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tNTRODUCTION. 

The want of a book on Land Revenue administration 
in India. suitable for the B. A. Examination of this and 
)ther Indian Universities has long been, felt by teachers 
!nd students. Nearly twelve months ago, the Board of 
Studies in Economics, at my suggestion, recommended to 
~he Syndicate the imblication by this University of such 
! book. Owing, however, to the want of detailed technical 
knowledge'of the subject on the part of those likely to 
mderhke the work, it was decided to publish selections 
[rom official reports and to adapt them to the require
tnents of the students. Selections were accordingly made 
crom the red-letter reports of the five major provinces 
tnd circulated to the local governments for favour of 
revision. They have readily and cheerfully responded to our 
request, and two of them, in particular, viz, the United Pro
vinces and Bomba.y governments have, with commendable 
tlacrityand generosity, enth-ely re-written the chapters 
IUbmitted to them for revision. The University is under 
~rofound and grateful obligation to those officers of the 
.ocal governments who have taken such :warm and 
Jractical interest in the work with a view to ensure its 
Isefulness. The first chapter, which has been taken from 
,he recent Decennial Report on the Moral and Material 
Progress of India, purports to be a general introduc
iion to the whole subject, which is dealt with in detail in 
ihe subsequent chapters. The'book can, therefore, claim 
;0 be an authoritative compfiation on Land Revenue ad
ministration and can safely be placed in the hands of all 
University students of economics. The University of 
Jalcutta has adopted it as a text-book for the B.A. 
~:x:amination, and it is hoped that other Indian Univer
Ii ties will find it suitable for their students. 

DARBHANGABUILDINGS, 1 
April 15, 1915. 5 S. C. RAY. 
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Land Revenue Administration in India. 
INTRODUCTORY. 

I.-LAND REVENUE AND TENURES. 

Bxtractsfrom the Report on the Moral and Material Progress 
of India, Decennial Issue, 1913, pp. 110=14. 

The Land Revenue system and the laws regarding 
land tenures are matteL'S of immediate interest to a great 
majority of the population of India, and the most 
important branch of administration in every province 
is that connected with the assessment and collection of 
land revenue, and with the numerous subsidiary 
questions arising in regard to land. In spite of the 
gradual development of other forms of industr1, 
agriculture continues to hold by far the most important 
place, and a Jarge· proportion of workers on the land 
either own or lease the land that they work. Apart, 
therefore, from its purely financial aspect the Land 
Revenue and its administration are of great importance 
from the social and political point of view. 

The land revenue of modern India is a form of 
public income derived from the immemorial custom of 
the country. In its primary shape it was that portion 
of the cultivator's grain-heap that the State annexed for 
the public use, and this crude method of realising the 
bulk of the State income appears to have been practically 
the only method in force . throughout the greater part 
of India until the sixteenth century. Revenue is indeed 
st.illlevied in this manner in many of the native states, 
and there are large tracts where rents are so taken by 
landlords. Under the Moghal rule, cash payments-fixed, 
when possible, for a period of years-were to a large 
extent substituted for payment in kind, but under later 
rulers the collection of lanq revenue became practically 
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little more than a disorganised scramble for the greatest 
amount of income that c~uld be wrung from the land. 
As the sev~ral provinces came under British control, 
their assessments were gradually reduced to order, the 
systems selected being at' first tentat.ively adopted 
according to the varying circumstances of the different 
tracts, and becoming more and more crystallised as time 
went on. 

Zamindari and Ryotwal'i Tenures.-A number of 
different systems were thus evolved on lines that were 
for the most part mutually independent. It is usual to 
differentiate them roughly on broad lines according to the 
status of the person froID whom the revenue is actually 
demanded. When the revenue is assessed on an 
individual or community owning an estate, and occupying 
it position identical with, or analogous to, that of a 
landlord, the assessment is known as Zamindari; when 
the revenue is assessed on individuals who are the actual 
occupants, or are accepted as representing the actual 
occupants, of smaller holdings, the assessment is known 
as Ryotwari. The distinction lias its historic origin in 
the varying degrees in which, in different parts of the 
country, tribal occupation of territory had superseded 
the rights of the ruler, or full proprietary rights had been 
granted to the individual. Under zamindari tenure the 
land is held as independent property, under ryotwari 
tenure it is beld ofthe Crown in a right of occupancy, 
Which is, however, under British rule, both heritable and 
transferable. U ndei' either system there may be rent
paying sub-tenants. The Zamindari, or landlord, system 
prevails in Bengal, the United Provinces, the Punjab 
(proprietary cultivating communities), and the Central 
Provinces-over rather more than half of British India 
altogether-and the Ryotwari, or peasant proprietary 
system in Bombay, Madras, Assam and Burma. In the 
Punjab 'and the U :nited Provinces the present tendency 



i~ for co-sharers to divide their responsibilities and. 
become directly responsible to Government for their 
separate shares. -

Permanent and Temporary Settlel1umts.-A.. second 
general distinctio~ is that between the areas in which 
the assessment is permanently fixed and. those in which 
it is fixed for a period of years only. In 1793 the 
assessment in Bengal was declared to be fixed in 
perpetuity, and the settlement then made, with some 
subsequent additions, constitutes what is known as the 
Permanent Settlement of Bengal. Shortly afterwards 
the permanent system was extended to the Benares 
districts (now in the United Provinces) and to certain 
portions of the lIIadras Presidency. Under these 
arrangements, areas making up altogether about one-fifth 
of British India are perman~ntly settled. In the 
remaining areas assessments are fixed for a period of 
years, the ordinary term at the present time being 30· 
years in Bombay, lIfadras, and the United Provinces, 
and 20 years in the Punjab and Central Provinces. In 
backward tracts, such as Burma and Assam, and in 
exceptional circumstances, such as exist in Sind~ shorter 
terms have hitherto been permitted, but the 20-year 
period is being adopted in Burma and Assam. 

The general features of the Land Revenue 
administration, whether zamindari or 1·yotwari, may be
noted under three heads: (1) the preparation of the 
cadastral record, (2) the assessment of the revenue, and 
(3) the collection of the revenue so assessed. The 
processes coming under the first two heads are known 
collectively in most provinces as the "settlement" of 
the land revenue, and the officer who carries them out 
is known as the" Settlement Officer." During the last 
twenty or thirty years the object of shortening and 
simplifying settlement procedure has been kept steadily 
in view. Thus each province has a Land Records staff 



which, M is notl'll htllow, kl't>ps thl' \'ill,,~ I1lnp.~ and 
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Provincial Land Records and Settlement Department. A 
separate map is usually prepared for each" village. " 
The cadastral map having been completed, the record oj 
holdings is drawn up. This is primarily a fiscal record, 
the object of which is to show from whom the assessment 
of each holding is to be realised and the amount in each 
case. But the determination of these matters is closelJ 
bound up with the genE.-ral question of land tfnures, 3D( 

it has been usual to supplement entries in this record, 
either by additional entries or by a separate record, in 
such a way as to show, to a greater or less extent, the 
existing rights in, and encumbrances on, the land. In 
most of the provinces where such a record-of-rights i:! 
prepared, it is given by law a presumptive force, being 
held to be correct until the contrary is proved. 
Arrangements are now in force in most provinces by 
which the cadastral records are rerned either annually 
or at short intervals in such a way as to maintain the 
accuracy of the record, and there is thus being gradually 
built up a very extensive and complete system of 
registration of title by public entry. 

Tile Assessment of tile Lalld Reullue-The revenue 
is levied by means of a cash demand on each unit assessed. 
Under the :om;llC/ori system, the demand is assessed on 
the village or estate, which may be owned by a single 
proprietor, or by a proprietary body of co-sharers joinU, 
responsible for payment of the revenue. The demand is 3 

definite sum payable either in perpetuity or for a fixed tern 
of years, during which the whole of any increased profit! 
due to extension of cuIth-aUon, enhanc~ment of rents, &c .• 
is enjoyed by the individual landlord or the proprietalJ 
body. Under the T!l0ftca,., system, the asses. .. ment is on 
each field as demarcated by the cadastral survey. It tak~ 
the form of revenue rates for different classes of land, whicIJ 
are settled for a term of years, and, as the occupant may 
surrender any portion of his holding, or obtain an un· 



occupied field, the total sum payable by him as revenue 
- may vary from year to year. The earliest cash assess

ments were the equivalents of fractional shareR of the 
gross produce of the land, but it is unnecessary here to 
refer to the estimates that have been made of the frac
tions of the gross produce represented by the existing 
rates of land revenue, beyond saying that it is clear that 
Government now takes a very much lower share of the 
gross produce than was customary in pre-British days. 
Except in Bombay, where the assessment is not fixed in 
terms of the produce at all, the revenue throughout India 
is assessed so as to represent a share, not of the gross, but 
of the" net produce" (in "yotwari areas; "net assets" 
in zamindari,. areas). The meaning of th~ term "net 
produce" or "net assets" as employed for the purposes 
of assessment, varies in different parts of India. In 
Northern India and in the Central Provinces it repre
sents the rent, where rent is paid, or that portion of 
the gross produce which would, if the land were rented, 
be taken by the landlord. In lIadras and Lower Burma, 
on the other hand, where Government deals, as a rule, 
direct with the cultivator, the net produce is the difference 
between the assumed value of the gross produce and a 
very liberal estimate of the expense incurred in raising 
and disposing of the crop. Speaking generally, the "net 
assets" represent a larger share of the produce in Burma 
and Madras, where no middleman intervenes between 
tlie peasant-proprietor and the Government, than they 
do in Northern India. There is no hard and fast rule as 
to the proportion of ,the net assets to be taken as land 
revenue, but approximate standards, which differ some
what from province to province, are laid down in the 
instructions to assessing officers. For India as a whole 
it may be said that the standard share of the calculated 
net assets or produce to be taken by Government is 
approximately one-half. Apart, however, from the fact 



that the net produce is usually calculated on very mode
rate lines, the share actually taken is more frequently 
below than above one-half. In the application of the 
standard rates to individual cases, considerable play is 
given to the working of local ccnsiderations and to the 
judgment and discretion of the assessing officer. 

The distinguishing and essential feature of the assess~ 

ments of Bombay is that they rest on the principle of 
adhering to what are known as "general considerations" 
rather than to statistical calculations of the soil, the eco~ 
nomic conditions of the iract, the past revenue history, 
prices, and the selling, letting, and mortgage value Of the 
land. 

The general rule that the assessment is ( for the term 
of a settlement) a fixed cash demand, rep.resenting the 
revenue fairly payableonan average of a series of seasons, 
is subject to some modification in precarious tracts, in 
regard to which the principle of a fluctuating assessment, 
by which the demand fluctuates year by year under 
rule, has been accepted and applied to some extent by 
most local Governments. The fluctuating assessment 
usually takes the form of. acreage rates on the areas sown. 
or matured in each harvest, the rates so imposed being, 
like the fixed lump assessment, unchangeable for a period 
of years. 

In Madras there are "season remission rules ", the 
effect of which is to adjust the revenue demand to some 
extent, particularly in the case of irrigated fields, to the .. 
character of the crop. grown in a particular season. 

Various provisions are made in the different Pl"ovinces 
for exempting from assessment, either permanently or for 
a term of years, increases of income due to improvements 
such as,.wells, tanks, and embankments made by private 
individuals, for the grant of favourable terms to cultivators 
who take up and clear waste land, for the avoidance .of 
sudden enhancements of the land. revenue demand; and. 
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-for the relief from over-assessment of holdings which 
have suffered deterioration since they were assessed. 

Tlte Oollection, of the Reven,ue.-Little of a general 
-nature need be said as to the collection of the revenue. 
Owing partly to the prevailing lack of capital among 
the agricultural population, the land revenue is generally 
recovered not by a single annual payment, but in instal
ments, the dates and amounts of which are fixed to meet 
local circumstances. For the recovery of sums not paid by 
due date the Government has extensive powers conferred 
by law. As a rule, a writ of demand or threat of attach
ment serves to bring about without further trouble the 
payment of such sums as are in arrear, and the more 
serious procedure of sale is comparatively seldom resorted 
to. Contumacious defaulters may be arrested and de
tained, but the number of persons actually confined is 
small. 

