The number of houses and category of houses
constructed are furnished in the Table – 10.21
Table-10.21: Total houses constructed in East & West wing
Sl.
No.
1
2
3
4
5

Type

LIG-I
LIG-II
MIG
HIG-I
HIG-II

Plot Size

No.of Houses under each
Wing
East Wing
West Wing
131
29
92
35
16
239
64

12.00 x 9.00M
9.00 X 12.00 M
9.00 x 15.00 M
15.00 x 24.00 M
12.00 x 18.00 M
Total

Total No.of
Houses
160
127
16
303

Source : KHB, Bangalore

It is ascertained that, all the 303 houses have been allotted to the respective allottees
following reservation norms and sale deeds have been issued to them by KHB and these
303 houses are occupied either by allottees themselves or relatives, lease holders or
tenants of allottees.
During field survey, it was also ascertained that, 163 allottees themselves are residing and
in the remaining 140 houses tenants are occupied. KHB has constructed more number of
houses i.e., 239 in East Wing when compared to 64 houses that are constructed in the
West Wing. The general occupancy trend in these houses either by allottees themselves or
by tenants is furnished in the Table-10.22.
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Table-10.22 :General Occupancy Trend (nos.)
Sl. Category
East Wing
West Wing
No.
Allottees Tenants Total Allottees
Tenants
1 HIG-II
14
2
16
-

Total
-

Grand
Total
16

2

LIG-II

65

66

131

12

17

29

160

3

MIG

59

33

92

13

22

35

127

64

303

Total

Sl.
No.

1
2

Particulars

Occupied by
Allottees
Occupied by
Tenants
Total

239
Table - 10.23: East Wing Occupancy Trends
HIG-II
MIG
LIG-II
No. of % to No.of % to
Houses Total Houses Total
14
88
59
65

No.of % to
Houses Total
65
50

Combined
Occupancy
No.of % to
Houses Total
138
58

2

12

33

35

66

50

101

42

16

100

92

100

131

100

239

100

The current residing / occupancy trends in the houses constructed in East Wing are also depicted
in Graph – 10.4, Graph–10.5, Graph – 10.6 & Graph – 10.7.
Graph : 10.4
Graph 10.5

Graph : 10.6
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Table -10.24 : West Wing Occupancy Trends
Sl.
No.

1
2

Particulars

HIG-II

No.of % to
Houses Total
Occupied by
0
0
Allottees
Occupied by
0
0
Tenants
Total
0
0

MIG

LIG-II

Combined
Occupancy
No.of
% to
Houses Total
25
39

No.of
Houses
13

% to
Total
37

No.of
Houses
12

% to
Total
41

22

63

17

59

39

61

35

100

29

100

64

100

The current residing / occupancy trends in the houses constructed in West Wing are also depicted
in Graph –10.8, Graph–10.9 & Graph –10.10.
Graph : 10.8

Graph : 10.9

Graph : 10.10

Amongst the houses that have been occupied by allottees only, how many have been
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Combined Occupancy
Occupancy
type
Allottee
Tenant

HIG
MIG
EW WW Total EW WW Total
14
0
14
59
13
72
2
0
2
33
22
55
16
127

EW
65
66

Total
Note : EW : East wing, WW : West wing

LIG
WW Total
12
77
17
83
160

Combined
occupancy
%
Total
54
163
46
140
100
303

Conclusion:
The comparison of occupancy by Owners V/s. Tenants in east & west wing shows no
pattern. This is because the number of houses constructed and also occupied (either by
allottees or tenants) is more when compared to the number of houses come up in west wing.
As there was a question as per ToR i.e. “How many houses occupied by allottees themselves
and no. of houses by the relatives, lease holders or tenants”, hence factual of occupancy in
east & west wing is indicated though it is not comparable.
It can be observed that, more number of houses constructed in the east-wing and general
tendency of occupation is more by allottees themselves with 58% whereas remaining houses
are occupied by tenants with 42%.
However, in the west wing the tendency of occupancy is reverse of east-wing.

The

percentage occupancy by the allottees is less with 39% whereas remaining 61% of the
houses are occupied by tenants.
The combined occupancy indicate that, out of 303 houses 54% are occupied by allottees
and remaining 46% by tenants.
10.2.4 Alterations / modifications for the Houses
The 163 allottees who are currently occupied the houses were contacted to elicit their
opinion whether they undertook any alterations, changes, modifications in the allotted
house. Out of 163 allottees, 90 allottees made some alternations / changes in their houses
before moving in, whereas the remaining 73 allottees have not. During inspection it was
observed that, changes or alterations were made in different areas. For example, some
allottees have changed the painting, taps, bulbs, etc., In certain cases some of the allottees
have modified, the current storage area in bedroom & modified with new wooden
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wardrobes. The details of works that have been altered by 90 allottes are presented in the
Table-10.25 and depicted vide Graph -10.11
Table-10.25 : Alterations made by the Allottees (%)
Particulars
Flooring
Taps (General Area)
Electrical bulbs
Painting
Wardrobes to Bed room
Taps in kitchen bath & Toilet
Safety grill
Design / plan of the house
Change of main gate

Altered

Not altered

8
42
33
40
23
34
4
2
16

92
58
67
60
77
66
96
98
84

Graph- 10.11 : Alterations made by the Allottees (%)

It can be observed that, more changes were made in respect of items viz., taps, electrical bulbs,
painting work. In remaining items of works, the modifications are less when compared to the
above 3 items
10.2.5 The reasons for Alterations
Reasons for alterations differ from one allottee to another were mixed type. Changes or
alterations were made depending on the individual persons interest and also in certain
cases it was necessary.
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i)

Flooring Work

With respect to flooring material (tandoor slab), only 8% of the 90 allottees have … the
material and replaced with either vitrified tiles flooring or granite. However, the
remaining 92% opined that, the existing flooring material is convenient and comfortable
and aesthetically good looking also.
iii)

Taps and other sanitary fittings

In respect of taps and other sanitary fittings, 34% have replaced the entire items as they
are of poor quality and replaced with better quality and fancy items manufactured by
reputed companies. The remaining 66% have not replaced.
iv)

Electrical bulbs / fittings

In respect of electrical fittings, 37% of the allottees have changed electric bulbs earlier
provided and replaced with LED bulbs and other energy saving bulbs. The remaining
63% have not replaced.
vi)

Wardrobe Alterations

With respect to storage area, 23 % out of 90 allottees have made some modifications in
the bed rooms by providing new wardrobes with wooden shutters, as the original storage
areas were not provided with shutters. The remaining 77% have not modified. 23% of
the allottees have consulted staircase either M S fabricated or RCC staircase, whereas
remaining 77% have
10.2.6 Case Studies
i)

Alterations made for the gates

It can be noted that, the design pattern of MS gates fixed at front of the house is sliding
type. During survey have observed that, in certain houses gates were jammed half way
and were neither opening completely nor closing completely. Because of this, there was
no protection to the house and causing lot of inconvenience to the allottees. The allottees
opined that, instead of sliding type gates there should have been rolling type gates
provided by KHB.

KEA

107

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

ii)

ii)

Staircase Fabrication/Construction

As earlier indicated all the LIG & MIG houses have not been provided with staircases
and it was observed that, many allottees have provided staircases on their own using MS
fabricated items or RCC staircase. 69% of the allottees expressed that, the staircase
should have been constructed all along with main house before allotment. They also
informed that, they were objected for construction of staircase by the neighbours with a
issue of encroachment and remaining allottees have not responded. 23% of the allottees
have constructed staircase either M S fabricated or RCC staircase, where as remaining
77% have not.

M S Fabricated staircase
iii)

RCC Staircase

Painting Work

In respect of painting work, some of the allottees changed the existing painting in the
houses depending on their liking for the colours and also type of quality in painting
works. some of them have used emulsion paints and deco paints in certain areas.
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iv)

Compound Construction

The compound constructed between the houses is partial i.e. only at front side it is fully
constructed and small portion extended on both sides (about 1.27 mtrs.). The remaining area on
two sides and complete backside area is not provided with compound wall however secured with
a chain link mesh supported by RCC poles. Each house is provided with sliding gate at front
portion. All the houses are left with minimum setbacks in all sides as per the town planning
norms. During the inspection, it was observed that, 28% of the allottees have constructed
compound by replacing chain link mesh, whereas remaining 72% of the allottees have retained
earlier partition as it is.

v)

New house under construction after demolition

In the entire layout, out of 303 houses only one house was observed to be re-constructed by
demolishing the structure built-by KHB. The new house has been proposed with RCC footings,
columns beams etc., The reasons for demolition was the allottee to go for column staircase, as
earlier building had wall bearing structure.
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vi)

Expenditure for alterations / modifications in the houses
Based on the existing facilities and further requirements as indicated above many
allottees have modified / altered certain items of works in the houses. Out of 163
allottees, 45% have not done any alterations / modifications in the allotted houses.
Whereas remaining 53% allottees have altered depending on the requirements. Out of 60
persons, for alterations, 23% have spent money in the range of Rs.0.75 to 1 lakh, 21% in
the rage of Rs. 1 to 1.25 lakh, 7% in the range of Rs.1.25 to 1.5 lakh, 2% in the range of
Rs. 1.5 to 3 lakh and again 2% have spent little over Rs.3 lakhs. The details of opinion on
expenditure is presented in the Table –10.26 graphically depicted Graph-10.12
Table- 10.26 : Expenditure range for alterations
Range of expenditure
(Rs. in lakhs)
0.75 - 1
1 - 1.25
1.25 – 1.5
1.5 – 3
Others (little over 3)
Exp. not made
Total
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%

37
34
12
4
3
73
163

23
21
7
2
2
45
100
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Graph-10.12 : Expenditure for modifications / alternations

10.2.7 How much money paid to KHB by each category owner (site or house) to own the
property
The details are furnished vide Sl.No.10.1.4 (Para d) of the Report). However, the same
has been reproduced here for more information in the table 10.27:
Table -10.27 : Allotment rates for sites & houses
Category
A. Sites
LIG
MIG
HIG
B. Houses
LIG
MIG
HIG

Measurement
(smtr.)

Measurement
(sft.)

Rate/sft. (Rs.)

Total cost
(Rs.)

108
135
216

1168
1453
2324

300
300
300

3,48,624=00
4,35,780=00
6,97,248=00
9,06,129=00
10,62,731=00
16,22,197=00

Source : KHB, Bangalore

10.2.8 No. of houses having leakage and seepage problems
As observed during inspection and also as opined by the allottees some of the houses had
problems of leakage and seepage due to average quality work and also non maintenance.
Out of 163 allottees, 46% opined that, there are some leakage and seepages developed in
certain places of their houses, whereas remaining 54% opined that they are not. It was
also opined that, the leakage / seepage was observed on the walls either in hall or kitchen
or bed room or toilet. Because of this problem the painting was peeling off and dampness
observed.
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During interaction with house allottees, it was also asked whether the leakage or seepage
problem was existed prior to taking over or the same has developed afterwards. Among the
respondents (who indicated there are some leakage / seepage), revealed that there are leakages
and seepages about 20% of respondents mentioned that, this problem was observed even before
they occupy the houses. It was also opined that, due to non-availability of staircases to reach the
terraces, it was not possible for them to oversee or monitor any defects in civil works, which
might be one of the reason for developing seepage or leakages after taking over the houses.
It can be noted that, the owners have not complained the problem of seepage or leakage to KHB,
because KHB has allotted the houses to allottees on absolute sale method and there is no binding
on KHB with regard to any such deficiencies. KHB also opined the same and indicated that,
further, maintenance of houses or layout is left to the house owners and the city corporation.
The opinion of the allottees is graphically depicted vide Graph-10.13 and the places where this
problems is persisting vide Graph -10.14.
Graph- 10.13 : Houses - leakage / seepage

Graph-10.14 : Places of Leakage / Seepage

10.2.8 Number of Houses coming up in vacant plots
A total of 1289 sites have been allotted for site allottees. In another 303 houses have been
constructed by KHB and allotted to house allottees. Out of 1289 vacant plots earmarked
for site allottees, 254 houses have come up in the layout.
It was observed that, not even a single house was similar to the design of house
constructed by KHB. A variety of houses with different design plans and different
elevations / outlook were observed in the layout. The designs of houses that have come
in the vacant plots had good architectural features, elevations, efficient planning etc., are
on par with constructed in the modern layouts in the cities like Bangalore, Mysore etc.,
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Section - 11 : Perceptions of (i) House Allottees & Tenants and (ii) Site
Allottees about the facilities provided in the layout and houses.

11.1

Perceptions of House Allottees & Tenants

In order to assess the perception of the respondents with regard to the quality of constructions,
design of houses, infrastructure services viz., water supply, sewerage, street light, storm water
drainage, road network & communication network including environmental aspects considered
for planning and implementation, a cross section of residents, residing in both east wing and west
wing of the Biddapur layout were contacted. Further, it can be noted that, amongst the residents
both allottees as well as a sample of tenants were contacted to elicit their opinion during the
survey.
The respondents amongst allottees and tenants were from different social background with
reference to community, their occupation, annual income, etc., With respect to occupation, they
were from either business community or employees from State & Central Government
organizations or employees from industries & industry associations, professionals like lawyers,
doctors, engineers, architects, auditors, real estate agents.
As per the Terms of Reference, the opinion of all the allottees who are currently residing in the
houses is to be elicited atleast 50% of the tenants staying in the houses to be collected. In respect
of sites, opinion of a sample group of such allottees to be elicited in focused group discussions
(FGD). With respect to houses, opinion of 163 no. of allottees who are currently residing in the
houses and 90 no. of tenants (out of 140 nos.) were collected. A sample of allottees in respect of
sites and those who have constructed houses in the layout were contacted.
It can be noted that, among 1289 sites developed in the layout, 254 houses have come up in the
vacant plots of different dimensions. Hence, randomly such residents were contacted to obtain
their opinion with regard to quality of construction in the layout formation by KHB.
Accordingly, opinion of the respondents, their perception and views with reference to the project
as a whole were collected and analyzed. The opinion of the respondents and their perceptions are
analysed separately viz., (i) Allottees of houses & Tenants and (ii) Allottees of sites
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11.1.1 Social Background
The social background of the allottees comprise 13% of SC community, 3% of ST
community, 25% of OBC, 9% of Minority and 50% of General category. The social
background of the tenants comprise 8% of SC community, 2% of ST community, 33%
of OBC, 7% of Minority and 50% of General category. The details are presented in the
Table 11.1 (a) and 11.1 (b) graphically depicted.
Table – 11.1(a) - Social category- Allottees
Category
SC
ST
OBC
Minority
General

No.
21
5
41
15
81
163

%
13
3
25
9
50
100

Table – 11.1(b) : Social category – Tenants

Category
SC
ST
OBC
Minority
General

No.
7
2
30
6
45
90

%
8
2
33
7
50
100

11.1.2 Occupation
The occupation of the allottees comprise 21% are in government service, 5% are entrepreneurs,
29% are business, 33% are in other services (like industries, private jobs etc.,) and 12% of them
have not responded. The occupation of the tenants comprise 11% are in government service, 9%
are entrepreneurs, 40% are business, 36% are in other services (like industries, private jobs etc.,)
and 4% of them have not responded. The details are presented in the Table 11.2(a) and Table
11.2 (b) and also graphically depicted.
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Table – 11.2 (a) : Occupation Details – Allottees
Category
Govt.
Service
Entrepreneur
Business
others
No
Response
Total

No.

%

34

21

8
48
54

5
29
33

19
163

12
100
Table – 11.2(b) : Occupation Details – Tenants

Category
No.
Govt.
Service
10
Entrepreneur
8
Business
36
Others
32
No
Response
4
Total
90
11.1.3 Income Profile

%
11
9
40
36
4
100

The income profile of the allottees comprise 7% has less than Rs. 1 lakh, 34% have
income between Rs.1 to 3 lakh, again 34% have income between Rs.3 to 5 lakhs and
remaining 25% have income above Rs. 5 lakhs.

The details are presented in the

Table 11.3 and graphically depicted 11.3
Table – 11.3 : Income Profile

Graph : 11.3 : Income Profile

Particulars

No.

%

Less than Rs. 1.00 lakh

12

7

Rs. 1.00 to 3.00 lakhs

56

34

Rs. 3.00 to 5.00 lakhs

56

34

Above Rs. 5.00 lakhs

40

25

163

100

Total
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11.1.4 Opinion on location of the layout
During survey respondents (both allottees and tenants) were requested to indicate their
opinion on location and its suitability and whether nearer or far to the city centre. Out of
163 allottees , 85% respondents as nearer and remaining 15% as far from the city centre.
Incase of tenants 50% respondents indicated as nearer and remaining 50% as far from the
city centre. The opinion given is presented in the Table– 11.4(a) and 11.4(b) respectively
and also graphically depicted.
Table – 11.4 (a) : Opinion on location of the layout – Allottees

Particulars
Nearer
Far
Total

No.
138
25
163

%
85
15

Table – 11.4(b) : Opinion on location of the layout – Tenants
Particulars
Nearer
Far
Total

No.
45
45
90

%
50
50
100

11.1.5 Opinion on distance from schools & colleges
Out of 163 allottees, 42% opined that the location is nearer to schools and colleges
and 58% opined that they are far from the layout. Out of 90 tenants, 28% opined that
the location is nearer to schools and colleges and 72% opined that they are far from the
layout. The opinion given is presented in the Table-11.5(a) & 5(b) and also represented
graphically.
Table – 11.5(a) : Opinion on distance from schools & colleges - Allottees

Particulars
Nearer
Far
Total

KEA

No.
69
94
163

%
42
58
100
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Table – 11.5(b) : Opinion on distance from schools & colleges -Tenants
Particulars
Nearer
Far
Total

No.
25
65
90

%
28
72
100

11.1.6 Adequacy of supply of water
Out of 163 allottees, 74% opined that the supply of water is made twice in a week, 8%
opined supply is once in a week and remaining 18% opined supply is every alternate
days. However, as there was no daily supply, accordingly, allottees opined the same.
Out of 90 tenants, 33% opined that the supply of water is made twice in a week, 26%
opined supply is once in a week and remaining 41% opined supply is every alternate
days. However, as there was no daily supply, accordingly, tenants opined the same. The
opinion given is presented in the Table –11.6(a) &(b) and also represented graphically.
Table – 11.6(a) : Adequacy of supply of water – Allottees

Particulars
Weekly twice
Daily
Weekly once
Alternate days
Total

No.
120
0
13
30
163

%
74
0
8
18
100

Table – 11.6(b) : Adequacy of supply of water - Tenants

Particulars
Weekly twice
Daily
Weekly once
Alternate days
Total

KEA

No.
30
0
23
37
90

%
33
0
26
41
100
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11.1.7 Road network in the layout
Out of 163 allottees, 91% opined that the existing road network in the layout is good and
provide better connectivity within the layout.