Suspensions and Remis8ions.-It has been mentioned 
above that the rigidity of fixed assessments has been 
modified, and demand of each year apportioned more 
closely to the out-tun;I from which the demand is paid, to 
some extent, by the adoption of fluctuating assessments. 
In areas that are under a fixed assessment, although that 
assessment represents an amount fairly payable on an aver
age, experience has shown that the land-holder cannot be 
counted on to lay by in good season~ enough to meet the 
revenue demand in very bad years, and it has been custo
mary of late years in most provinces to grant with greater 
freedom, as necessity arises, a postponement of the whole 
or part of the demand on a harvest, and even, in cases 
where ultimate recovery would entail real hardship, to 
allow an absolute remission of -the demand. Thus in 
1899-1900 and 1900-01 the collection of revenue to the 
amount of £1,376,000 (over 2 crores) was suspended in 
the districts affected by famine, and at the conclusion of 
the famine in 1902, no less than £1,321,000 (198 lakhs) 



was entirely remitted. Over £500,000 (75 lakhs). was 
remitted in the United Provinces in 1908. 

The Government of India in a Resolution dated the 25th 
March 1905 laid down the principles to be followell by 
local Governments in order to bring the local rules for the 
suspension and remission of land revenue into confor
mity. The general view expressed was that while it .was 
wholesome and legi.timate to expect the cultivator to take 
the bad with the good in years of ordinary fluctuation, 
it was hopeless t::> expect him to be able to meet the fixed 
demand in years when the crops barely suffice for his own 
sustenance, and that payments should not be enforced 
under conditions which would compel a cultivator of ordi
nary care and prudence to imperil his future solven~y in 
order to meet them. General rules for carrying this view 
into effect in various circumstances were laid down. It 
was decided to adhere to' the conclusion arrived at in 
1882 (when previous instructions for modifying, where 
necessary, the strict system of revenue assessment and 
collection were issued) and endorsed by the Famine 
Commission of 1901, that ., relief will not ordinarily be 
required when there is half a normal crop." On' the other 
hand it was suggested that total' relief should be given 
where the crop is less than a quarter of the normal., The 
principle was accepted that, as a general rule, no suspended 
revenue should be collected until after one fair harvest 
subsequent to the failure has been reaped in the affected 
tract. It was further laid down'that, no relief sfiould 
ordinarily be given to t,he revenue-payer of the landlord 
class unless it can be ensured either by legislation or by 
arrangement that a proportionate degree of relief will be 
extended to the actual cultivators of the soil, or at least 
to the tenant class. Local Governments were requested 
to examine their existing rules in the light of the various 
principles now laid down, by the adoption of which, the 
Government of India believed, the administration of the 

2 
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nxec11and revenue system of India would be freed from 
the evils of excessive rigidity that had in some places 
hitherto attached to it, and a degree of elasticity would be 
Ip.troduced sufficient to ensure that in times of agricultural 
calamity the burdens of the cultivating classes would not 
be aggravated by any unreasonable insistence on the 
demands of Government. 



It.~ REVENUE SURVEYS AND SETTLE1UiN'l'S AND 

LAND RECORDS. 

Extracts from the Report on the Moral and .Material Progresi 
of India, Decennial Issue, 1913, pp. 115=19. , 

Bengal, Bihar and Orissa and Assam.-'-'-The greatei'" 
part of the land revenue of Bengal (including Bihar and' 
Orissa) was permanently settled at the end of the 
eighteenth century. At the present time the land" 
revenue in Bengal represents less than a quarter of the· 
total rental. The settlement of 1793 did not extend to 
the whole province, and the tracts then omitted, as well 
as those acquired since, such as Orissa and Darjeelirig, 
and also many alluvial islands and estates that have· 
escheated, or have been purchased from time to time by 
Government at revenue sales, are temporarily settled. ,The' 
power to order a survey and record-of-rights in any local 
atea was given by the Bengal Tenancy Act of 1885; the' 
institution of operations in the permanently.'settied 
ttlWts was a most important step, the object being M
Ita-tile an authoritative record of' the statl1~ and rents" 
ot the tenants, with a view to protect them against 
arbitrary eviction and 'illegal enhancement, an~ td 
compose or avert agrarian disputes. It is reported' that 
the manifold advantages secured by the preparatIon of a 
trustworthy map and record-of-rights are now generally 
acknowledged,both by landlords' and tenants. Iii 
September 1902 the total area for which a record-of'::' 
rights had been completed was 29,610 square miles,. out 
of a total of 151,185 square miles of British territory in 
Bengal, as then defined. By September 19] 1 the record
of-rights had been completed for 64,805 square mileS 
out of the reduced total area of 116,175 square miles. 
The areas dealt with by the Settlement Department ill 
Bengal during the decade thus fell mainly ri:nd~r fimr 



heads: (1) temporarily settled estates, where a settle
ment of land revenue and rents is necessary in addition 
to the record-of-rights; (2) permanently settled estates 
in the Sonthal Parganas, where, besides the preparation 
of a record-of-rights, the rent of every tenant had to be 
settled, (3) other permanently settled tracts, where the 
work consists of the preparation of a record-of-rights 
and the decision of· agrarian disl'utes, the settlement 
of fair rents being made only on the application of land
lords or tenants; and (4) the temporarily settled .portion 
of Orissa, in which the revision of the last cadastral 
survey and record-of-rights was taken in ha~d in 19C6 
in order .to bring them up to date with a view to their 
being then continuously maintained. The survey and 
preparation of a record-of-rights in the Sonthal Parganas, 
begun in 1898, were completed in 1910. The rent of 
every tenant and headman in this large area (over 5,000 
square miles) was thus settled, and the respective rights 
of la~dlord, headman, and ryot in every village cl~arly 

defined. The result was an increase of about Rs .. 90,000 
a year in the Government revenue, while private 
proprietors also obtained material enhancements of their 
rent-rolls. Rent-rates are nevertheless still low,. and 
the rents are reported to be paid cheerfully in all cases. 

In Eastern Bengal, as in Bengal, it is now the settled 
policy of Government to prepare and keep up to date a 
record-of-rights not only where the land revenue is 
subject to periodical revision, but also throughout the 
whole permanently settled area. Up to September 1911, 
the cadastral survey and record-of-rightshad been 
completed in 8,109 square miles in Eastern Bengal, and 
9,369 square miles in Assam, and operations were in 
progress during 1910-11 in a further area of 8,385 square 
miles in Eastern Bengal; the outstanding areas were 
23,345 square miles in Eastern Bengal and 27,152 _ square 

'pliles in-Assam. 



In 'Assam -only a . comparatively small part of the 
country is permanently settled, .the rest being Govern~ 
ment property; ·the ordinary land tenures vary 
considerably in different paJ;ts, while several varieties 
of special waste land tenures, granted by Government 
at different periods, exist in all the plains districts. In 
the Sylhet and Goalparadistricts a large proportion of 
the area is permanently settled. The distinguishing 
features of the agricultural system of Assam proper are 
the large areas of unsettled waste land, and the system 
under which in certain tracts land is cultivated for two 
or three years and then resigned. These two conditions 
necessitate a simple system of land revenue 
administration, the ryots holding under an annual or 
decennial lease from Government. In the hill districts 
there is, except in a few isolated tracts, no land revenue 
settlement properly so called. The ordinary form of 
taxation in these parts is a house-tax. The decennial 
settlement ofthe Assam Valley districts being about to 
expire, re-settlement operations were inaugurated in 1902 

, on a new system, known as the "soil-unW' system, by 
which the assessment of the land revenue is, as far as 
possible, fixed by the people themselves, with reference 
.to the popular estimate of the relative values of the 
different classes of soils and of the relative natural 
advantages of different areas. In none of the districts 
was the revenue demand greatly enhanced in the Kamrup 
district, which was leniently treated in view of the 
severity of the effects of the earthquake of 1897; the 
final result was a total abatement of 2t per cent. 

United Provinaes.----,-In the Benares Division the land 
revenue was permanently settled, at the end of the 
eighteenth century. Elsewhere in the United Provinces 
the ordinary term of a settlem~nt is thirty years. In the 
assessment of revenue the rule is that the State demand 
should be, approximately, one-half of the rental "assets." 
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The second regular' settlement inOudh was carded out 
between 1893· and 1903. Extensive re-settlement operit .. 
tions were carried 'through also in Agra in the earlier yeats 
of the decade, (1902-1911), . the results varying between 
·itn increase of the revenue-demand to the extent of 34 
''per cent. in Meerut and a decrease of over 14. per cent. 
iIiCawnpora. In Bundelkhund the settle~ent was 
revised under special· rules, providing for a fluctuating 
assessment. Regular settlements were in progress in 
'two districts during the year ending in September 1912. 
'The department of land records was credited with steady 
arid improved work, and it was decided,. in connection 
'With settlements recently commenced, to dispense with 
'a professional survey and to accept the existing maps 
'corrected and brought up to date by the patwa1·is. 

Punjab.-In the Punjab, as in Bengal I'l,nd the United 
'Provinces, the system of land tenures is that known as 
za1ttindari. The zaminda1'S in an entire estate are techni
'cally bOUli.d by a common responsibility towards Govern
ment in the matter of the land revenue, but the tendency 
]8 towards individualism, and with lighter and more elastic 
nssessments the enforcement of collective responsibility 
'lias become practically obsolete. .In practice the owner; 
'or owners, of each ~olding is, or are, assessed separately. 
·t.I.'he term of a settlement is now usually 30 years in the 
ca~e of fully developed districts, and 20 years where 
conditions are less advanced. There has been a consider~ 
able extension, in recent years, especially on river-side 
areas and in rainless tracts of the Western Punjab, of the 
"fluctuating" system of assessment, under which the fixed 
:cash assessment is replaced by cash acreage rates on the 
actual area cropped at each harvest. The assessment is 
. calculated on the net, " assets," but competition rents are 
rarely paid in cash, and in the more usual case of kind
'rents the value of the "assets" can be arrived at only 
'artel' a number of elaborate and somewhat un~ertain 
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calculations as to prices, yields, etc. Although, therefQre!, 
the standard of assessment is represented, as in the U uited: 
Provinces, by one-half the net" assets," the standard ilt 
looked upon not as determining the average .assessment. 
but as fixing an outside maximum. The assessmeuts~ in 
the funjab have generally been noted for their .nloderation. 
A return laid before Parliament in 1908* gave in deta.it 
the results of settlement operations in the Punjab frQm 
1855 onwards. It showed that the rate of land revenq~ 
per cultivated acre, measured in rupees, had not varied 
mu~h, and that its incidence measured in gold. had 
therefOre greatly decreased. 

Madras . .,,-Nearly a third of the Madras Pre~idenQY~ 
made up of districts in the north, Is permaueJltly 
Bettled on the zaminda1;i system. Over· the re.st otthtl 
Presidency (leaving out of account the compa.l'ative.lyt 
i.mall areas held under various special tenures) r.jJo.t1JJ4ri 
tenure prevails. The basis of the latter sy.stem· is.t.h!;l 
division of· the whole area into fi.eld$, each field. being 
valued at a. fixed rate per acre a.ud the as~essmeut settled 
thereon. The first stage is .. soil clllssificatj(»)), certain 
food~8taples are then .selected as represeutatiYe, a.nd· t4!J 
average out~turn is ascertained by numeroij.B. me~Slll'ero~:n.ts. 
the out-turns are valued by a .colUmu,tatiQu.:rate rather:=", 
iometime!. much~below the average 9fprices {Of t):J;~ 

previous 20 non"famiue years; larg~ deductionsa;r~'lll~<:tf) 

for the difference between market p,nd .vill&ge pric~!i; ~l\<i 

for vicissitudes of season and .unprofitablepatc.hes, .~ml tp~ 
e:x:penses of cultivation are s-qbtracted. The !"net'p!,o(htP~:~ 
being .thus arrived at, a nominal half (usu.ally lesa) givfl~ thE! 
rate of the assessment applicable to the partic.ular son :i.~ 

question. Finally the rates are compared with.the exi~t-in.g 
rates and reduced if necessary. The amo"Q.u,ts p~ld:fQf 

iub~leases indicate that the nominal half is actually· Qftt'~ 
a fourth, and, on the richel' lands, a sixth Of. even le.$ft 

' . ., Cd. 399l of 1908, 
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Ill"Oportion of the net produoo. The t~rm of s~tt1t)m~Dt il\ 
30 ye..'\rS. An anmml s~ttll'lnent of al'couuts is held to 
as('t.'rtain l\nd 1't.'(.'01't.1 any dllm~ in tht.' holJill~, nud any 
l'l'mis...--ions \lIull'r the "S~t\son ll'mi&iion rull's" th~\t exist 
in l!adrns. 