The remaining 9% opined that road

network is average.
Out of 90 tenants, 54% opined that the existing road network in the layout is good and
provide better connectivity within the layout. The remaining 46% opined that road
network is average. The opinion given is presented in the Table–11.7(a) and 11.7(b) and
also graphically depicted.
Table – 11.7 (a): Road network in the layout – Allottees

Particulars
Good
Average
Total

No.
148
15
163

%
91
9
100

Table – 11.7 (b) : Road network in the layout - Tenants
Particulars
Good
Poor
Total

No.
49
41
90

%
54
46
100

11.1.8 Road maintenance
Out of 163 allottees, 56% opined that the existing roads are maintained regularly and are
free from potholes and vehicular movement is smooth. 43% opined that, roads are not
maintained regularly and they have lot of potholes causing difficulties in vehicle
movement. The remaining 1% of the allottees have not respondents.
Out of 90 tenants, 26% opined that the existing roads are maintained regularly and are
free from potholes and vehicular movement is smooth. 56% opined that, roads are not
maintained regularly and they have lot of potholes causing difficulties in vehicle
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movement. The remaining 18% of the tenants have not respondents. The opinion given is
presented in the Table – 11.8(a) and 11.8(b) respectively and also graphically depicted.
Table –11.8(a) : Road maintenance - Allottees
Particulars
Yes
No
No Response
Total

No.
92
70
1
163

%
56
43
1
100

Table –11.8(b) : Road maintenance - Tenants
Particulars
Yes
No
No Response
Total

No.
23
50
17
90

%
26
56
18
100

11.1.9 Opinion on Street light and power supply
Out of 163 allottees, 55% opined that the maintenance of street light facility and power
supply is good whereas 45% opined that as poor.
Out of 90 tenants, 59% opined that the maintenance of street light facility and power
supply is good whereas 41% opined that as poor. The opinion given is presented in the
Table–11.9(a) and 11.9(b) also graphically depicted.
Table – 11.9(a) : Streetlight and power supply – Allottees

Particulars

No.

%

Good

90

55

Poor

73

45

163

100

Total
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Table – 11.9(b) : Streetlight and power supply – Tenants
Particulars

No.

%

Good

53

59

Poor

37

41

Total

90

100

11.1.10

Adequacy of facilities in the houses
Opinion on the adequacy of facilities were collected from the allottees with respect to
size & measurement of room, hall bath, toilet etc., There was a mixed opinion as some of
them felt they are adequate and some of them are inadequate. Out of 163 allottees, 57%,
64%, 53%, & 66% opined that room size, hall, bath and toilet respectively are adequate
& comfortable. Whereas, 43%, 36%, 47% & 34% respectively opined that room size,
hall, bath and toilet are inadequate & small.
Opinion on the adequacy of facilities were collected from the tenants with respect to
size & measurement of room, hall bath, toilet etc., There was a mixed opinion as some of
them felt they are adequate and some of them are inadequate. Out of 90 allottees, 58%,
57%, 48%, & 37% opined that room size, hall, bath and toilet respectively are adequate
& comfortable. Whereas, 42%, 43%,52% & 63% respectively opined that room size, hall,
bath and toilet are inadequate & small. The details of opinion of the respondents are
presented in the Table 11.10 (a) & 11.10(b) respectively and also graphically depicted.
Table -11.10(a) : Adequacy of facilities in the house - Allottees
Particulars
Size of Bed Room
Size of Hall
Bathroom
Toilet

KEA

Comfortable
No.
%
93
57
105
64
86
53
107
66

120

Small
No.
70
58
77
56

%
43
36
47
34
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Table -11.10(b) : Adequacy of facilities in the house- Tenants
Particulars
Size of Bed Room
Size of Hall
Bathroom
Toilet

Comfortable
No.
%
54
58
51
57
43
48
33
37

Small
No.
36
39
47
57

%
42
43
52
63

Adequacy of facilities in the house - Allottees

Adequacy of facilities in the house – Tenants

11.1.11

Opinion on quality of materials used in the Kitchen
Opinion of allottees with respect to Wash Basin/Sink, Storage platform, Slab/platform
Flooring etc. provided in the houses. There was a mixed opinion as some of them opined
that they are good and some of them as not good (poor). Out of 163 allottees, 53%, 79%,
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74%, & 66% opined that they are good quality, whereas remaining 47%, 21%, 45% &
34% respectively opined that they are of poor quality.
Opinion the tenants with respect to Wash Basin/Sink, Storage platform, Slab/platform
Flooring etc. provided in the houses. There was a mixed opinion as some of them opined
that they are good and some of them as not good (poor). With respect to wash basin and
flooring, out of 90 allottees, 53% and 60%, opined that they are good quality, whereas
remaining 47% & 40% respectively opined that they are of poor quality. With respect to
other three items, out of 90 allottees, 76%, 46% and 44%, opined that they are sufficient,
whereas remaining 24%, 54% & 56% respectively opined that they are insufficient.
The details of opinion of the respondents (allottees & tenants) are presented in the
Table- 11.11(a) and 11.11(b) respectively and also graphically depicted
Table -11.11(a) : Quality of materials used in the Kitchen – Allottees
Particulars
Wash Basin/Sink
Flooring
Air & Light
Storage platform
Slab/platform

Good
Nos.
86
107
Sufficient
115
129
89

Not Good
%
53
66
71
79
74

Nos.
%
77
47
56
34
Insufficient
48
29
34
21
55
45

Table -11.11(b) : Quality of materials used in Kitchen – Tenants
Particulars
Wash Basin/Sink
Flooring
Air & Light
Storage platform
Slab/platform

KEA

Good
Nos.
48
54
Sufficient
68
41
40
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%
53
60
76
46
44

Not Good
Nos.
%
42
47
36
40
Insufficient
22
24
49
54
50
56

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

Quality of materials used in the Kitchen – Allottees

Quality of materials used in the Kitchen – Tenants

11.1.12

Opinion on quality of materials used in the bath
Opinion on the quality of materials used was elicited from the allottees with respect to
taps, tiles used in the bath. Out of 163 allottees, 53%, & 47% opined that they are good
quality. Remaining 47% & 53% respectively opined that they are of poor quality.
Opinion on the quality of materials used was elicited from the tenants with respect to
taps, tiles used in the bath. Out of 90 allottees, 47%, & 29% opined that they are good
quality. Remaining 53% & 71% respectively opined that they are of poor quality The
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details of opinion of the respondents are presented in the Table 11.12 (a) & 11.12(b)
respectively and also graphically depicted.
Table – 11.12(a) - Quality of materials used in the bath – Allottees
Particulars

Good
Nos.
86
77

Taps
Tiles

Not Good
%
53
47

Nos.
77
86

%
47
53

Yes
Easy flow of water

95

No
58

68

42

Table – 11.12(b) Opinion on quality of materials used in the bath – Tenants
Particulars
Taps
Tiles

Good
Nos.
42
26

Not Good
%
47
29

Nos.
48
64

Yes
Easy flow of water
25
28
65
Quality of materials used in bath – Allottees

%
53
71
No
72

Quality of materials used in Bath – Tenants
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11.1.13

Opinion on quality of materials used in the toilets

Opinion on the quality of materials used was elicited from the allottees with respect to taps, tiles
used in the toilet. Out of 163 allottees, 53%, & 47% opined that they are good quality.
Remaining 47% & 53% respectively opined that they are of poor quality.
Opinion on the quality of materials used was elicited from the tenants with respect to taps, tiles
used in the toilet. Out of 90 allottees, 58%, & 31% opined that they are good quality. Remaining
42% & 69% respectively opined that they are of poor quality. The details of opinion of the
respondents are presented in the Table 11.13(a) & 11.13(b) respectively and also graphically
depicted.
Table -11.13(a) : Quality of materials in toilet – Allottees
Particulars

Good
Nos.
126
88

Taps
Tiles

Not Good
%
77
54

Nos.
37
75

Yes
Easy flow of water

85

%
23
46
No

52

78

48

Table -11.13(b) : Quality of materials in toilet – Tenants
Particulars
Taps
Tiles
Easy flow of water

KEA

Good
Nos.
52
28

Not Good
%
58
31

Nos.
38
62

Yes
23
31
62
Quality of materials in toilet – Allottees
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Quality of materials in toilet – Tenants

11.1.14

No. of houses having Leakage / Seepage problems
Out of 163, allottees 46% opined that, there were some leakage / seepage in the houses
occurring at different places in the houses. This was due to poor quality materials, poor
workmanship etc., The remaining 54% opined that, there were no such problems. Out of
90, tenants 51% opined that, there were some leakage / seepage in the houses occurring at
different places in the houses. This was due to poor quality materials, poor workmanship
etc., The remaining 49% opined that, there were no such problems. . The details of
opinion of the respondents are presented in the Table 11.14(a) & 11.14(b) respectively
and also graphically depicted.
Table- 11.14(a) : Leakage / Seepage problems – Allottees

Particulars
Leakage /
Seepage in
the houses

Yes
Nos. %
75
46

No
Nos. %
88
54

Table- 11.14(b) : Leakage / Seepage problems – Tenants
Particulars
Leakage / Seepage in
the houses

KEA
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46

No
%
51

126

Nos.
44

%
49
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Leakage / Seepage problems – Tenants

11.1.15

Opinion on the plan & design of houses (house Allottees only)
Opinion on the plan and design of houses from the respondents was mixed type and
majority of them indicated as average. This is due to the fact that, all the designs and
under a particular category of house is stereo & there are no variations. From the point
view of utility, though all the houses are provided with 2BHK facilities however, except
HIG houses all other category houses are not provided with staircase alongwith the main
house.
Further, the compounds constructed are only at front side of the house however, on both
sides and back side there is no compound wall. In between the houses a partition is
created by erection of RCC cement poles with fencing. Most of the allottees opined that,
even if there is increase in cost because of these two additional items they would have
paid for that and hence preferred staircase as in built facility alongwith the house and also
compound on all four sides. Accordingly, the opinion given on this aspect is presented in
the Table – 11.16 and also graphically depicted.
Table -11.16 : Opinion on the plan & design of houses (Allottees only)
Particulars
Satisfied
Average
Not satisfied
Total

KEA
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38
163

127

%
10
66
23
100

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

Opinion on the plan & design of houses

11.2

Perceptions of Site Allottees

In order to assess the perception of the site allottees were collected. This was with regard to the
quality of constructions in the layout, infrastructure services viz., water supply, sewerage, street
light, storm water drainage, road network & communication network including environmental
aspects considered for planning and implementation etc. For this purpose, a cross section of site
allottees, who have constructed already the houses in the layout & residing over their & some of
the site allottees who are residing elsewhere were contacted to elicit their opinion with regard to
Biddapur layout. Further, it can be noted that, overall 258 site allottees i.e about
20% of the total site allottees of 1289. (comprising both type were contacted viz, (i) who are
currently staying in the layout after construction of houses on their own & amongst the site
allottees who have not yet constructed any house but staying in other places) were contacted.
The respondents amongst site allottees were from different social background with reference to
community, their occupation, annual income, etc., With respect to occupation, they were from
either business community or employees from State & Central Government organizations or
employees from industries & industry associations, professionals like lawyers, doctors,
engineers, architects, auditors, real estate agents.
For this purpose, opinion of them was collected through interactions focused group discussions
(FGD). It can be noted that, among 1289 sites developed in the layout, 254 houses have come up
in the vacant plots of different dimensions. Hence, randomly such residents were contacted
(Around 50%) to obtain their opinion with regard to quality of construction in the layout
formation by KHB. Further some of the site allottees who are not residing in the layout were
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also contacted to get the opinion. Overall around 20% of the total site allottees i.e 258 Nos. were
contacted. The opinion of the site allottees is analysed separately & are as follows.
11.2.1 No. of site allottees contacted based on the site category
As indicated above, overall 258 site allottees were contacted to elicit their opinion with
regard to various aspects of the developments at Biddapur layout. It can be noted that, out
of 258 sample site allottees, 22% having site under LIG-I, 23% under LIG-II, 20% MIG,
17% HIG-I and remaining 18% coming under HIG-II category. The number of site
allottees based on the site category contacted during survey are as follows:
Table – 11.2.1 : No. of persons contacted based on the site category
Sl.
No.
1
2
3
4
5

Category of sites
LIG-I
LIG-II
MIG
HIG-I
HIG-II
Total

No. of persons contacted
under the category
63
60
48
41
46
258

% persons contacted
22
23
20
17
18
100

Graph : No. of persons contacted based on the site category

11.2.2 Social Background
The social background of the site allottees comprise 23% of SC community, 6% of ST
community, 12% of OBC, 9% of Minority and 50% of General category. The details
are presented in the Table 11.2.2 and graphically depicted.
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Table – 11.2.2 - Social Background
Category
SC
ST
OBC
Minority
General

11.2.3

No.
64
11
55
20
108
258

%
23
6
12
9
50
100

Occupation

The occupation of the site allottees comprise 24% are in government service, 6% are
entrepreneurs, 34% are business, 27% are in other services (like industries, private jobs etc.,) and
9% of them have not responded. The details are presented in the Table 11.2.3 and also
graphically depicted.
Table – 11.2 .3 : Occupation Details – Allottees
Category
Govt.
Service
Entrepreneur
Business
others
No
Response
Total
11.2.4

No.

%

62

24

16
88
70

6
34
27

22
258

9
100

Income Profile
The income profile of the site allottees comprise 19% has less than Rs. 1 lakh, 35% have
income between Rs.1 to 3 lakh, again 33% have income between Rs.3 to 5 lakhs and
remaining 13% have income above Rs. 5 lakhs.

The details are presented in the

Table 11.2.4 and graphically depicted
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Table – 11.2.4 : Income Profile

Graph : Income Profile

Particulars

No.

%

Less than Rs. 1.00 lakh

48

19

Rs. 1.00 to 3.00 lakhs

90

35

Rs. 3.00 to 5.00 lakhs

86

33

Above Rs. 5.00 lakhs

34

13

258

100

Total

D)

Opinion on location of the layout
During survey respondents were requested to indicate their opinion on location and its
suitability and whether nearer or far to the city centre. Out of 258 site allottees, 88%
indicated as nearer and remaining 12% as far from the city centre. The opinion given is
presented in the Table– 11.2.5 and also graphically depicted.
Table – 11.2.5 : Opinion on location of the layout

Particulars
Nearer
Far
Total

No.
227
31
258

%
88
12
100

11.2.5 Opinion on distance from schools & colleges
Out of 258 allottees, 76% opined that the location is nearer to schools and colleges
and 24% opined that they are far from the layout. The opinion given is presented in the
Table-11.2.6 and also represented graphically.
Table – 11.2.6 : Opinion on distance from schools & colleges
Particulars
Nearer
Far
Total

KEA
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195
63
258

%
76
24
100
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11.2.6 Adequacy of supply of water
It can be noted that, with regard to the question i.e. “adequacy of supply of water”, only
127 persons (i.e. 127 out of 254 site allottees who have constructed houses on their own
and residing in the layout) were contacted to elicit the opinion. The remaining 131
persons were not asked this question as they are residing elsewhere. Accordingly, out of
127 persons, 53% opined that the supply of water is made twice in a week, 7% opined
supply is once in a week and remaining 39% opined supply is every alternate days.
However, as there was no daily supply, accordingly, allottees opined the same. The
opinion given is presented in the Table–11.2.7 and also represented graphically.
Table – 11.2.7 : Adequacy of supply of water

Particulars
Weekly twice
Daily
Weekly once
Alternate days
Total

No.
74
0
10
43
127

%
53
0
7
39
100

11.2.7 Road network in the layout
Out of 258 site allottees, 95% opined that the existing road network in the layout is good
and provide better connectivity within the layout. The remaining 5% opined that road
network is average. The opinion given is presented in the Table–11.2.8 and also
graphically depicted.
Table – 11.2.8 : Road network in the layout

Particulars
Good
Average
Total

KEA

No.
244
14
258

%
95
5
100
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11.2.8 Road maintenance
It can be noted that, with regard to the question i.e. “Road maintenance”, only 127
persons (i.e. 127 out of 254 site allottees who have constructed houses on their own and
residing in the layout) were contacted to elicit the opinion. The remaining 131 persons
were not asked this question as they are residing elsewhere. Accordingly, out of 127
persons, 70% opined that the road maintenance in the layout is taken up by the authority
regularly, however 28% opined that though maintenance is undertaken, the same is not
adequate and remaining 2% have not respondents. The opinion given is presented in the
Table–11.2.9 and also represented graphically.
Table –11.2.9 : Road maintenance
Particulars
Yes
No
No Response
Total

No.
89
36
2
127

%
70
28
2
100

11.2.9 Opinion on Street light and power supply
It can be noted that, with regard to the question i.e. “Street light and power supply”, only
127 persons (i.e. 127 out of 254 site allottees who have constructed houses on their own
and residing in the layout) were contacted to elicit the opinion. The remaining 131
persons were not asked this question as they are residing elsewhere. Accordingly, out of
127 persons, 57% opined that the street light and power supply is good whereas
remaining 43% opined that, it is poor. The opinion given is presented in the Table–
11.2.10 and also represented graphically.
Table – 11.2.10 : Streetlight and power supply

Particulars
Good
Poor
Total

KEA

No.
73
54
127

%
57
43
100
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11.2.10 Possible reasons for delaying in building the houses .
It can be noted that, with regard to the question i.e. “Possible reasons for delay in
construction of the houses in the layout.”, In this case, only 131 persons (i.e. 131 out
of 258 site allottees who have not constructed houses) who are currently residing
elsewhere, were contacted to elicit the opinion. The remaining 127 persons were not
asked this question as they have constructed houses at Biddapur layout. The possible
reasons for not building houses in the allotted vacant plots as expressed by the site
allottees are as follows:
-

Shortage of finance

-

Want of spare time to build the house

-

Shifting of the work place

-

Want of better education / health / civic amenities

It can be noted that, out of 131 persons 32% indicated that, they have not build the houses
due to shortage of finance, 15% indicated that they need some spare time to build the
house, 34% expressed that though layout is good, however they require more better
health/ education / civic amenities and balance 20% expressed that, as their working
place is elsewhere hence, they have shifted currently from Kalaburagi and hence the
houses not yet implemented. The percentage of different reasons as expressed above are
depicted graphically.
Table–11.2.11 : Possible reasons for delaying in construction of the houses by sample site
allottees
Particulars
Shortage of finance
Want of spare time to build
the house
Shifting of the work place
Want of better education /
health / civic amenities

No
42

%
32

19
26

15
20

44
131

34
100

11.2.11 Overall the opinion of sample site allottees with regard to layout
Overall the opinion of sample site owners with regard to layout and development is
summarized as below:
KEA
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•

The location of the proposed layout is ideal and convenient to them. The layout is
strategically located and can be reached without any problems. They also opined
that, public and private transport facilities are already available for reaching the
project location.