BO""Ny.-In Bomooy }")residency, outside SimI, tbe 
bml fCyenUe systf.'m is with few e:tN'lltions '·!lo/Iear', the 
settlement being with culth"ators of sm~\ll hoMings whose 
reyenue pnyments are fixClI aCter careful mensurt'ment 
amI d:\...,,---itlc~\tion of tbeir lam Is. The nssossment is b..'\sed 
on a cllls.~tlcaUon of fields according to soil, sitmltioll, and 
natural defects, sUl'h as li~lbility to inumhltion amI the 
like. The ileUs being cl:lSSro, yillnges are groupClI with 
reference to thl'ir nenrnes.~ to lluukets, to ml\.'\ns of com
munication, and othl'r l'Collomic conditions. l[aximum 
ratl'S for tho groups are fixell with l'('gal'll to thl'se ron
side rations and to aYt~rngc prices. The assessment on any 
field is thl'n lleterminl'\las t\ llroportioll of the mnximum 
depemling upon the clnss to whi('h it belongs. 1.'he term 
of l\ settlement is 30 ye:ll'8. Since 1SS-L it h:\S OOt'n laid 
down as l\ genert\l rule th:lt at reyision settlements the 
increase of renmue shall not ('xcet'tl 100 pl'r cent. on an 
indiyi\lmu holding, 66 per cent. on l\ yill:\ge. or 33 pt"r 
cent. on a group of Yillages. Dt'Sides the ryollrcll-t temlft', 
thl're are l\ number of othf.'r forms of tenure. In Sind 
t.he land is heM by t\ large number of peas.'\nt OCcu~lnts, 

ami by a small b<xly, numerically, of l~\l'~ proprietors. 
Practically the whole of SimI is now under what is known 
as the irrigational settlement. which inclmll'\l the charge 
for irri~tion water under land re,enne. The as.~eS8ment 
is bast'll on tho 1ll0\le of irrig:ltion ndolltl'1. 1.'he spt't'illl 
feature of the SimI S\,'ttlement is the nllow~nt'6 for r~ulows. 
""Moh are common owing to tile poorn('ss of the soil, tllt} 

abundanco of wt\ste lnnd, nnd the ab.~tmoo of a suftlcit\nt 
sUPllly of mamlll'. O('culltmts Me liable to the full 
I.-~o...~ment on t'a('h S\UH'Y lHunbcr when culth"fitl'\l, but 
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falloW' lands are free provided that assessment is paid 
thereon once in five years. The term of a settlement in 
Sind is 10 years. 

The record-of-rights, which was introduced into the 
Presidency under an Act (the Bombay Land Record-of
Rights Act) passed in 1903 is being maintained and kept 
up to date by mutation registers. In most districts the 
record has produced a marked diminution in litigation, 
and in petty crime arising out of land disputes. 

3 



'III.-TENANT RIGHT AND LAND LEGISLATION. 

Extracts from the Report on the Moral and Material Progress 
of India, Decennial Issue, 1913, pp. 115, 183-188. 

Penant-Right.-By the ancient custom of India the • 
occupiers of the soil had the right to retain their holdings, 
so long as they paid the r~nt or revenue demandable 
from them. In Southern India, where most of the land 
is held by petty occupiers direct from the State, this 
custom has been respected from the beginning of British 
rule; and in both' the permanently and temporarily 
settled districts of Northern India a considerable degree 
of protection has now been given to the tenants or ryots. 
Up to 1859 tenant-right had not been adequately 
safe-guarded by law, and for the great province of 
Bengal, the Court of Directors reported in 1858 that 
"the rights of the Bengal ryots had passed away iI'ub 

silentio, and they had become, to all intents and 
purposes, tenants-at-will." Since 1858 laws have been 
passed which make the petty occupiers of Madras, 
Bombay, Burma, and Assam proprietors of their holdings, 
subject to the payment of a moderate land revenue; and 
the petty proprietors are protected against future 
enhancements of land revenue on account of improve
ments effected by themselves. For nearly every other 
province in India laws have been passed securing 
tenant-right to all occupiers of any standing, prohibiting 
eviction or enhancement of rent, save by consent or by 
decree of court, on good cause shown, and granting the 
ryots power to bequeath or sell their tenant-right. 

The extent and character of the tenant-right. declared 
or created by these laws vary in the different provinces; 
tenant-right is strongest in the Central Provinces, where 
the old land tenures were not very unlike the petty 
proprietors hips of Bombay; it is less important in the 
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Punjab, where the bulk of the land is occupied hy 
prbprietary brotherhoods, and the holdings of rent-paying 
tenants are comparatively small; and it is weak in Oudh, 
where the position of the taluqdars or superior proprietors 
was exceptionally strong, and had been confirmed by th~ 
British Government. The position of tenants or 
occupiers in every province is better and more secure 

. than it was fifty years ago. In permanently settled 
Bengal, the Tenancy Act of 1885 has greatly strengthened 
and improved the position of the ryot; and the cadastral 
survey whi<:h is being carried out in the. province shows 
that the great bulk of the ryots enjoy tenant-right under 
t~e law. 1.'hus LORD CORNWALLIS' intention in favour of 
the ryots, promulgated more than 100 years ago, has, so 
far as changed circumstances permitted, beel). at last 
carried into effect, for the rights of the occupiers of the 
soil have been in great part secured; and this has been 
done without injustice to the Bengal landlords, whose 
gross rental has increased four or five fold during the 
century, and has in many tracts more than doubled 
during the past fifty years. 

'l'hroughout considerable parts of India, it may be 
added, the Government· has power to ensure the 
suspension or remission of rent to meet cases of crop
failure. 
. Bengal, Bihar and Orissa, and .,4ssam,.-Throughout 

the greater part of Bengal (including Bihar and Orissa) 
the relations of landlord and tenant are governed by ~he 
Bengal Te.nancy Act of 1885, which secured the status 

. and privile~es of all classes of tenants. The Act provides 
that every ryot whQ has held any land in a village for 12 
years acquires thereby a right of occupancy, and 80 or 99 
per cent. of ryots have such rights. A small number of 
ryots hold at fixed rates of rent, and the remainder are 
without right of occupancy. Even the latter, howeVer, 
cannot be ejected except in ex;ecution of the decree of !J. 



competent court, 'nor can their rents be enhanced at 
shorter intervals than five years. The Act was amended by 
Bengal Act I of 1907, with the object of giving greater 
facilities to landlords for the collection of rent, and at the 
same time of guarding against enhancement of rent by 
collusive compromises, and removing the ambiguities, 
anomalies, and defects brought to light by twenty years' 
experience of the working of the Act. Its main provisions 
are now fairly well known both to landlords and to 
tenants; but there are indications that the importance of 
various sections has not yet been realised by the public. 
The levy of abwabs or illegal cesses in addition to rent 
continues to prevail more of less throughout the Presi
dency. It is reported that, as a rule, the tenants pay these 
illegal demands without much demur in order to escape 
harassment in other ways. 

For the Chota Nagpur Division, the law as to landlord 
and tenant was consolidated and amended by the Chota 
Nagpur Tenancy Act of 1908, the object of which was to 
secure the ryots in the enjoyment of their existing rights, 
and to ensure in cases of necessity their protection against 
oppressive landlords, while at the same time safe-guarding 
the interests of the landlords in many important matters. 
It was reported in 1911 that as a result of the application 
of this Act to the evidence afforded by the record-of
rights, the burdens of litigation and of general adminis
tration had decreased enormously, and that there was now 
abroad a feeling of security in the enjoyment of agrarian 
rights. The Act is as yet imperfectly understood by 
the aborigines of the division, and is being cautiously 
administered, with good results. 

The Governmen1i of Bengal came to the conclusion, 
towards the end of the decade, (1902-1911) that It was desir
able to undertake special legislation also for three of the 
districts of the Orissa Division. There was evidence to 
shoW that the sections of the Ben~al Tenancy Act applied 



to those districts had proved in practice to be ill-adapted 
to local conditions: ';['he revisional settlement had brought·· 
to light the fact that claims by landlords . to a record in 
their own names of lands alleged to be in their cultivating 
possession, were frequent, and th&,t disputes on this 
subject between them and their tenants were acute. It 
was found also that agreements were often exacted from 
tenants the effect of which was to prevent the accrual of 
occupancy rights, and that a large majority of landlords 
were opposing the reclamation of waste lands by cultiva
tors, and, where such reclamations had been made, were 
endeavouring to deprive the cultivators of the fruits of 
their labour. The Orissa Tenancy Bill, introduced in 
the Bengal Legislative Council in July 1911, was intended 
to remedy these and other defects, and to provide a new 
self-contained agrarian code for the districts in question; 
it made provision also for the maintenance of Jand records. 
The Bill was finally passed by the Bengal Legislative 
Council on the 27th March 1912, four days before the new 
province of Bihar and Orissa was constituted. In view of 
this last fact, and of the contentious nature of the Bill, the 
Governor-General withheld his assent, so as to leave the 
Government and the Legislative Council of the new 
province free to deal with the various questions raised. 

The Bengal Tenancy Act is in force in all the Eastern 
Bengal districts, except the Chittagong Hill Tracts. It 
was amended in 1908, as regards Eastern Bengal, by an 
Act following the same lines as the Bengal Act of 1907. 

In Assam the only special law as to landlord and tenant 
is the Landlord and Tenant Procedure Act of 1869, which 
is in force in Goalpara.and Sylhet. 

United Pt'ovinces.-Questions of tenancy-right and 
rent-rates are of great importance in the United Provinces, 
as in Bengal. The bulk of the land is held by cash
paying tenants, and except in the permanently-settled 
area the revenue is assessed on the basis· of the rents in 



force at the time 'of settlement. In the permanently
settled districts a special class of tenants is found who 
have heritable and transferable rights at a fixed rent, 
and are liable to eviction only for default in paying rent. 
Other tenants are divided into two classes according as 
they ,have or have not a right of occupancy; but the 
term "occupancy tenant" bears different meanings in 
Agra and Ondh. 

In Agra the occupancy tenant has'a heritable right 
to hold certain land, and is not liable to eviction except 
for default in paying rent, while t~e rent payable cannot 
be enhanced except by mutual agreement or by order of 
revenue court, generally on the ground that it is below 
the prevailing standard of rent for similar land. Since 
1859 any tenant has acquired occupancy rights in land 
cultivated from year to year without a lease for at least 
12 years, and an Act of 1901 (the Agra Tenancy Act), 
provides that the change of a holding or dispossession 
for less than a year shall not operate as a break in the 
period of 12 years, while a lease does not prevent the 
accrual of occupancy rights unless it is for at least seven 
years, the object being to induce'landlords, if they do not 
choose that their tenants shall acquire any rights, at 
least to grant them long-term leases. The Act also made 
the ejectment of ordinary tenants more difficult. The 
number of ejectments has nevertheless risen in recent 
years; but, on the other hand, the area protected from 
arbitrary ejectment by long leases or occupancy rights 
has grown considerably, and amounted in 1911 to 68 per 
cent. of the total area held by ordinary tenants as 
compared with 64 per cent. in 1903. 

A land-holder who parts with· his proprietary rights 
obtains occupancy rights in his home farm at a'privileged 
I'ate of rent,· 25 per cent, below the rate generally 
payable by non-occupancy tenants. This is called "ex~ 
proprietary right." 
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In Oudh the so-called "occupancy tenant" corresponds 
to the "ex-proprjetary tenant" in Agra, and no tenant 
acquires occupancy rights by prescription; the ren.t of 
the occupancy tenant cannot be enhanced beyond a rate 
12}- per cent. lower than that ordinarily paid by cultivators 
with no such right. 

Other tenants in .A.gra are merely tenants-at-will, but 
the Act provides th,at, where the rent of a non:'occupancy 
'tenant is enhanced, he shall be ,entitled, as a general 
rule, to hold the land at the enhanced rent for a term 'Of 
not less than five years. In Oudh any person admitted 
'to the cultivation of land acquires certain rights; he 
is entitled to hold it for seven years at the same rent, 
and enhan,cement at the end of that period is ,limited to 
61- per cent. 

Laws passed in recent years have placed important 
restrictions on the transfer of land. The Oudh Settled 
Estates Act of 1900 provided a system of entail, which 
can, however, be applied only in the case of taluqdars 
and grantees whose estates are subject to the rule of 
primogeniture. In 1903 special legislation was undertaken 
for Bundelkhund, in view of the serious indebtedness of 
the land-holders of this tract, in which great liability to 
agricultural calamity is coupled with markedly improvi~ent 
habits on the part of the people. The first Act '(the 
Bundelkhund Incumbered Estates Act, 1903) re'vlved 
and extended, with modifications, legislation applied 'to 
3"hansi in 1882,' which provided for inquiry into 
debts by a special judge, and for liquida'tion of the 
amounts found to be justly due with the aid of loans 
from Government. At the same time, and as a necessary 
complement, restrictions were placed upon the right of 
'transfer by a second measure (the Bundelkhund Alienation 
of Land Act, 1903) modelled on the Punjab Act of 1901. 
Under this Act permanent alienations of land cannot be 
made, without the special sanction of the Collector, where 
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the alienor is a member of one of certain agricultural 
tribes, except in favour of another member of the sa.me 
tribe or when. both parties reside in the same district and 
are both members of agricultural tribes. Except when 
permanent alienation is allowed mortgages and leases are 
subject to the condition that possession of the land 
involved cannot be transferred for more than 20 years. 
Sales in execution of decrees passed by civil or revenue 
courts (other than those of the Special Judges appointed) 
are forbidden, but such decrees may be liquidated by 
usufructuary mortgages for terms not exceeding 20 
years. The Act is reported to be working satisfactorily. 
The price of land is gradually rising, and there is no 
general dissatisfaction with the Act on the ground 
of depreciation of land value. It is reported from 
some parts that the agricultural classes are learning 
to exercise economy in marriage and other expenses, 
because they cannot get loans as easily as before, and 
that their financial condition has much improved in 
consequence. 