•

They are of the opinion that, adequate social & commercial infrastructure facilities
are available near the project location.

•

As the layout is strategically located, hence it has attracted potential buyers from
various cross sections of the society such as employees of government and semigovernment organizations, employees from industries, business community,
residents from different localities of Kalaburagi, professionals and others.

•

The location of Biddapur Layout is ideal and hence it has attracted even High
Income Group (HIG) and Premier Group (MIG) of buyers who are currently
residing in the layout.

•

The Biddapur Layout has been planned with good architectural features and a good
landscape including the parks, trees all along the roads, play grounds etc, have
enhanced aesthetics, quality and environment.

•

Since the location of the layout

is nearer to the city limits and extent is large,

hence it is developed as an elegant, modern, model layout on par in quality and
amenities with the best layouts being developed in Bangalore and other big cities.

•

The Biddapur Layout site is very nearer to state highway connecting Bidar–
Srirangapatna which connects South & North Karnataka at one stretch

•

There are already few Educational Institutions established near Biddapur Layout.

•

The project is also adjacent to High Court offices and other important industrial
areas of Kalaburagi. The project has greatly helped in providing sites to the
houseless and economically weaker allottees working in these industrial areas.
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Section – 12 : Reflections & Conclusions
Reflections and conclusions based on the findings & discussions in the preceding chapters are
presented as follows :
12.1

Reflections

12.1.1 Rational behind implementation of the project (Demand by public)

•

The project has been well conceptualized by KHB for its effective implementation. The
project could fulfill atleast partial housing needs of the region.

The project was

conceived based on the demand of people who insisted KHB to implement the composite
housing project at Biddapur land. There was also huge demand for the housing at
Kalaburagi due to growth of city from all directions.

•

It is evident from the fact that, the number of applications received were more (3189
nos.) when compared to the availability of sites and houses in the layout
(1289+303=1592). It could be seen that, the project could provide housing needs only to
50% of the aspirants, whereas remaining 50% of the aspirants not provided due to limited
availability.

12.1.2 Implementation inconformity with DPR

•

The project has been implemented as per plan interms of cost and conformity with
project documents i.e. DPR.

Necessary approvals were obtained from the related

departments before implementation. The entrustment amount to the contractor was
Rs.42.03 crores & there was no cost overrun, because of the project was a lumpsum
based contract with a 2 years defect liability period. Hence, the contractor was paid only
Rs.42.03 crores as there were no provisions for any escalations.

•

However, there was time overrun of 10 months beyond stipulated time of 18 months
(as per the Agreement). As informed by the implementing agency, time over turn was
due to various factors, viz., (i) delay in getting plans sanctions, delay in getting the
approved drawings / working drawings from the architects, delay was also due to slow
progress during foundation excavation it encountered with hard strata, delay in shifting of
existing power lines from the project site to other suitable locations. Delay was also due
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to inspections by the Chief Electrical Inspectorate as the installed power capacity for the
project was more than 2 MW (3.5MW).
12.1.3 Adoption of neighbourhood planning principles

•

KHB has followed neighborhood planning principles in implementation of the layout &
houses. The required spaces for the various utilities have been considered & are as per
the minimum norms as stipulated by Town & Country Planning Act. From the land use
analysis it can be observed that, the total percentage of marketable land which comprise
residential & commercial area is 53.71% whereas remaining 46.20% of total space is
non-marketable and is utilized for provision of infrastructure viz. roads, parks, play
grounds, civic amenities etc.,

•

Generally, the ratio of marketable land to non-marketable land is 55%:45% and as the
non-marketable land adopted in the project is more than 45% hence, it is accepted by
competent planning authority.

•

In planning the houses also minimum norms with respect to FAR and set back
requirements have been adopted. As per the Zonal Regulations permissible FAR for
residential sites upto 240 smtr & between 240 to 500 smtr,. It is 1.25:1 and the actual
FAR achieved in all cases of houses within this limit in the range of 0.52:1 to 0.65:1 for
HIG & MIG respectively.

•

Further, all LIG, MIG & HIG houses are designed with minimum set back requirements
as per the norms. This was mainly to safeguard the environment, public health and the
general moral, social welfare and orderly development of the township of the community,
reasonable limitations on the use of land and buildings are necessary.

12.1.4 Extent of land, purchase cost & comparison with SR Guidance Rate

•

The land for the project was purchased from Airport Authorities at Rs.2.90 lakh / acre.
Accordingly, the cost of 214 acres and 6 guntas of land works out to Rs.621.04 lakhs.
The amount realized from sale of a portion of land i.e 55 acres & 10 guntas to High Court
Authorities at Rs.8.65 lakh/acre was Rs.477.91 lakhs. It can be noted that, the purchase
cost of the land was Rs.2.90 lakh / acre and selling price was Rs.8.65 lakh / acre and in
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the process KHB gained Rs.5.75 lakh / acre (Rs.8.65 lakh – Rs.2.90 lakh = Rs.5.75 lakh)
and net gained amount was Rs.317.97 lakhs (Rs.477.91 lakhs – Rs,159.94 lakhs).

•

The purchased cost of the land i.e. Rs.2.90 lakhs /acre was higher when compared to SubRegistrar’s Guidance value i.e Rs.1.50 lakh / acre (70%–80% more) prevailing at that
time. However, it was much lower than prevailing market rates at that time
(Rs.4 lakh – Rs.5 lakh / acre).

•

It is informed that, the amount gained by sale of 55 acres and 10 guntas of land to High
Court Authorities was also absorbed in the project, thus further enhancing the site and
house rates more dearer to the intended buyers. This indicates that, KHB has achieved
economy in respect of land and utilized effectively in the project.

12.1.5 Perceptions of site & house allottees with respect to Health, Safety & Convenience
facilities

•

With respect to infrastructure facilities viz., safety, convenience & other facilities the
allottees gave mixed opinion. However, with respect to infrastructure facilities provided
in the layout they were happy as it was provided with good network of roads, water
supply, power supply, underground drainage system, telecommunication facilities, etc.,
They also opined that, the layout has 17 parks, 3 play grounds & 7 civic amenities sites
established at appropriate places in the layout. Some of the parks which were not
maintained properly needed immediate attention particularly in the west wing of the
layout. The residents urged that there is need for cleaning and well maintenance of the
earmarked playgrounds enabling their children to play. At some locations side drains
were chocked due to dumping of garbage and other wastes.
It was also informed that, the office bearers of housing layout have approached Gulbarga
City Corporation to take up maintenance work of the layout specifically road
maintenance, street lights, side drains, water supply, storm water drainage etc., As
indicated earlier, the layout is handed over to Gulbarga City Corporation by KHB and
hence KHB has no binding on it. The maintenance of the entire layout is the
responsibility of Gulbarga City Corporation (GCC). The allottees of sites and houses
indicated that, they further, follow up the issue with the GCC to speed up the
maintenance of the layout ensuring to avoid such choking problems.
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•

Both type of allottees opined that, though civic amenities sites are available at
appropriate location in the layout, however, no commercial buildings, shops have been
established at appropriate places in the layout. Currently there are some temporary shops
have come up in such CA site and fulfilling the requirements of the residents. Majority of
the shops were small eat outs, cool drink shops etc., However, the layout is lacking with
permanent facilities viz., provision store, laundry, health clinic, Xerox, book shops,
hotels & restaurants, facilities for payment of electricity bill, water bill, tax etc.,

•

Telecommunication facilities have been provided in the entire layout as the entire area
has good network of all mobile operators. With respect to health care facilities they
opined that, there are few healthcare centres such as clinics established in the east wing.
However, major nursing homes are still to be established, otherwise the residents are
dependent on healthcare facilities available at city centre i.e. Kalaburagi. They further
opined that, in emergencies they would avail the facilities located at city centre, as such
Kalaburagi city is having a good name in providing medical facilities due to the chain of
medical institutions and a big general hospital.

•

With respect to safety aspects all the residents opined that, there is need for more safety
to be ensured by way of establishing by way establishing police check post exclusively
for this layout.

•

Though water supply system is intact, however the frequency of supply of water is either
two times in a week or alternate days or in exigencies once in a week. As such
Kalaburagi water deficient region always suffers from water scarcity. The residents were
satisfied with the current system of water supply as it was better when compared to water
supply in the nearby private layouts.

•

The site & house allottees opined that, the layout is strategically located at a distance of
1.5 kms. to central bus terminus and they do not have any problems as all kind of
transport facilities including KSRTC buses, autorickshwas are plying in the area and
providing total connectivity to the residents. Since, the ring road (established by
Kalaburagi Urban Development Authority) which passes through centre of the layout the
connectivity to different parts of the city is further enhanced.

Though, Kalaburagi

university, & other important colleges are located on the other side of the city at a
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distance of about 10kms. from the layout, however, they are accessible through the
existing ring road without entering into the city and saving their time.

•

Further, the location is closed to the highways and also major district roads viz., Afzalpur
– Kalaburagi road takes off from the ring road is the connecting route to Vijayapura and
further upto Sholapura and other important cities of neighbouring Maharashtra state.

12.1.6 Criteria for no. of sites V/s no. of houses

•

In the layout, a total of 1592 vacant plots have been developed in an extent of 150 acres
and 6 guntas of land. Out of 1592 properties that have been developed, 1289 plots have
been earmarked for site allottees and remaining 303 plots have been utilized for
construction of houses by KHB.

•

KHB has developed a total of 1592 vacant plots of which 1289 plots have been
earmarked for allotment to the site allottees and the remaining 303 vacant plots have been
earmarked for construction of houses by KHB. There was no any such criteria in deciding
no. of houses to be constructed in comparison with total number of plots developed. East
wing of the layout was much nearer to the city and as the land had hard strata,
accordingly, to economize the construction cost, KHB went for constructing more
number of houses i.e. 239 houses in the east wing under HIG, MIG & LIG category. In
the west wing only 64 houses have been constructed under MIG & LIG category. The
proportion of total number of vacant plots to total number of houses is almost in the ratio
of 4:1 (1289:303).

12.1.7 Preference of house or site from KHB – Opinion of House allottees and site allottees.
a)

•

Preference of house allottees : Site or House from KHB

With respect to preference of house or site by the house allottees, 83% of the allottees
preferred houses rather sites from KHB. Even though there were certain problems /
deficiencies in construction of houses were there, however, they have accepted overall
the houses as their own because of other supporting and good quality infrastructure
provided in the layout and as it has conducive ambience for staying in. They preferred
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ready-built houses allotted by KHB as the construction on own is tedious and
cumbersome in nature.
However, the remaining 17% of the allottees preferred sites instead of houses due to

•

various reasons viz., poor quality in construction, average design of the building,
inadequacy in the facilities created, seepage / leakage problems etc.,
b) Preference of site allottees : Site or House from KHB
During survey opinion of site allottees was elicited with regard to whether they prefer site or
house from KHB. During survey around 258 site allottees (20% of the total site allottees of
1289 no.) were contacted. It can be noted that, 254 houses have come up in the vacant plots
constructed by site allottees on their own. Out of 254 site allottees who are currently residing
at the layout, 50% i.e. 127 persons were contacted and another 131 site allottees who are not
currently staying in the area were also contacted to elicit opinion with respect to preference
of site or house from KHB. Overall the site allottees i.e. 258 persons expressed that, they
prefer sites only from KHB because of following reasons.
•

It is convenient to construct the house with better quality.

•

House could be constructed with their own design, plan & typology.

•

Options for change in the design plan whenever it is required.

•

House could be constructed with elegant elevations and designs if constructed on own.

•

Possibility of varying the dimensions / sizes of the individual facilities

•

Possibility of having better painting options of their own choice

•

Possibility of the building house incorporating vastu at appropriate locations

•

If constructed on own, there is possibility of options for monitoring the project with
regard to quality, timely completion etc.,

This indicates that, there was 100% preference for sites only from KHB by allottees of sites. It
can be noted that, house allottees and some of the site allottees who are staying in the Biddapur
layout have formed a housing association viz., Akka Mahadevi Housing Association. The
association works for the benefit of residents in the area with respect to overall maintenance of
infrastructure, water supply, power system in the layout. During survey, Group Discussions of
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site owners and also house owners were organized by office bearers of Akka Mahadevi Housing
Association to elicit the opinion whether they prefer site or house from KHB. In respect of
house allottees the maximum number of persons (83%) preferred houses and remaining 17%
sites from KHB.
In respect of site allottees, it was opined that, there was 100% preference for sites only from
KHB rather houses. It was also opined that, because they wanted sites from KHB hence, they
specifically opted for sites and accordingly indicated the same in the application called by KHB
at the time of allotment. The site allottees opined that though there are some minor
inconveniences with regard to layout development, however, they are negligible. They also
opined that, except such minor inconveniences, otherwise the layout has been developed with
most modern facilities and has been one of the best residential layout in Gulbarga city.
12.1.8 Transparency in allotment of sites & houses and norms

•

KHB followed transparency in allotment of sites to the intended site allottees in the
process of allotment. It followed the minimum percentage reservation norms for various
categories and accordingly sites have been allotted. However, there is excess allotment in
respect of general category (more than 49%). However, it can be observed that, for state
govt employees the allotment of sites was same as available sites were same to the
number of applications received(139 against 139).

•

In respect of other categories (SC/ST, Defence, Senior citizen, central government,
physically handicapped quota) there is less percentage of allotment when compared to the
standard norms as number of applicatons received were less. Though it looks there are
some deviations from the standard norms but it is informed that, if the applications
received in a particular category are less than the available sites in that category, in that
case excess applications would be considered for allotment from other available category.

•

KHB has followed transparency and reservation norms in allotment of houses also.
However, it can be observed that, for state govt employees the allotment of houses was
same as available houses were same to the number of applications received(41 against
41). In respect of other categories (SC/ST, Defence, Senior citizen, central government,
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physically handicapped quota) there is less percentage of allotment when compared to the
standard norms as number of applicatons received were less. Though it looks there are
some deviations from the standard norms but it is informed that, if the applications
received in a particular category are less than the available houses in that category, in that
case excess applications would be considered for allotment from other available category.
12.1.9 Number of houses occupied by allottes & tenants

•

More number of houses are constructed in the east-wing and general tendency of
occupation is more by allottees themselves with 58% whereas remaining 42% are
occupied by tenants.

•

However, in the west wing the tendency of occupancy is reverse of east-wing. The
percentage occupancy by the allottees is less with 39% whereas remaining 61% of the
houses are occupied by tenants.

•

The combined occupancy (both East wing & West wing) indicate that, out of 303 houses
54% are occupied by allottees and remaining 46% by tenants.

12.1.10 Number of houses altered / modified / extended before occupancy

•

Out of 163 allottees, 90 allottees (55%) made some alternations / changes in their houses
before moving in.

•

The remaining 73 allottees (45%) have not made any alteration or changes.
Works that are altered by the Allottees (%)
Altered
8
42
33
40
23
34
4
2
16

Particulars
Flooring
Taps (General Area)
Electrical bulbs
Painting
Wardrobes to Bed room
Taps in kitchen bath & Toilet
Safety grill
Design / plan of the house
Change of main gate
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92
58
67
60
77
66
96
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12.1.10
•

Expenditure for alterations / modifications in the houses
Based on the existing facilities and further requirements many allottees have modified /
altered certain items of works in the houses.

•

Out of 163 allottees, 90 allottees (55%) have done alterations / modifications in the
allotted houses depending on the requirements.

•

Whereas remaining 73 allottees (45%) have not altered. Out of 90 persons, for alterations,

•

Out of 90 allottees who have made alterations, 23% have spent money in the range of
Rs.0.75 to 1 lakh, 21% in the rage of Rs. 1 to 1.25 lakh, 7% in the range of Rs.1.25 to 1.5
lakh, 2% in the range of Rs.1.5 to 3 lakh and again only 2% have spent little over
Rs.3 lakhs.

12.1.11 Number of houses with leakage / seepage problems

•

Out of 163 allottees, 46% opined that, there are some leakage and seepages developed in
certain places of their houses, whereas remaining 54% opined that they are not.

•

Total number of houses having leakage / seepage problems are 75 and remaining 88
houses are not.

•

It was also opined that, the leakage / seepage was observed on the walls either in hall or
kitchen or bed room or toilet. Because of this problem the painting was peeling off and
dampness observed.

12,1.12

•

Possible reasons for delaying the house construction by site allottees
Out of 1289 sites allotted by KHB for construction of house by the site allottees, only
20% of allottees have constructed the houses even after 6 to 7 years of allotment. This is
not a good sign, as the very purpose of allotting sites to the siteless persons was to create
a shelter for them. This delay in construction of houses was due to following reasons :
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Shortage of finance,

-

Want of spare time to build the house

-

May be shifting of the work place

-

Access to better education,

-

Want of modern health facilities,
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-

To join their children who are settled elsewhere etc.,

12.1.13

Whether house or site owners already have any site or house in their name
allotted by other government departments

•

With regard to question “whether site owners already have any site or house in their
name allotted by other government departments”, all the sample site owners (258 nos.
contacted during survey) indicated that, they do not have any site or house in their name
allotted by other government agencies. Similarly all the 163 house allottees indicated
that, they do not have any site or house allotted by other government agencies. It was also
indicated by them that, as they did not have any site or house in their name hence they
opted for site or house from KHB.
Further, it was informed from KHB that, as per the allotment norms KHB will take an
affidavit from the prospective allottees, wherein they have to indicate that, they do not
have any site or house allotted by any Government department at Kalaburagi or anywhere
in the State. It was also informed that, all the applicants (3189 no.) have given an
affidavit indicating that, they do not have any site or house in their name.

12.1.4 Number of houses that have come up in the vacant plots
12.1.5 A total of 1289 sites have been developed in the Biddapur layout. Out of 1289
vacant plots earmarked for site allottees, 254 (20%) houses have come up in the layout
constructed by the allottees themselves and remaining 80% sites are vacant.
Number of houses that have come up similar to design of houses constructed by
KHB.
It was observed that, not even a single house was similar to the design of house
constructed by KHB. A variety of houses with different design plans and different
elevations / outlook were observed in the layout. The designs of houses that have come
in the vacant plots are on par with constructed in the modern layouts in the cities like
Bangalore, Mysore etc.,
12.2

Conclusions

•

KHB has taken a right initiative at right time to approach the government to get allotted
the land originally earmarked for Kalaburagi Airport Project. Since the city expanded and
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also the ring road passes through the Airport land a decision was taken to drop the
proposed airport project at Biddapur.

•

KHB has ably planned and developed composite housing project even though the land
was of linear nature because it was originally proposed runway of the airport project. The
rationale behind taking up this project by KHB is appreciable since it could meet the
housing demand to certain extent with comprehensive infrastructure and housing
facilities.