Punjab.-As nearly one-half of the land in the 
Punjab is cultivated by the owners themselves, and 
a fair proportion of the rest by owners who pay rent 
to co-sharers or other owners, the tenant class is 
neither so large nor so distinctively marked as in the 
rest of Northern India, and the law affords much less 
elaborate protection to the tenant than is usual in the 
United Provinces or in- Bengal. A limited number of 
the class, amounting to nearly one-fifth of the whole, 
have been marked off by the legislature on certain 
historical grounds as entitled to rights of occupancy, 
and the rents of his class cannot be enhanced beyond ~t 
standard fixed in each case with reference to the land 
revenue. In the case of· the remaining tenants, who 
hold at will, no limit is fixed to the discretion of the 
landJord in the matter of enhancement, but the 



procedure to be .followed in ejectment, and ·the grant· of 
compensation for improvements legally executed, are 
provided for by law in respect of both classes of tenants. 
The question of the alienation of land, on the other 
hand, has in the Punjab taken a prominent place. 
In view of the serious extent to which land was passing 
from the hands of the old agricultural tribes to those 
of th.e moneyed classes, the Government was compelled 
in 1901 to place restrictions on the alienation of land in 
the province. The Act passed (the Punjab Alienation 
of Land Act, 1901·) was the first general measure of its. 
kind introduced in India, and one of the greatest 
importance. Experienc~ of the working of the Act 
has shown that it has been a great success, .and that, 
though there ·has been Rome contraction of credit and a 
welcome reduction in extravagant expenditure, th~ 

za;mindar has not been hampered in his business or in 
his daily life by any difficulty in getting ready money 

• The provisions of the Punjab Alienation of Land Act are briefly as 
follows :-Permanent alienation of agricnltural land . is permitted without 
restriction when the alienor is not a member of an agricultural tribe; 
or when a member of an agricultural tribe alienates to· an agriculturist 
holding land in the same village, or to .another member of his own tribe 
or group of tribes. In any· other \ case, excepting religious and ch~itable· 
gifts, inquiry is to be made by a revenue officer, who must not· be lower 
in rank than a Deputy Commissioner, and sanction given or withheld. at his 
di~cretion. It is to be observed that the~e iii nothing absolute about 
this restriction. As ~as said by tbe Lieutenant·Governor whe;' the ·Bill 
was nnderdiscussion, "The person who lies under· the greatest disability 
uuder the proposed Bill can obtain a dispensation from its provisions, if 
due ca""e be shown." Temporary alienations by agriculturists to persons 
outside their agricultural tribes are only permitted under the Act· in tbe' 
form of usufruct nary mortgages for a mal<imum period of 20 years, on the 
"xpiry of which the land reverts to the mortgagor and the debt is cancelled. 
The Act applies to the Punjab ge~eraliy, saving su~h tract~ as may be 
specially exempted under the 'powers givAn by it. This is one- of the most 
important legislative measn~es which. the Indian Governmept has .ever passed 
not only as affecting profoundly the conditions of cultivating ownership 
throughout the Punjab, but also as being· likeiy to serve as a model foi

other prOVinces where· the expropriation of the peasantry· by the money· 
lender is a social and political danger. (Mora~ and MflteriaZ . Prort'"es8 and 

Condition oj India, 1892·93 to :1901.02.) 

4 



when he requires 'it. Some antE'ndmt'nts in mattt'rs of 
detail wrre malle 111 an Act p.'lSSt'd in 1007. It is 
1'l'1lOl't('(1 th:\t tIlt) most intt'.rosting phenomenon at p1'el>-eul 
is the t'lldc..uour of those who are not mt'mben of 
agrieuUurnl uibes notified under the Act, and see no 
pl'Ql5l~t of notitimtion, to aUrr tlu~ir trih:u deosignation 
to that of a. s('l1OOuloo tri~~ Attempts to eTrult'- the 
Act, 'Tith tht' aid of dummy tran..~er«'S, or by other 
nl&\us, COlUe to notice and l'e<luire (,Metul wstching. 
Bet~ll lOOI-0~ and l~)lI-I~ there was a. ste.'\dy rise in . 
the aTe rage s.'\le price of l:md from less than r\S. 75 to 
OTel'Rs. 120 pel' cultirnted acre.. 

One of the corollaries to the NS.~ng of the Alienation 
of Land Act m\S the recasting of the law of pre.e1Ulltion. 
The new law ('ame into force as the Punjab Pre-emption 
Act of 1005, its ('hief aim lx-ing to pre-rent a. non
agricultUlist when he has once gained a. footing in a 
Tillage rommunity from buying up oth('-I' shan>s in the 
Tillage as thE'y come into the market and so e~propriating 
the true agriculturist and bre..'\li:illg Ull the Tm~.-..e 
commlmity. The pre.emption law is admittedly un
&~tisb('tor1, and giTeS rise to abuS\.'S, and there is a. 
conSiderable body of opinion in laTour of S\Trelung a\l1\l 
the whole sTStrm as an archaic sunim . . 

Jl(rdro.s.-In the ryoftNN ~'\S in lbdras the 
ft\giste~ OC('up.'\Dt of e.'\Ch field is entitled to hold the 
land. for ('wr (subj~t to the ~bmty of pureh~"C for 
a. public purpose) so long as he p.'\ys his land reTeuu~ and 
inheritan('tl, transter, mortgs~ sale, and le.'\se are 
without restriction. Rrgistered rrats in many ca..~ 
sub-let their lands. The distribution of the land among· 
the ~-rerM cla..",qes, the character of the peoplr, and the 
OOU1P.'U".\ti-re absence of pro[es.~onsl llloney-l~lldt'n of an 
aUrD cln .. ~ haTe rendc:rN unn~y any lcgislnt.ion or 
mt'.'\Sures . c:lirect('(l agsinst the 8equisition of land bl 
non-a~ricultu:rnl cla..~ 

'" 



21 
The status and rights of the cultivators in zamindari 

estates were not ~ the past everywhere clear, though in 
mOllt cases they were fixed upon the land pr.ecisely like 
rgotwari cultivators. The zamindars, however, usually 
have home-farm land, in which they possess complete 
rights, and can demand any rents they can obtain. The 
position of tenants in the zamindari areas is now defined 
-and regulated by the :M:adras Estates Land Act of 
1908. This important measure repealed and re-enacted 
the processual enactment, the Madras Rent Recovery Act, 
1865, and at the same time remedied the imperfections 
of the old Act and declared in clear terms the substantive 
and relative rights of land-holders and ryots. In respect 
of the most important of the ryot's rights, that of 
occupancy, ihe Act proceeds upon the principle that 
every cultivator admitted by the land-holder to the 
cultivation of the estate lands (not being private domain 
or land of the description classed as "old waste") has the 
status of an occupancy ryot protected against eviction so 
long as he pays the established or prescribed rates of 
rent. This was the position enjoyed by the cultivator 
under ancient custom. The occupancy tenure is heritable 
and transferable. Enhancement of rent is permitted 'only 
within certain limits and on certain clearly defined 
grounds, and then only by suit before the Collector. .A 
non-occupancy ryot may acquire occupancy rights 
by the payment of a sum equal to 2i years' rent. 
Non-occupancy ryots also are protected in respect of 
enhancement of rents and ejectment. The Act further 
makes provision for the maintenance by the land-holder 
of irrigation works, the survey of estates, the preparation 
of a record-of-rights, and the settlement of rents, and 
for the ousting of the original jurisdiction of civil courts 
in disputes between land-holders and ryots. The 
immediate effect of the Act in some districts was disturb~ 

ing. and it led to considerable litigation, but it is reported 



·IV.~SETTLEl\:IENT AND CADASTRAL SURVEYS. 

Based on the Moral and Material Progress Report, 1899.1900, 
and Decennial Report, 1883.1892. 

"The term' "settlement" is applied in Indian revenll6 
affairs to the process of assessing the land revenue 
demand. Occasionally, in "newly acquired or specially 
backward tracts, the land revenue is assessed for a short 
term of years on a general review of the circumstances 
and capabilities of the land and people" concerned; 
such a process is called a sl,lmmary settlement. But a 
regular settlement is a more complicated affair, and 
consists . of many stages. In the first place, every 
separate estate or holding is demarcated by permanent 
marks on the ground, and disputes between neighbour
ing right-holders' are investigated and decided. Every 
estate or holding is then surveyed and mapped, all 
boundary marks, wells, and buildings being shown on the 
field or cadastral maps. A record is at the same time 
drawn up of all rents paid, and of all rights, whether 
landlord rights, or tenant rights, or rights of user, 
over all the ground, buildings, wells, and trees shown 
in the map. 

In provinces where the zamindari tenure prevails, 
that is, where single proprietors or proprietary brother
hoods possess large estates of several hundreds or 
thousands. of acres, the State revenue is assessed at an 
aliquot part (usually about one-h~lf) of the ascertained 
or the assumed rental. The- revenue, though it is fixed 
with reference to acreage rates on the land actually culti
vated, is assessed on, and is payable by, each estate usa 
whole; the assessment remains unchanged for the thirty 
years or other period of the settlement; the proprietor 
can bring as much as he likes of his waste or fallow la~d 
under the plough; and it is only on re·assessment at the 
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end of the term. of the settlement that the Slate obtains.. 
a.ny increase of revenue on account of .the extensionsot 
cultivation during the settlement period. In provinces: 
where.the r!lotwari tenure prevails,. that is, where each 
petty proprietor holds directly fro~ the State,. generally 
cultivates his own land, and has no landlord between him~ 
self and the Government, the revenue is separately assess. 
ed at a~ acreage rate on each petty holding, and land, 
revenue becomes payable at OllCe, or after a short.term 
of grace in the case 'of'uncleared 1ands, on all extensions 
of cultivation. The r!lotwari proprietor is:at liberty to 
throw up his holding or any portion of it, at thebeginn:ing~ 
of any year,after reasonable notice; the zarnindar or large 
proprietor engages to pay the. revenue assessed uponhiriI,
for the term of tl;te se.ttlement. 

After the revenue Js assessed and the assessment isL 
sanctioned, copies of the field, rna p, of thesc1;redule: of. 
fields, . and of the record-of-rights are· made, one copy 
is given to the proprie.tor, one :copy is lodged .• in: 'the. 
district court house., andu&ually a third copy is placed.hr. . 
the sub-divisional or tahsil office. Through.the agency'of 
the local officials of each, village orcil'cle' the field Illaps 
and record-of-rights are corrected or written up year by, 
year,so as to make them at. all times faithfUl accounts: 
of current rural facti ~nd circumstances. Whenl'evisions_ 
of assessment are undertaken at the end of the settlement,.;. 
the village maps and records serve, after adeqnate testings . 
and corrections, as the basis for re-assessment, and ill:. 
this way a re-settlement is'a shorter and less costlyaff"air,' 
and causes much less harassment to the people than is . 
involved in an original settlement. . " 

'l'he internal boundary marks, too, are ofmore.imp~J 
tance under the individual settlement system than when 
the village is the unit of settlement, so the maps oJ: the:' 
village in the former case are more elaborate.· In most:. 
of Bengal the survey operations are different· in scope:! 
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to be inadequate as to -both survey ~easurements and 
valuation, so that here the revision necessarily included 
that of the preliminary operations. When once the initial 
assessment is settled satisfactorily, the main duty that 
devolves upon the local officials under the current scheme 
is that of keeping the village record up to date, so that 
re-settlement, when it falls due, may ~e made from it, 
irrespective or fresh detailed investigation. This involves 
the annual correction of the village map under all systems, 
such as those of Upper India, in which the whole of the 
unocc"\lpied land in a village is not surveyed, demarcated, 
and assessed at the time of settlement. In the :Madras 
and Bombay settlements the map is written up once for. 
all. Then there is the record of occupancy to be similarly 
kept up, according to the requirements of the Provincial 
system. In Upper India more detail is entered as regards 
the land in occupation than under the system of indivi
dual settlements, where the State looks no further than 
the registered occupant, and disregards, as a rule, subordi
nate rights. Assuming that the local duties are efficient
ly fulfilled, it has been estimated that a saving of over 
two-thirds the expenditure on re-settlement will ultimate
ly be effected by the adoption of the above system. The 
method of arriving at the initial assessment, varies greatly 
in the different Provinces. The preliminary processes 
have furnished the Settlement Officer, as above remarked 
with full. information as to the relative productive value, 
by soil'groups, of each village in Upper India, and of 
ea~li field in Southern and Western Presidencies, in 
addition to the more general statistics as to the material 
circumstances of the population of the tract to be dealt 
with. 