•

The KHB could complete the project within the cost indicated in the agreement. Even
though the project was delayed by 10 months due to site condition and procedural
formalities, KHB could get implemented the project without any cost overrun due to the
fact that, project was based on lumpsum fixed price no variation contract and there was
no clause of cost escalations in the contact.

•

Prevailing neighbour hood planning principles have been more or less followed by KHB
in implementation of the project. Further, KHB has also strictly followed the zonal
regulations and building bylaws to ensure better ambitions and environment for living.
Adequate spaces were earmarked for basic amenities & public utilities within the layout.
A good network of roads providing connectivity within the layout and also connecting to
important places of the city including hospitals, colleges bus stand, railway station etc.,

•

KHB purchased the land of 214 acres from Airport Authority at a cost of Rs.2.90 lakh /
acre totaling to Rs. 621 lakhs. Subsequently, 55 acres and 10 guntas of this land was
transferred to High Court Authorities at a much higher rate of Rs.8.65 lakh / acre which
fetched KHB Rs. 477.91 lakhs to KHB. Due to this transaction, the net land value
became more dearer and was only Rs 1.91 lakh/acre and hence KHB could allot the sites
& houses at a lower rate than the prevailing market. This helped the deserving people to
get the sites and houses at more affordable rates, 30% to 40% less when compared to the
prevailing market rates at that time.

•

KHB purchased the land from Airport Authority at Rs.2.90 lakh per acre whereas SR rate
at that time was Rs.1.50 lakh / acre for the lands coming in and around Biddapur. KHB
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allotted the sites at Rs.300/- per sft for both site and house allottees against the prevailing
market rates of Rs.450 to Rs.500 per sft. This could be possible to KHB because of a
portion of the land was transferred to High Court Authorities at much higher rates.

•

As all the LIG & MIG houses have not been provided with staircases, it is suggested that,
KHB may explore the possibilities of take up house construction including staircases in
their other projects to enhance utility of the house and convenience to the allottees. could
have been constructed alongwith main house instead of making mere provision for the
staircase. Access to terrace is quite important to washing and drying the cloths, regular
maintenance & repairs to avoid possible leakage / seepage through the terrace.

•

In the absence of permanent commercial buildings in the layout, for their daily
requirements the residents are either depending on temporary shops that have come up in
the layout or ships available in the city centre. KHB may explore possibilities of
construction of commercial complex / shops either on own or through PPP model such
projects, which will further enable for establishment of the facilities viz facilities viz.,
provision store, laundry, health clinic, Xerox, book shops, hotels & restaurants, facilities
for payment of electricity bill, water bill, tax etc.,

•

As the layout has no facility of police station or police outpost it is suggested to have
such facilities in the layout to ensure better safety to the occupants.

•

The layout is provided with water supply faculties which are intact, however it is
suggested that the frequency of supply of water may be increased to further improve the
water supply and avoiding the water shortage problem.

•

The Biddapur layout is an ideal location and has conducive ambiance for the residents.
Though the layout is at a distance of 1.5 kms. to central bus terminus and KSRTC buses
are making trips, however, there is need for increase the frequency of bus trips enabling
fast movement and convenience to the allottees. As the ring road which passes through
the layout connecting almost all the locations of the Kalaburagi to the layout, it is
suggested that, KSRTC may explore the possibilities of plying more number of busses all
along the ring road covering and connecting the entire city.
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•

Currently the houses are constructed with single floor with a provision for first floor
construction. Accordingly, the foundation structures have been designed to carry the
ground and first floor load. As per the Zonal Regulations permissible, FAR is 1.25:1 and
the actual FAR achieved in all cases of houses is within this limit which is in the rage
of 0.52:1 to 0.65:1. Since, there is scope for additional floor construction due to
availability of FAR, hence the allottees could construct first floor depending on their
financial resources and this will enable them to get additional income by the way of
rentals. Additional floor construction will also attract number of persons occupying the
houses on rentals and this will enable to improve the density of population, enabling
optimum utilisation of land and all other infrastructure facilities provided in the layout by
KHB.

•

Adhering to the minimum set back requirements in construction of all category of houses
viz., LIG, MIG & HIG houses as per the norms has enabled to safeguard the
environment, public health and the general moral, social welfare and orderly
development of the township of the community. KHB has achieved economy in the
project in the process of land transactions wherein the net amount fetched to KHB was
utilized for the project, enabling to further reduce the site and house cost more dearer to
the allottees.

•

Currently, the houses constructed by KHB have been occupied by the allottees and no
single house is vacant. Looking at the construction of houses by the site allottees which is
about 254 houses have come up in the layout when compared to total number of 1289
sites allotted for site allottees. This indicates though KHB has provided all infrastructure
facilities, still there is slow pace of house development by the site allottees and hence the
facilities provided are not utilized optimally. It is suggested that, KHB may explore the
possibilities of increase the proportion of houses to sites. More number of houses with
varieties of design options would attract more number of people for purchase of houses
and faster the occupancy in the layout and will enable optimum utilization of land and the
facilities.

•

Even though there are some deficiencies, inadequacies in certain areas of house
construction, however, the house allottees are happy and prefer houses by KHB rather
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than sites. By improving the quality in construction and avoiding such small deficiencies,
KHB could attract more number of persons prefer houses than the sites. Variation in the
design plans and providing with good architectural features in the houses would
definitely attract more number of buyers.

•

KHB followed transparency in allotment of sites and houses by adhering to reservation
norms.

However, as the response from SC / ST category,Defence/exservicemen,

Physically handicapped persons, Senior citizens was not adequate KHB could not fulfill
the reservation norms in allotment. Due to this KHB was compelled to allot the sites and
houses to the general category. It was a good move from KHB in order to utilize the
facility optimally without keeping vacant for want of applications from the reserved
categories.

•

Out of 303 allottees, 163 allottees are living in the houses and the remaining 140 houses
are rented out. Even though the very purpose of the project was to make available houses
to the needy people, some of the allottees could not occupy their house due to many valid
reasons, may be shifting of the work place, access to better education, want of modern
health facilities, to join their children who are settled elsewhere etc., There is all
possibility of original allottees returning to the location and living in their house at
appropriate time as they always love to stay in own house.

•

Out of 163 allottees, who occupied the houses, as many as 90 allottees (55%) made some
alternations / changes in their houses before moving in to the house. Alterations were
made mainly to have better convenience as specifically required by the allottees. In some
cases alteration was necessary to avoid leakages / seepages and better maintenance. In
certain cases there was a need to door frame and steel windows due to their dilapidated
conditions. Some of the allottees constructed compound walls and altered the sliding
gates to have better safety & security. Most of the allottees have constructed the
staircase to access to the terrace. On an average allottees have incurred about 10 to 15%
of the allotment cost on alterations / modifications etc.,

•

Out of 303 houses, 46% of houses experienced the leakage and seepage problem which
was noticed by the allottees after occupation. Allottees were made to spent nominal
amount on getting repaired the leakage / seepages to avoid further damage to the house.
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•

Most of the site allottees are happy with the amenities and infrastructure with
good network of roads, water supply, power supply, underground drainage system,
telecommunication facilities, etc., They were also happy because the layout has 17 parks,
3 play grounds & 7 civic amenity sites for their benefits. Further, majority of house
allottees and tenants occupied in the house were happy with the environment and
infrastructure available within the layout.

•

Out of 1289 sites allotted by KHB for construction of house by the site allottees, only
20% of allottees have constructed the houses even after 6 to 7 years of allotment. This is
not a good sign, as the very purpose of allotting sites to the siteless persons was to create
a shelter for them. This delay in construction of houses was due to following reasons:

•

-

Shortage of finance,

-

Want of spare time to build the house

-

May be shifting of the work place

-

Access to better education,

-

Want of modern health facilities,

-

To join their children who are settled elsewhere etc.,

With regard to question “whether site owners already have any site or house in their
name allotted by other government departments”, all the sample site owners (254 nos.
contacted during survey) indicated that, they do not have any site or house in their name
allotted by other government agencies. It was also indicated by them that, as they did not
have any site or house in their name hence they opted for site or house from KHB.
Further, it was informed from KHB that, as per the allotment norms, KHB will take an
affidavit from the prospective allottees, wherein they have to indicate that, they do not
have any site or house allotted by any Government department at Kalaburagi or anywhere
in the State. It was also informed that, all the applicants have given an affidavit indicating
that, they do not have any site or house in their name.

Case Studies
For the purpose of comparison of the current project of KHB a case study for a layout
development in the city of Sunderland considered has been studied and considered to ascertain
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its successfulness or failure. The document is a supplementary planning guidance prepared by
Mr. William Ault, Director of Environment, P O Box 102, Civic Centre Sunderland, SR2 7 DN
(a city in England). The Evaluation attempted to study the five layouts those have come in the
city of Sunderland with respect to their positive factors and also negative factors while designing
and detailing. The following two layouts have been considered by the agency. These are for
illustrative purposes and are included to show how design of layout and houses has been treated
in different residential developments of the city.

1.

Case Study : 1 – North Haven
North haven is located to the east of Sunderland City Centre and north of the port. The
housing development was recently completed in 1998 and comprises 308 houses and
flats.
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Evaluation :
a)

Positive factors ;

-

There is a high level of natural surveillance and a sense of place

-

The development is high density and has achieved this by integrating flats on the four
corners of the site.

-

The development responds well do its surroundings

-

Parking has been well integrated within the scheme

-

The development uses the concept of perimeter blocks

-

Efficient use of land

-

Takes into account and responds to the maritime setting

-

Creation of neighbourhood

b)

Negative Factors

-

No public transport links through the site

-

Distance to local facilities

-

Not enough linkages with surroundings area

-

Not enough attention to detail, quality of construction materials

-

Lack of public amenity space incorporated within the scheme

-

High level of surveillance does not extend to the pedestrian cross – routes which are
enclosed by high walls

-

KEA

The use of garage blocks in the central country yards reduces surveillance?