BENGAL. 

Based on the Administration R.eport of Bengal. 1911-12. 

Permanent Settlement, 1793.-With the exception 
of some parts which are temporarily settled the land 
revenue in Bengal is fixed under the Permanent Settle.: 
ment concluded by LORD CORNWALLIS in 1793. The 
East India Company succeeded to the JJewani of 
Bengal, Bihar and Orissa in 1765, and it was not till 
177i that they assumed, by the agency of their own 
servants, the direct management of the revenues. When, • as a result of the grant of the JJewani, it became neces-
sary for the Company's servants to undertake the adminis
tration of the land revenue, they were placed in one of 
the most extraordinary positions recorded in history. 
H!J.ving been solely occupied in the pursuit of trade, they 
had no previous means of acquiring that knowledge and 
experience which were necessary to enable them to take 
with confidence the helm of affairs. The whole theory 
of Indian land revenue was unknown to them, nor was 
there a system of written rules and plain principles which 
they could learn by careful application. "The Company's 
servants," as lIR. KAYE says, "were dead hands at invest
ments, but they knew nothing of land tenure·s." Accord
ingly, the revenue was for some years collected on the 
old lIoghul system. The zamindars, or Government 
farmers, were recognized as having a right to collect the 
revenue from the actual cultivators, but no principle of 
assessment existed. The assessments were made for five 
years at one period, and for one year at another; while 
abuses prevailed as much in the collection of the revenue 
due to Government as in the realization of the rents due 



to zaminda1·s. It was the object of LORD CORNWALLIS, 
almost from the moment of his. arrival, to enquire into 
these abuses, to,redress grievances, and to provide for the 
well-being of the cultivating community, the security of 
the zamindars, and the interest of the East India 
Company, by one equitable code and system. With this 

. object in view, the Decennial Settlement was commenced 
in 1789 and completed in 1791. LORD CORNW A.LLIS advo
cated the making of this settlement permanent at once, 
but the Court of Directors, knowing that SnORE and other 
able advisers deprecated the immediate declaration of 
permanence, deliberated for two years,. and it was not till 
September 1792 that .they consented to the proposal. A 
proclamation was then issued on'the 22nd March, I"793, 
by which the Governor-General in Council declared that 

• the zamindars, independent taluqdars and other actual 
proprietors of land, with whom the Decennial Settlement 
had been concluded, would be allowed to hold their estates 
at the same assessment for ever, but that "no claims for 
remission' or suspension of rent were to be admitted pn 
any account, and lands of proprietors were to be invari
ably sold for arrears." Proprietors were also declared to 
have the privilege of transferring their lands without 
the sanction of Government, and partition or division of 
estates was to be freelyallow:ed. This proclamation was 
afterwards included in the Statute Book as Regulation 
lof 1793. 

Permanently settle~ traets.-The Permanent Settle
ment embraced, roughly speaking, the tracts of country 
now included in the Bllrdwan, the Presidency, Patna, 
Bhagalpore, Rajshahi, Dacca and Chittagong Divisions. 
It also comprised parts of the Hazaribagh and l\fanbhum 
districts and a few estates in Singbhum and Ranchi in the 
Chota Nagpur Division, as well as Goalpara and Sylhet. 

Resumptiol1' p1·oceedings.-At the time of the Perma
nent Settlement large areas were claimed as revenue free 



and the authority to scrutinize such revenue-free gra:qts 
and, if invalid, to annex them, was reserved. Under 
Regulations 19' and 37 of 1793, Badskaki grants (i.e., 
direct from the Moghul Emperor) were recognized as 
valid, if the holder could prove his sanad and was in 
possession, and Hukumi grants (i.e., from officials of the 
Emperor), though by their nature invalid, were accepted 
as valid if dated prior to 1765. No active steps, however, 
were taken to resume invalid grants until 1830, when a 
Special Commissioner was appointed under the provisions 
of Regulation 3 of 1828. The resumption proceedings 
then begun lasted for twenty years, and some thousands 
of estates were added to the revenue-roll. 

Temporarily Settled Tracts.-The main temporarily
settled tracts in Bengal are the district of Darjeeling 
obtained from the Raja of Sikkim in 1835, and the 
Western Duars in Jalpaiguri, taken in 1864 from Bhutan, 
a large portion of the Chittagong district known as the 
Noabad area, and the Sundarbuns which comprises the 
southern portions of the districts of the 24-Parganas, 
Khulna and Backergunge. In addition to these, many 
scattered estates, which have become the property of 
Government by purcp.ase at revenue sales or by alluvial 
accretions, are settled for terms fixed by Government. 

Status of Zamindars.-The zamindars with whom the 
settlement was made, were a heterogeneous body of 
men differing as to historical origin and actual status. 
Some of them, like the Rajas pf Tippera, Cooch Behar, 
Bishnupur and Birbhum, represented the old Hindu and 
Mahomedan Rajas of the country previous to the Moghul 
conquest by the EMPEROR AKBAR in 1576, or persons who 
claimed that status; others, like the Rajas of Rajshahi and 
Dinajpur, belonged to the great land-holding families that 
came into existence during the Mahomedan Government 
through its sufferance or favour, and were de facto rulers· 
in their own estates or territories, alid paid only a fixed 



tr!bute or land-tax; while a third, the most numerous 
class, consisted of men whose families had held the office 
of revenue collector during one, two or more generations, 
and had thus, according to the practice of the East, 
established a kind of prescriptive right. Besides these, 
there were the revenue farmers who, since the grant of the 
Eewani in 1765,. had collected the land revenue for the 
East India Company, and who also happened to be called 
zamindars. Thus, in 1790, the term zamindar included 
not only the mere collectors of revenue or tahsildars 
removable at pleasure, but also the landowners who held 
princely courts, dispensed justice in their own territories, 
maintained their own bodies of armed followers, and 
handed down their position from father to son. As a 
result of the Permanent Settlement, all these classes 
were placed on a uniform legal basis, and all previous 
differences in the customary status of several classes, 
which had grown out of differences in origin, were 
obliterated. 

History of the Law of Landlord and Tenant.-Causes 
very similar to those that led to the feudalization of 
Europe were in force in India at the beginning and 
middle of the eighteenfh century; and, when the English 
found themselves masters of the country, they saw a 
state of things not unlike the feudal government of the 
Middle Ages. Consciously or unconsciously, LORD 
CORNWALLIS was thus led to introduce an imitation of the 
English system of landed, property. The State assumed 
to itself and made over to the zamindal's its own supposed 
proprietary right to the soil, as if the cultivators had no 
right to hold land against the will of the Government and 
its grantees. Deeper and closer observation, however, 
would have disclosed, underlying the upper layer, con
ditions of life and ideas of legal rights and obligations 
dissimilar to any with which Englishmen were familiar; 
and· they: consequently failed to appreciate, far less to 



39 

grapple with, them. The property in the soil was formally 
declared to be vested in the land-holders, but no adequate 
provision was· made for the protection of the class of 
persons who were the real proprietors of the soil, and 
who deserved the largest amount of protection fromthe 
hands of Government. 

Regulation 8 of 1793.-Regulation 8 of 1793, no 
doubt, imposed restrictions on the levying of any new 
abwab or matkut, i.e., illegal cesses, from the ryots, -and 
also made provision for the compulsory issue of pattas, 
or leases obtained bona fide from a landlord, and directed 
that they should not be cancelled except upon a general 

. measurement of the pargana for the purpose of equalis
ing and correcting the assessment, or upon proof that the 
pattas had been obtained in collusion, or that the rents, 
paid within the last three years, had been reduced below 
the nirikband of the pargana or pargana rate. But 
beyond these vague and general rules, there was nothing 
laid down to regulate the relations between the zamindars 
and the ryots. LORD CORNW A.LLIS was sangUine that . the 
combined effects of the limitation and permanent settle
ment of the State demand and of the Patta regulations, 
would have the ultimate effect of adjusting the relations 
between the two parties. His hopes were, however,not 
realized. The first disappointment experienced was the 
failure of the attempt to enforce the issue of written 
leases for all tenancies. In many instances, the zamindars 
were unwilling to grant pattas or tendered them at more 
than the customary rates; in others, the ryots refused 
to accept them either because they could not understand 
them, or because they thought the terms to be unfair-; 
while the pargana rates, according to which, under 
Regulation 4 of 1794, the Civil Courts were to decide all 
disputes, varied from pargana to pargana and even in 
adjoining villages, and never were~ nor could be,ascer
t&ined. 
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Aoonstant struggle was thus kept up between the 
part_ies. The ryot refused to pay his rent, and the 
zaminda1;s had no legal means of enforcing the payment 

Jro,ill. him with the same rigid punctuality with which the 
coJlector insisted upon the payment of the Government 
revenue. The result was a widespread default in the 
payment of the Government dues and the sale of a 
large number of estates. "By the end of the century," 
'says a competent authority, "the greater portions of 
,the estates of the Nadia, Rajshahi, Bishnupur, and 
J)inajpur Rajas had been alienated. The Burd wan estate 
was seriously crippled, and the Birbhum zamindari 
_was completely ruined. A host of smaller zamindaris 
shjtred the same fate. In fact, it is scarcely too much to 
.say, that, within the ten years that immediately followed 
the Permanent Settlement, a complete revolution took 
place, in the c,2nstitution and ownership of the estates 
which formed the subject of that settlement." 

Regulation 7 of 1799.-This circumstance caused the 
E~t India Company, which had to pay its dividends and to 
meet the expenses of the great war with Tipu Sultan, in 
,whioh LORD WELLESLEY was then engaged, some alarm 
for' ,the sepurity of the revenue, and the Government, 
pr~s~ed by want of money, agreed to strengthen the 
hands of those o:q. whom it immediately depended 
for :its punctual payment. The notorious Haftam, or 
,Regulation 7. of 1799, was,' therefore, enacted "for 
enabling proprietors and farmers of land to realize .their 
tents with greater punctuality." This Regulation gave 
the landlords practically unrestricted right of distraint. 
!rhey were empowered "to distrain, without sending 
.any I,loticeto any Court of Justice or any public officer, 
th~ crops and products of the earth of every description, 
the grain, cattle, and all other personal property, 
whether found in the house or on the premises of any 
other person." To make matters worse, J\Iagistrates were 
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required to punish, by fine or imprisonment, ryots who 
could not establish the truthfulness of complaints of hard
ship brought by 'them against landlords, or their distrain
ing agents, and the Civil Courts were directed to indemnify 
zamindari officers, or others employed in the collections, 
when improperly summoned. This Regulation was not 
meant to define or limit the actual "rights of any descrip
tion of land-holders or tenants, which could properly be 
ascertained and determined by judicial investigation only, 
but merely to point out in what manner defaulting 
tenants should be proceeded against in the event of their 
not paying the rents justly due from them, leaving them 
to recover their rights, if .infringed, with full costs and 
damages in the established courts of justice." "These last 
provisions," remarks MR. FIELD "scarcely required com
ment. There is scarcely a country in the civilized world in 
which a landlord is allowed to evict his tenant without 
having recourse to the regular tribunals; but the Bengal 
<&amindar was deliberately told by the Legislature that he 
was at liberty to oust his tenants if the rents claimed hy 
rtim were in arrear at the end of the year, leaving them to 
recover their rights, if infringed, by having recourse to 
~hose new and untried courts of justice, the failure in 
which might be punished with fine or imprisonment." 