152

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

2.

Case Study : 2 – Ashbrooke can be described as a leafy residential suburb of large
Victorian terraces, with many of the properties converted into flats. The terraces are
notable for their use of heavy timber elements in the construction of bay windows, door
castings and guttering. Variation of architectural styles and materials is evident between
the terraces.

a)

Positive factors :

-

Sense of place and local identity created by the distinctive charter of the area

-

Contribution, arrangement and coherence of architectural features to overall design and
rhythm of terraces

-

Architectural quality and variation

-

Nature, quality and variety of materials

-

Tall, narrow frontages increases natural surveillance makes more efficient use of land and
together with a deep plan provides generous internal spaces

-

Increased security through privately gated roads and grounds

-

Wide streets and tall buildings provide a coherent relationship between dwellings and
streets to give an appropriate sense of enclosure

-

Tree lined streets and large front gardens “soften the urban environment and provide an
attractive setting for the buildings.
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-

Large front gardens, walls, hedges and gates increase privacy, clearly define public and
private space and act as a buffer to the street

-

Trees on streets

-

High density housing

Negative factors
-

On street parking can cause problems

-

Rear access lanes provide convenient access to rear yards / gardents and raise safety and
security concerns

-

Blank gable ends are not overlooked and can encourage graffiti and nuisance

-

Sense of ownership / belonging eroded through reduction in owner occupier and
proliferation of HMO;s leading to problems of increased noise and disturbance, excessive
alternations to attractive buildings, poor maintenance and competition for on – street
parking.

The above two case studies highlights positive factors and negative factors of its own. The
positive factors in the two case studies highlight, the importance of efficient usage of land,
creation of a neighbourhood, the development is high density which has been achieved by
integrating flats on the four corners of the site, coherence of architectural features, architectural
quality and variations, increased security through privately roads and grounds etc., could be
followed and adopted in the implementation of future projects by KHB. Similarly, the two case
studies have their own negative factors which could be referred and same mistakes shall not be
repeated in the upcoming projects.

**__**

KEA

154

TECSOK

Evaluation of Composite Housing Scheme in Airport Land at Biddapur, Kalaburagi

Section - 13 : Recommendations
The Composite Housing Scheme of KHB in Airport Land at Biddapur, Kalaburagi has been
undertaken for evaluation. The study is aimed at evaluating the performance of the KHB in
project implementation in respect of both physical & financial aspects to enable to perform better
in future projects. During the evaluation, the study team has held discussions with all the
stakeholders viz., officials of KHB at Head Office, Bangalore , KHB office at Gulbarga, KUDA,
Housing Department, GoK, KCC, Airport Authority, Kalaburagi, House/site allottees etc.,
The evaluation has been carried out on the terms of reference which range from project
conceptualization, the time and cost overrun if any in implementation, health safety and
convenience facilities, perceptions of the allottees, allotment procedure and distribution plots /
sites under different category, alterations / modifications made for the houses, quality of
construction in the houses, adequacy of facilities at various locations of the houses, location of
the project with respect to various important locations within the city etc.,
Based on the analysis of the data provided by KHB and the responses by the allottees of sites and
houses the following recommendations have been suggested and grouped as short term and long
term based on the time required for implementing the recommendations.
The decisions which can be taken internally by the board are grouped under short term and
decision which need to be debated / discussed by the board are grouped under long term. Some
recommendations require changes in policy and these are grouped separately.
13(a) Short Term Recommendations

•

Strict adherence to the quality in construction & ensure the same through third party
monitoring. This will enable to cut down number of repair works in the houses and also
avoid alterations / modifications to the maximum extent. It is evident from the analysis
that, out of 163 house allottees, 90 allottees (55%) contacted during survey indicated that,
they have undertaken alterations / modifications to their houses before they occupied.
The repairs / modifications alterations were made in the houses viz., change of door and
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window frames, change in floor tiles in bath and toilets due to improper slope, change of
poor quality taps, change of painting on walls due to leakage / seepages etc.,

•

There was a time overrun of 10 months beyond the scheduled time of the project.
Precautionary measures to ensure such kind of delays in future projects. The delays were
due to getting plan sanctions, delay in getting consent and approvals, delay in getting
working drawing from architect, delay in getting structural drawings, delay in slow
progress due to hard strata encountered during construction. To avoid such delays it is
recommended that, a special Task Force Committee need to be constituted to monitor the
the progress of the project at every stage. Further, there were delays due to hard strata
encountered and such delays can be avoided by ascertaining them in the beginning
through proper survey and estimations. It is recommended that, KHB need to speed up in
getting required drawings both constructions and structural by proper monitoring and
fixing the time to such agencies.

•

KHB may consider to provide staircases for LIG and MIG houses in its future projects to
access to terrace for maintenance and utility purposes. Currently, all the LIG / MIG
houses in the project have been constructed without staircases and only there is space left
out within the premises for constructions by the allottee in the due course. The allottees
expressed that they were unable to access to the terraces due to non-availability of
staircases rendering non monitoring of cracks / pot holes if any developed in the terraces
which were the route cause for leakage / seepage problems in the houses. Hence, it is
recommended that, KHB may consider to provide staircases alongwith houses in their
future projects.

•

To attract adequate response from SC / ST for allotment of sites/houses, more awareness
/ publicity need to be created amongst such beneficiaries. It is evident from the fact that,
number of applications from the SC / ST was lesser than the quota prescribed for them.

13(b) Long Term Recommendations

•

KHB may consider increasing the proportion of number of houses compared to the
number of sites in its future projects as many sites (nearly 80%) are lying vacant due to
various reasons. It can be noted that, in the project a total of 1239 sites and 303 houses
developed by KHB as part of the project. Over a period of time (4 to 5 years) and as on
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date of inspection it was observed that, only 254 houses have come up in the vacant plots
of 1289 in the layout indicating only 20% construction by the site allottees. This may be
attributable due to various facts and reasons including less number of houses constructed
by KHB when compared to total sites formation of 1289 number. Comparing the ratio of
vacant sites to ready built houses is 4:1 (1289: 303). Hence it is recommended that, KHB
may consider increasing the proportion of sites & houses (at least 3:1) which would
encourage site allottees to speed up house construction and rendering fast pace
development in the region.

•

The people had more inclination towards houses rather plots particularly from LIG
category, hence it is recommended to increase quota of houses under this category. It is
evident from the analysis that there was more demand and applications received from the
LIG category for want of houses from KHB. Hence it is recommended that, another 15
to 20% of more houses could be built in addition to the current quota.

•

KHB may consider introducing more housing typology for MIG & HIG categories. This
will enable the beneficiaries to have choice of design and to minimize the alterations. As
all the houses under particular category are similar in design plan and allottees opined
that, it would have been feasible to go for more housing typology under MIG & HIG
categories to have better aesthetic look and elevation of the buildings.

•

As the houses in SC / ST and Differently Abled Categories are vacant, KHB need to
provide the information to the public through advertisement and also to coordinate with
social welfare and other concerned departments to provide the information and generate
awareness.

•

Further, in case of defence / ex-servicemen, central government employees, physically
handicapped persons, senior citizens there were less number of applications received for
houses when compared to available quota under that particular category. Hence, there is
also need for giving more advertisement and also to coordinate with respective
departments.
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13(c) Recommendations requiring change in policy

•

As the land is scarce commodity and there is a need for utilization of of same optimally.
It was observed that the layout had only single storied individual houses (303 nos.) and
1289 vacant plots developed by KHB. For development of 1289 sites and 303 houses the
total extent of land utilized was 150 acres and 6 guntas. Considering the location of the
land which is just 2.5 kms. from city bus stand of Kalaburagi city, definitely land is very
precious in terms of money as it is strategically located. Hence, for optimal utilization of
land it is recommended that, KHB could go for apartment constructions in addition to the
individual sites & housing. As already the Kalaburagi city is getting accustomed to
apartment culture, it would be preferable to take up apartments in such large size housing
projects. This will definitely increase the percentage of occupancy, increase in density of
population and more over it will also fulfill the housing needs of the more number of
applicants. This is due to the fact that, there were more applications registered (around
3200 nos.) with KHB when compared to the availability of sites / houses (1592 at
Biddapur.

•

Currently, 80% (1035 out of 1289 sites) of the sites are lying vacant. To avoid such
situation it is recommended that, KHB may consider introducing time duration for the
site allottees to build the houses within the stipulated time.

•

As the house allottees tend to change / alter / modify mainly the interiors in the allotted
houses it is recommended that, the options for interiors to be left to the allottees
themselves. Hence, suitable modifications / approvals may be considered in this regard.

•

As per the current reservation norms there is no certain percentage of reservation for
widows and single women. Hence, it is recommended that, reservation for Widows and
single women to be included in the reservation category. This is to be given as policy
recommendation.

**___**
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Annexe-1
Photographs of Composite Housing Project, Biddapur,Kalaburagi
Total house modified

Design Change in bath & toilet

Roof top of a house

A termite attacked door

Compound constructed in between the houses
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A double road in the layout

Poor maintenance in the park

Road not maintained

Left - KHB & right- site allottee’s house

Leakage problem in the Wall

Fencing between houses

House fully demolished
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Dismantled window

Team Leader along with a allottee

Internal staircase in HIG House
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Choked side drains
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