Regulation 5 of 1812.-There was, however, no inten
Gion to abrogate the rights of the ryots by Regulation 7 of 
L 799; and when, during LoRD llINTo's administration, 
Ghe evil effects of the Regulation became known, there 
was a strong revulsion of official feeling, which produced 
Regulation 5 of 1812 (the Panjam), whereby it Was 
!loped to correct the bad effects of Regulation 7 of 
L799. The preamble to this Regulation is somewhat in 
~he nature of an indictD}.ent against zamindars. There 
were grounds, it was said, for believing that this class 
l1ad abused their powers, and had been guilty of acts 
)f oppression in connection with the distraint and 

6 
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sale of the property of their tenants. It was, therefore, 
enacted that zaminda1'8 were bound to serve their 
tenants with Ii. written demand specifying the precise 
amount of their arrears, and, by ~ay of relief or compen
sation, the tenant, if he disputed the justice of the demand, 
was enabled to get the attachment released by making a 
certain application within· five days and binding himself 
to institute a civil suit to contest the distraint and attach
ment within another fifteen days. But this provision was 
clogged with formalities, and in· practice, was inoperative. 
The defaulting tenant had to execute a bond with a surety 
before either a Commissioner, a Judge, a Collector, or the 
Kazi of the pal'gana that he would speedily institute his 
suit; and a civil suit, in those days involved much trouble, 
Hi good deal of time, and no inconsiderable outlay. If the 
suit was not instituted within the prescribed time, the 
attachment revived against the person and the property of 
the defaulter, who had given sureties for his action, and 
the property. of the unfortunate surety, became liable for· 
the arrears of rent, if no suit was brought. It is noticeable 
that there is raised in this law for the first time a doubt 
as to the existence of any regular standard known as the 
pargana rate. Failing such rates, rents were to be assessed 
and collections made according to the rates payable for 
lands of a similar description in the neighbourhood. There 
was another important section in the law by which an 
enchanced rate of rent could not be levied or awarded 
judicially unless it was preceded by a formal notice. Of 
the exc~llent intention of the framers of this law there 
can be no doubt, but it made no provision for defining 
rights by record, and thus only dealt with a part of the 
evil. It would, however, have been a relief, had it not 
been neutralized by other Regulations. 

Regulation 11 of 1822.-In a despatch, dated the first 
df' August 1822, the Government of India proposed to the 
Court of Directors to make a survey and record-of-rights of 
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the permanently settled districts of Bengal, as being the 
only effectual means of defining and maintaining the rights 
of the ryots. This proposal was, however, never carried 
out; and, while the correspondence relating to it was. 
proceeding, fresh legislation, which proved injurious to the 
ryots, was undertaken. A Regulation, No. 11, was 
passed in'1822, relating to the sale of land for arrears of 
revenue, which being, like the Haftam, intended to enable 
the zamindars to realize their rents and then discharge the 
Government revenue, really placed them in a position of 
a.bnormal superiority to their ryots. 

Thus, up to the middle of the last century, the zamin
dars exercised an authority over the ryots far greater 
than that given to them by the original settlement of 1793. 
All legislation of this period, dealing with landlord and 
oonant, had one primary object, v.iz., the security of the· 
public revenue, and each snccessive Regulation served only 
bo arm those who were under engagements for revenue 
with additional powers, so as to enable them to realize 
Gheirdemands in the first instance, whether right ·or 
wrong. "U nder the Haftam process, " as has been well 
:>bserved, "the person of the ryot could be seized in 
iefault; under the Panjam process his property could be 
iistrained ; and in either case the proceedings commenced 
with what has been described as a strong presumption 
~quivalent to a knock-down blow against the ryot." 
Remedies were no doubt provided in every Regulation for 
redress against any injustice by referring discontented 
partie!! to the Civil Court; but, constituted as the Civil 
Courts then were, the ryots were left without adequate 
means of relief for the most manifest extortions. Regu~a-, 

Uon 1 of 1793 had declared: "It being the duty of the 
ruling power to protect all classes of people and more 
particularly those who, from their situation, are helpless, 
the Governor-General in Council will, whenever he may 
deem it proper, enact such Regulations as he may think 
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necessary for the protection and welfare of the dependent 
taluqdars, ryots and other cultivators of the soil," but no 
attempt even was made to give effect to this declaration 
till 1859. 

A.ct 10 of 1859.-Act 10 of 1850, which may be 
described as the first modern tenant law, came at a 
time when the evils of the existing state of things 
were so patent that, in giving his assent to the Act 
a.s passed by the Legislative Council on the 20th of 
April 1859, LORD CANNING was able to say, "no objection 
is suggested to the nature of the settlement which 
the Bill con-templates." 1'he Act defined the classes 
of tenants whose rent was fixed, and conferred a right of 
occupancy on those who had continuously held the same 
land for twelve years either personally or through their 
predecessors from whom the holding descended. This right 
of occupancy was of course conditional on the due pay
ment of ren~ which could only be enhanced for certain 
specified reasons and by a certain procedure. The Act 
also made provisions for settling rent-disputes and .ques
tions of abatement and enhancement, renewed the attempt 
to bring about an interchange of pattas and kabttliya,ts, 

. directed the delivery of receipts for rent, and transferred 
the original jurisdiction in suits between landlord and 
tenant from the Civil to the Revenue Courts. Distraint 
was modified but not abolished, and the regist.ration of 
transfers of permanent transferable interests between the 
oultivator and the landlord was made compulsory. Act 10 
of 1859 was amended by Bengal Act 8 of 1869, by which 
the trial of rent-suits was again transferred from the 
Revenue authorities to the Civil Court.s. 

Act 8 of 1885. -The principal defects of Act 10 of 1859 
were that it placed the right of occupancy which it recog
nized in the tenant, and the right of enhancement which 
it recognized in the landlord, on a precarious footing. It 
gave, or professed to give, the ryot a right which he 



could not prove, and the landlord one which he could ,no~ 
enforce. The courts of law, with rigid impartiality, 
required the ryot to establish his occupancy' right by 
showing that he had cultivated the same plot of land for 
twelve successive years, and demanded from the landlor,d 
the impossible proof that the value of the produce'h~ 
increased in the same proportion in which he asked that 
his rent should be enhanced. The party upon whom lay 
the burden of proof was almost certain to fail. To this 
evil, the Bengal Tanancy Act (Act 8 of 1885) was intended 
to afford a remedy. The principle of the Act may be said 
to be based upon a system of fixity of tenure at judicial 
rents, and its three main objects are: first, to give the 
settled ryot the same security in his holding as he 
enjoyed under the old customary law; secondly, to ensure 
to the landlord a fair share of the increased value of the 
produce of the soil; and, thirdly, to lay down rules by 
'which all disputed questions between landlord and tenant 
can be reduced to simple issues and decided upon 
equitable principles. A' good example of the first will 
be found in the clause which throws upon the landlord 
the onus of disproving the ryot's claim to a right of 
occupancy; the second is illustrated by the section relating 
to price lists, which relieves the zamindar of the burden 
of showing that the value of the produce has increased; 
the third pervades the whole of the Act, and is specially 
conspicuous in the valuable section which authorizes an 
application to determine the incidents of a tenancy, and 
in the chapter which relates to records-of-right and 
settlements of rents. The maintenance of the principles of 
the Act is further safe-guarded by a section which restricts 
the power of entering into contracts in contravention of 
its fundamental provisions. 

In pursuance of these main principles, the Act lays 
down rules to guide the courts in determining whether a 
tenant is a tenure-holder or a ryot; it provides a 
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procedure for the registration of the transfers of tenures; 
it defines the position of ryots who hold at fixed rates 
of rent; it facilitates enhancement or reduction of rents 
of settled and other ryots by suit; it establishes a 
system for the dommutation of rents payable in kind; it 
'specifies the grounds on which a non-occupancy ryot 
maybe ejected; it prescribes rules for instalments, 
'receipts and interest upon arrears; it encourages the 
making of improvements,.it restricts sub-letting, it provides 
'for cases in which holdings are surrendered or abandoned, 
;it protects the interests, both of the parties and of the 
general public, in cases of disputes between co-sharers, it 
lays down a procedure for recording the private lands of 
proprietors, it introduces a new system of distraint, it gives 
protection to sub-tenants when the interest of the superior 
holder is relinquished or sold in execution of a decree, and 
finally it provides for a survey and the preparation of a 
,record-of-rights in respect of any local area, estate or 
tenure or part thereof, by a Revenue officer, and thus 
'settles a~l disputes between landlord and tenant as to area, 
rent and status which are the chief subjects of contention. 
Moreover, by repeal of Act 8 (B. C.) of 1879, the Act 
under which settlements of land revenue were previously 
made by <!overnmnnt, the latter is placed on the same 
footing as' other proprietors, except in regard to the 
retention of the certificate procedure for the speedy 
recovery of arrears of its rent. 'l'his is the existing 
tenant law of Bengal.. 

Thus the Legislature of 1885, nearly a century after 
the Permanent Settlement, settled the general principles 
by which the relation between the landlord and the tenant 
was to be regulated. Act 8 of 1885, though not professing 
to be an exhaustive eode of the law of the landlord and 
tenant, is nevertheless a complete and self-contained enact
ment so far as the most important agrarian relations are 
concerned. Since it was passed in 1885, it has undergone 
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various important amendments, but the principles on 
which· the Act was founded have remained unaltered. 
The first amendment of the Act was made by Act 8 of 
1886 which merely made some slight alterations in the 
sections dealing with the transfer of p~rmanent tenures .. 
It was followed by Act 1 of 1894 which made some 
changes in the procedure for the preparation of a re.cord
of-rights under Chapter X. 

Act 3 of 1898.-But the first important amendment 
was made by Act 3 of 1898 which completely recast 
Chapter X, dividing it into two separate portions, the 
first dealing with the preparation of a record-of-rights. 
with· a view to a settlement of the land revenue and' 
providing for a settlement of fair aIJ-d equitable rents 
for tenants of every class, as an integral part of the
operations; and, the second, dealing with the preparation. 
of . a record-of-rights in areas where the land revenue· is; 
not being settled, the settlement officer being given power 
to settle fair and equitable rents only where application 
is made for such settlement by the landlord or tenant,. 
and in other cases being confined to a record of the rent 
payable at the time the record-of-rights is being prepared. 
The Act also .made some important alterations in the 
provisions relating to enhancement and reduction o;ll 
rent . 

.dct I (B. 0) of 1907. The last amending Act is. 
Act 1 (B. C.) of· 1907 (corr.esponding to Eastern Bengal: 
and Assam Act 10f 1908) which is probably the lnost 
important agrarian measure passed since 1885. This Act. 
gives greater authority to the record-of-rights when duly 
prepared and published. The entry regarding rent has. 
to be produced in all rent-suits and every. entry in a; 
record-of-rights is to be presumed by the Civil Courts to\ 
be correct until it is proved by evidence to be incorrect.;. 
and, a Court passing a decree· at variance with entries in 
a record-of-rights has to record its' reasons for sa doing-. 



The Act also provides that, where a record-of-rights has 
been prepared and is being maintained, a landlord may 
apply to Government to have his arrears of rent recovered 
by the summary procedure prescribed in the Public 
Demands Recovefy Act 1 (B. C.) of 1895. On the other 
hand, with the consent of the' Governor-General in 
Gouncil, a Revenue officer may be empowered to reduce 
rents which have been illegally enhanced above those 
entered as legally payable in a record-of-rights. The 
Act also lays down that no Revenue or Civil Court shall 
give effect to agreements or compromises between 
landlords and, tenants, the terms :of which, if embodied in 
a- contract, could not be enforced under the Tenancy Act., 
, Record-of-rigld~.-(a) Registration of estates-A 

primary object of the'framers of the Permanent Settlement, 
waS to record all rights in the land. Accordingly, the 
Legislature intended from the beginning that there should 
be at least one register kept up, showing the extent and, 
particulars of each estate separately assessed with revenue 
pa.yable to Gov'ernment. The object was to enable the 
Collectors to apportion the revenue in cases of partitions, 
and to enable the 'Civil 'Courts to know: when an estate 
changed hands, or happened to be transferred from one 
distrjct~ to another . 

Regulation 47 of 1793.-Regulation 47 of 1793 
pres'cribed 'a general register ,of estates paying revenue 
immediately to Government. Each' estate w:as to be 
described by name, and. it was to be mentioned whether it 
con'sisted' of a village, a tappa (group of villages), or a 
patgana. The nature of .the grant' was to be described 
and, 'if the estate had been partitioned, the shares were to 
be specIfied. A register of intermediate mutations was 
to be kept, and the general register was to be re-written 
every five' years . 
. ' Act 7 of 1876.-The Registration Regulation of 1800 

made further provisions and directed that the registers 
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should be kept up by par ganas, but, up till the passing of 
the Bengal Land Registration Act (7 of 1876), the law as 
to registration was not strictly enforced. Such registers as 
there were did not explain who the owners were, and 
furnished no information about under-tenures and ryots. 

The present law requires the registration of all lands, 
whether revenue-paying or revenue-free, and every person 
in possession, as owner or manager of such lands, or of 
any share in such lands, is required within a certain 
period, and under heavy penalties, to register full 
particulars of the property in his possession. The object 
of the Act IS not to make an inquisition into titles, but 
to identify all individuals on whom the Legislature has 
imposed certain duties and obligations in virtue of their 
being in possession of land as proprietors. The registers, 
required to be kept up now, are (i) a register A showing 
the revenue-paying lands in the district, • (ii) a register B 
of revenue-free lands, (iii) a register C of lands paying 
revenue and those held revenue-free, arranged "mauza-war," 
and (iv) an intermediate register D for all kinds of land, 
showing the changes in proprietary rights and changes 
causedby the alteration of the district and other bound
aries. These registers are now maintained in every district. 

(b) Registration of subordinate interests in land. 
It will be observed that these registers do not profess 
to deal with any subordinate rights or interests. For 
several years after the Permanent Settlement, endeavours 
were made to maintain a record of these through kanungos 
and patwaris, but without success. An attempt was 
made to revive the system in 1885, but had to be 
abandoned. In 1895, the Land Records Maintenance 
Act was passed, and it has been worked experimentally 
in selected districts in Bihar, but the result has been 
disappointing. A scheme for the maintenance of records 
in the district of Chittagong was prepared in 1906-07, but 
it involved great initial expense and it has ney-er been 
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'carried into elI()ct. The defect in the registration of 
subordinate interests has been partially supplied by the 
returns submitted under the Road Cess Act. 1'he rlll'mlts 
are, however, vitiate(l by the system of summary valllu.tion 
for the purposes of cess calculation which "withdraws 
from sight aU details of tcnures, under-tenures and raiyati 
holdings contained in such estates or tenures as are 
'summarily valued." "In the instructions issued to the 
omcers engaged in making re-valuations under Act 0 of 
1,880, an attempt was made to remedy this defect in the 
returns by declaring t.hat the len,'1t possible recourse 
should be had to the proce~s of summary valuation. It 
The Bengal Tenancy Act (8 of 1885), however, now 
provides for the preparation of the record-or-rights or all 
interests in land. This has been prepnred for the districts 
of Backergunge and Chittagong and for some portions of 
llidnapore, Tippera, Noakhali and Rangpur. In Faridpur 
and Jalpaiguri, 8. record-of-l'ights is approaching comple
tion ; in the rest of Midnapore, in Mymensingh, and 
Dacca and on hoth banks of the Brahmaputra and the 
Ganges it is in course of preptnation, while arrangements 
have been made for its 'preparation in the district of 
Raj shah i. Another method of registering under-t.enures 
is that under the Sale Law (Act 11 of 18:>0), which 
provides that they may be registered either in a. common 
or a. special register. Regist.ratioll in the former protects 
them from being voided on sale of the estate for arrears, 
by any party other than Government, and registration in 
the latter protects them absolutely. Changes in certuin 
subordinate interests, t·i:., permanent tenures, and holdings 
at rents or rates of rent fixed in perpetuity (and sh(U'Cs 
of the same), are registered under the Bengal Tenancy 
Act. It will be clenr that while Ule preparation of 
records-or-rights supplies completely the want of a 
register of all subordinate interests in land in the arros 
which they cover, no attempt lIas as yet been made to 



keep them up to date. In the areas which are not covered 
by records-of-rights, information as to subordinate 
interests is not only very defective, but is also available 
only in forms of which it is diflicult to make use for 
administrative or statistical purposes. 

Means of reC()1)ering relienue.-The revenue of the 
permanently-settled estates of Bengal is, as a rule, realized 
with great punctuality. As the jama was fixed by the 
Permanent Settlement never to be increased, so, on the 
other hand, remissions were declared to be inadmissible 
whether on the plea of loss from unfavourable seasons, 
inundations or any other cause. The payment of revenue 
is the first charge on an estate, and a default on the part 
of b. za'l1lindar renders his property liable to sale by 
auction for the realization of the arrears. " 

In the earlier years, the revenue instalments were 
payable monthly, and an arrear of revenue was defined to 
be "the whole or the portion of the kist, or instalment, 
payable in any month and remaining undischarged on the 
first of the following month." On the accrual of an 
arrear, the Collector was to serve a notice on the defaulter, 
and, on his failure to pay, had the option of putting him 
under confinement. The Board of Revenue alone, 
however, could direct the sale of the whole or any portion 
of the estate, and the sanction of the Governor-General in 
Council was in every case necessary. If the proceeds of 
the sale did not satisfy the Government demand, other 
properties of the defaulter might be sold to . recover "the 
remainder. In 1794 proprietors of land were declared 
to be no longer liable to be confined for arrears "of public 
revenue, unless in the event of the whole of their lands 
having been sold without realizing sufficient to defray the 
amount due to Government. The Board were at the 
same time authorized to advertise estates for sale in 
anticipation of the sanction of the Governor-General, but 
no sale \Vas to take place without such sanction. 
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llegulation -7 of 1799.-l\faterial alterations were 

made in the law by Regulation 7 of 1799. . It was then 
enacted that, when an arrear remained undischarged on 
the first day of the month succeeding that for which it 
was due, the Collector was immediately to require payment 
with interest, and . if it were not then discharged, he was 
to proceed without delay to attach the estates of the 

. defaulter, or such portions thereof as would be sufficient 
to make good the amount due. These estates were, 
however, not to be sold. till the end of the year, and the 
Board were now for the first time authorized to sell them 
without any reference to the Governor-General. If the 
whole arrear was not recovered from the sale of the 
.defaulter's lands, the deficiency was to 'be recoverable 
from any other property he might possess or by imprison
ment of his person. 

Regulation 18 of 1814.-By Regulation 18 of 1814 a 
further modification was made. It authorized the 
Collectors to advertise the lands of a defaulter for sale 
without the previous sanction of the Board of Revenue, 
if such lands constituted an entire estate or the whole of 
the defaulter's rights and interests in a joint estate. 
He was then to report to the Board, and was not to proceed 
to actual sale until receipt of the Board's sanction. This 
sanction the Board . were empowered to give without any 
previous reference to the Governor-General in Council. 

Regulation 11 of 1822.-The next Regulation of 
importance was 11. of 1822. During the twenty years 
which had elapsed since the passing of Regulation 7 of 
1799, a great change had taken place. The object of the 
legislation of 1799 and the following years had been to 
secure the punctual realization of the revenue assessed 
at the time of the Permanent Settlement without resort 
to the old system of confining, and occasionally inflicting 

,corporal punishment upon defaulters. The terror of 
personal coercion beingremoved,.various devices had been 



practised to elude payment of the just dues of Govern.-
. ment, and, in many instances, these dues had not been 
discharged, because those who wer~ liable to Government 
for revenue were unable to compel similar punctuality 
in the payment of rent by their tenants. Armed, however, 
with powers for enforcing payment scarcely inferior to 

. those exercised by Government for enforcing payments 
of its reve!1ue, and taught by experience that persistence 
in fraudulent devices was· sure to result in an ultimate 
loss, the great majority were successfuJly schooled to 
punctuality, and cases of default became yearly of less 
frequent occurrence. At the same time the prosperity, 
resulting from more than a quarter of a century's peace, 
largely raised the value of land, and, where arrears had 
been suffered to accrue, owing to temporary apathy, or 
mismanagement, or negligence, or dishonesty of agents, 
and, inconsequence an estate had been brought to sale 
by the inexorable revenue authorities, flaws in their 
proceedings were eagerly searched for, and the Civil 
Courts were resorted to for setting aside sales at which 
irregularities had been discovered. The rights of the 
auction purchasers, not being very exactly defined by the 
Regulations, formed, moreover, a constant source . of 
litigation. We find the Legislature in 1822, therefore, 
no longer devising means for bringing home their 
liability for arrears to proprietors, but improving the 
procedure of the revenue authorities, declaring what 
irregularities should be held material and what immaterial, 
and defining the exact interest acquired by purchasers 
at public sales. 

Accordingly, Regulation 11 of 1822 dispensed with 
the necessity of issuing process of attachment before 
putting the estate up for sale; laid down the conditions 
necessary for the validity of the sale; defined the Jurisdic
tion of the Civil Courts in cases of sale; framed. rules 
for the conduct of sales; and vested the Board of Revenue 



·with the power of annulling sales made by Collectors 
under their authority, not only in cases in which they 
appeared to have been irregularly conducted by those 
officers, but also in cases in which the defaulter might 
clearly appear to have been defrauded or deceived by his 
own agents, or in which the confirmation of the sale might, 
from ·any cause, appear to be a measure of excessive 
severity, or to be .otherwise inexpedient or.impfoper. 

Regulation 7 of 1830.-The last of the Regulations 
concerned with recovery of arrears of revenue was 
Regulation 7 of 1830, which authorized Collectors to 
advertise estates in arrears for sale, and to proceed to 
actual sale without any previous reference for the sanction 
of the Commissioner, who had been appointed under the 
provisions of Regulation 1 of 1829, and to whom had be~n 
delegated some of the more immediate functions of the 
Board. No sale was, however, to be final until it had 
been confirmed by the Commissioner. 

Act 12 of 1841.-This law lasted till 1841, when Act 
12 replaced it. The provisions of the latter Act,which 
were Te-enacted with slight modifications in Act 1 of 
1845, are still to be found in almost their original form 
in Act 11 of 1859i the existing Sale Law for Bengal. 

Act 11 of 1859.-Act 11 of 1859 was passed, not so 
much from any necessity'for altering what had been done 
in 1841, or 'for remedying defects which time had brought 
to light in the working of the law as then settled, as from 
the expediency of aff~rding protection to new interests 
which had sprung up during a further period of progress 
and prosperity. Under this Act an " arrear" accrues, if 
the kist or instalment of reV'enue of one month 
remains unpaid on the first of the following month, but 
in sOIl?e cases notice for fifteen days before sale is 
required; persons, who have a lien upon any estate and 
'who pay the money to protect such estate from sale, are 
allowed to add·the alllount so paid to the amoun~ of the 
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original lien ; sharers of a joint estate can protect their 
own shares from being sold for arrears along with the 
rest of the estate by applying to the Collector to be 
allowed to pay their share of the Government revenue 
separately. To guard against the accidental sale of their 
estates by reason of the neglect or fraud of their agents, 
recorded proprietors of estates are empowered to deposit 
with the Collector money or Government securities 
endorsed a:itd made payable to the order of the Collector, 
at the same time signing an agreement pledging the same 
to Government by way of security for the revenue of the 
entire estate, and authorizing the Collector to apply them 
to. the payment of any revenue that may become due 
therefrom ; and, lastly, to protect the holders of under
tenures from loss. by the avoidance of their. tenures by the 
sale of the estate, the law provides for two sets of 
Registers, one for Common Registry, and the other for 
Special Registry, Common Registry securing them against 
any auction-purchaser except Government, and Special 
Registry securing themagamst Government also. An 
appeal against a sale, held by the Collector, lies to the 
Commissioner, who may set aside the sale, if illegal, or, 
in cases of hardship, report to the Board, on whose 
recommendation it may be annulled by the Local 
Government. The Civil Courts have also been empowered 
to .set. aside sales in. certain cases. 

One feature of the Sale Law,. which was early 
considered to. be necessary, deserves notice. Soon after 
the Permanent Settlement it became a cust,<>m with the 
landlords to. divest themselves of the trouble of 
management by farming out portions of their estates. 
There were so many encumbrances, that it was apprehendell 
that, if they remll,ined valid when the landlord's interest. 
was sold for arrears of revenue, the prices realized. would. 
not be sufficient to meet the demands of GoverllPlent,. 
It was, accordingly, enacted in the Regulation of 1793, 
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. that, on a sale for .arrears of revenue, all engagements 
subsisting between the proprietors and their dependent 
talukdars, farmers and ryots, on account of such land, 
should, with certain exceptions, stand cancelled. But this 
wholesale avoidance of contracts, made by the defaulting 
landlords, was soon recognized to be excessive, and 
successive Regulations and Acts have mitigated the terms. 

Interests p"otected under Act 11 of 1859.-The 
protected interests under the present Sa~e Law are :~ 

(1) Istim,'m'i or Mukarrari tenures, which have 
been held at a fixed rent from' the time of 
the Permanent Settlement;· 

(2) Tenures, existing at the time of the Settlement, 
which have not been held at a fixed rent; 
provided that the rents of such tenures shall 
be liable to enhancement under any law, for 
the time being in force, for the enhancement 
of the rent of such tenures; 

(3) Talukdm"i and other similar tenures created' 
since the time of the Settlement and held 
immediately by the proprietors of estates, 
and farms for terms of years so held, when 
such tenures and farms have been duly 
register~d under the provision of this Act; and, 

(4) Leases of lands whereon dwelling-houses, 
manufactories, or other permanent buildings' 
have been erected, or whereon gardens, 
plant.ations, tanks, wells, canals, places of 
worship, or burning or burying grounds have 
been made, or wherein mines have been sunk. 

It is to be remembered, however, that the protection 
that this law affords to the tenure-holders and the check 
it introduces on attempts by zamindars to utilize it as a 
means for enhancing rents, are' much lessened through 
the period of limitation laid down by Section 2 of Act 3 
(B.'C.) of 1862. 



General aooount of tenures, ttnder-tenuresand holdtngs 
in Bengal.-At the Permanent Settlement, Government, 
by abdicating its position as exclusive possessor of the 
soil, and contenting itself with a permanent rent-charge 
on the land, escaped thence-forward the labour and risks 
attendant upon detailed mofassal management. The 
zamindars of Bengal Proper were not slow to follow the 
example set them, and immediatBly began to dispose of 
their zamindaris in a simil!1r manner. Permanent tenures, 
known as Patni tenures, were created in large numbers, 
and extensive tracts were leased out on long terms. By 
the year 1819, permanent alienations of the kind described 
had been so extensively effected, that they were formally 
legalized by Regulation 8 of that year, and means were 
afforded to the zamindar of recovering arrears of rent 
from his patnidars, almost identical with those by which 
the demands of Government were enforced against 
himself. The practice of gran~ing such tenures has 
steadily continued, until at the present day a 1l1rge 
proportion of the whole permanently-settled area has 
passed from the direct possession of the zamindars. In 
these alienations the zamindars have made far better 
terms for themselves than t.he Government was able to 
make for itself in 1793. It has rarely happened that a 
patni, or even a lease for a term of years, has been- given 
otherwise than on payment of a bonus, which has 
discounted the contingency of many years' increased 
rents. It is a system by which, in . its adoption by the 
zamindars, their posterity suffers, because it is clear that 
if the bonus were not exacted, a higher rental could be 
permanently obtained from the land. This consideration 
has not, however, had much practical weight with the 
land-holders. If a gradual accession to the wealth arid 
influence of sub-proprietors be a desirable thing in the 
interest of the community, then the action of the land
holding class is not in this instance a subject for regret .. 
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MADRAS 

Based on the Administration Report of Madras, 1911.12. 

Em'ly Settlements under the British Government.
The first general acquisition of territory by the East India 
Company-the first from a revenue point of view-was the 
country round Madras, which now forms the Chingleput 
district. The revenue of this tract was assigned by the 
NAWAB of the CARNATIC as a contribution towards the 
expenses of the wars undertaken in his behalf. At first 
the direct administration was not assumed; the revenues 
were collected on th-: native plan; in 1780, however, the 
country was leased out by the ·Company in large farms on 
nine-year leases. The renters failed and the estates were 
sequestered in 1788. The district was then placed in 
charge of one or two Collectors, as the chief revenue 
officers were called,. the term being borrowed from 
Bengal. The most famous of these, MR. LIONEL PLACE, 

determined to restore the ancient village organization as 
the basis of revenue management and settled the amount 
of the government revenue with the village councils, 
leaving it to the villagers to assess themselves individually. 
This system might have succeeded, but was summarily 
terminated in 1802. Under the orders of the Court of 
Directors the district was then divided into estates, each 
estate being assessed at a fixed sum varying according to 
its size and resources, and these estates were sold by 
auction to the highest bidder. The next acquisitions of 
the Company in point of time were the Northern Circars 
(administrative divisions) five in number, which form 



the present districts of Ganjam, Vizagapatam, Godavari, 
Kistna and Guntur in the north-east of the Presidency. 
They were obtairied by grant from the Delhi EMPEROR in 
1765 and came at once under British administration. It 
was fOlmd that they consisted of large farms held by 
large renters called zamindars (as in Bengal), or, in a few 
cases, by native chiefs whose titles dated from the pre
Mahomedan period, and of crown la~ds (Haveli lands) 
reserved for the support (If the Governors of the province 
or members of the royal family and their immediate 
dependents. The zamindars were left in possession and 
. the crown lands were parcelled out and leased to revenue 
farmers for a term of years. In 1769, provincial councils 
were formed after the model of Bengal to supervise the 
revenue management. They found the work of looking 
after the zamindaris too great for them and did not 
effect much. The next step was the appointment by the 
Court of Directors of a Special Commission or Committee 
of Circuit to make tours in the districts and institute 
inquiries into rights and interests. Their instructions 
were conceived in a liberal and enlightened spirit, but 
the local councils did not support the members and the 
renters did all in their power to thwart them. The 
Commission therefore resulted· in failure. In· 1786 a 
Board of Revenue was established in Madras on the 
pattern of the Board already existing in Bengal, and 
about the same time individual Collectors took the place 
of provincial councils in the Circars. In the same year 
that the Madras Government entered on the mai:tagement 
of the Northern Circars, the Bengal Government assumed 
that of Bengal, Behar and Orissa, and experiments were 
conducted in the latter case in very much the same way 
as in the former. The Bengal Government, however, 
came earlier to a decision, and when LORD CORNWALLIS 

. arrived in India in 1786 the ,plan of the permanent 
settlement with the Bengal zamindars had already been 



so 
arranged. A t.entative settlement of the whole of Bengal 
for a period of ten years was announced in 1789, and in 
1792 the experiment of a permanent settlement was 
declared to be confirmed. Pressure was brought to bear 
on Madras by the Bengal Government to adopt the same 
policy and the Court of Directors sent out orders to this 
effect in 1795. The Madras Board, however, replied that 
it was hardly prepared to recommend the perpetuation of 
the· settlement and required time for the collection of 
further information. In 1799 positive orders were issued 
from England that LORD CORNWALLIS' permanent system 
was to be adopted throughout the Madras Presidency. 
Eventually the Madras Government reported to the 
Supreme Government that it was possessed of materials 
for a permanent zamindari settlement in certain parts of 
the country. A special commission was appointed, and 
between the years 1802 and 1804 the northern districts of 
Madras were permanently assessed. The· lands already 
in the hands· of zamindars were confirmed to them in 
perpetuity, -the assessment (peshkash) being fixed at two
thirds of half the gross produce estimated on an average 
of the previous thirteen years. That is to say, half the 
produce was to be left to the cult.ivator, one-sixth was to 
be the zamindar's share, and the remainder, two-sixths, 
was the Governme:Qt revenue. The amount of the latter 
once fixed was unalterable, no increase ever being leviable 
on account of' extension of cultivation to waste lands. 
The crown lands were parcelled out into estat~s of a 
convenient size assessed in a similar manner and sold as 
permanently-settled revenue farms to the highest auction
bidder. In course of time, however, many of these 
artificially created estates came back to the hands of 
Government owing to failure of the purchasers, and the 
lands then became subject to the ordinary (temporary) 
settlement, there being n~:me to repurchase them. Though 
great numbers of zamindaris were sold for arrears, 



purchasers were generally found for them and they did 
not cease to be permanently-settled estates. Only iu a 
comparatively few cases was there no purchaser, and then 
the lands were retained by Government as Kkas 
Makals, i.e., estates retained in the hands of Government. 
While these measures for the settlement of the more 
ancient territories of the Company were in progress, new 
territories were added to the Presidency and the question 
of land assessment came up again for discussion in connec
tion with the part of the country ceded to the English in 
the south. 

In 1792 the first war with TIPU SULTAN of Mysore 
placed a considerable tract of country comprising the 
present districts of Salem, part of Madura, and Malabar 
in the hands of the British. The second war with TIPU added 
Canara and Coimbatore. According to a treaty with the. 
NIZAM OF HAIDARABAD in 1800, what are now called the 
Ceded Districts, viz., Bellary, Anantapur, Kurnool and 
Cuddapah, were ceded in perpetuity. In 1801 all the 
remaining possessions of the N A W AB of ARC01', in the 
Carnatic comprising the present districts of Nellore, North 
and South Arcot, Chittoor (excepting a portion), Madura, 
Ramnad, Trichinopoly and Tinnevelly were made over to 
the British, thus carrying their. possessions down to Cape 
Comorin. The state of Tanjore had been brought under 
British management in 1799 owing to the incapacity of 
its Hindu ruler. In the territory thus newly acquired, 
the same distinction was found as in the Northern Circars. 
That is to say, there were lands held by numerous chief
tains (poligars) and lands held direct from Government. 

CAPTAIN READ AND SIR THOMAS MUNRO'S SETTLEMENT. 

Tke village-lease system, 1798.-The general idea 
was to make a permanent settlement, but with whom was 
not determined. CAPTAIN READ'S instructions, were to 
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grant l~nsl~s to the.headmen or the ('hit~f inlmbitants ot 
each yillnge, tht\t is to SlY', one or more indh-idU/\ls were 
to be selected to hold t.he sl~tt1t'ment nntl to pny, necording 
to the tt'rms of the leMe, the amount tbat might be 
agrt.'ell UpOll as the l"CYCnUe of tbe Tillngo. The len.."l's 
were to be t\llllUnl at first, but after sumei(~nt information 
hOO boen gathered, it was hopl'd that l('8."cS might be 1\ll\de 
for periods of fryc y~nrs. 1'0 b('g~n with, RE."-D olTered 
terms t.o tho he..'\dmen of singlo villages or groups of 
dllngos bnsed on tho recorded assessment of lIuDAR's 
reign corrected by comp..'\rh~()n with accounts of acbml 
cultimtion. At the s(\mo time tho ink'rest of the cultivator 
Wl\S gunrdl'd and a detailed tleIa sur\"cy was made. This 
led to the idcn of n.."st.'ssing N\ch fil'ld nceording to its 
quality and lel\ying t.he cuUiyator fl'CO to kt't.'p th(' fieM or 
relinquish it and tuke nnother. Tho s\un'y was finisbed 
and tbe assessment on l\f\,('h field dctE'rminro by the year 
liOS, amI t\ proeh\mation wns made setting fortb the 
terms of Ule settlemont, one of the conditions bdng Ulat 
all the residcnt cultiyntors of t\ Tilhlge shouIa 116 jointly 
resPonsible for the reyeuue due on all the h\llds cultiyated 
during the ye.ar. 

E.tlellsioll of Permall~lIt Sellleml'II/, lS03·1S05-This 
was not the kind of CYillnge.lcllse' which the Do..'\rd had 
inteudl>d, and an e:s:plt\'n:\tion was cru.lt'd for. !reanwhile 
RE.\» Wt\.S c~\lled awny to the second Mysore war, :md the 
cousidl>ratioll of what had l)l'Nl dono was suspl'll(led by the 
attempt to cnrry out theorc.lers to introluee the pcrm:\llCllt 
scttleml'llt. In nccorll:mco WiUl the ordt'rs recein'll in 
nO!), the Bt\r:\mnbt\l was dh'ided in tho yt'l\l'S 1803·1805 
into numerous rCyellUe farms which were sold by auetion 
to the highest biddt'r. A grt.'llt many of U10 fnrmt'l·s, 
howeyer, fl\.ilell in the secollli yenr after h:wing pillcfgrtl 
Ule yillages in their fl\rms, amI lU:Uly t'stntcs fell into the 
possession of Go\"ernmeut again. lt 1x>came erident that 
the permanent settlement could not be c.'\rril'd out, and a 
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return was ma~e to READ'S system, which was in fact a. 
ryotwari settlement, i.e., a settlement with each indivi. 
dualoultivator (ryot). The estates held by a few of the 
poligars in the Ceded districts and in the Carnatic districts 
were permanently settled, but in the majority of instances 
the poligars attempted to resist the British authorities in 
the hope of continuing the same lawless course of exac· 
tions' and plunder that they had adopted before the annexa· 
tion and were therefore destroyed or dispossessed. 

Reversion to village-lease system, 180B.-The attempt 
to create artificial estates, which were to be assigned 'in 
perpetuity subject to the payment of a fixed sum as 
peshkash or land-revenue, was a general failure, and at last 
it became apparent that the conditions of by far the 
greater part of the Presidency were unsuited to the intro
duction of the zamindari system. In 1808 the Govern
ment of Fort St. George determined to recur to the system 
of 'village-leases' in the districts in which the permanent 
settlement had not been established, and in which settle
ments were made with the individual cultivators and the 
r.evenue collected from them by Government servants on 
the principles worked out by READ, MUNRO and the men 
who had served under them. The chief objects of the 
change of system appear to have been economy and a 
desire to introduce a plan of settlement :approximating to 
the zamindari settlement in perpetuity. Under the 
village-lease system the settlement was to be made with 
the village headman or with the general body of villagers, 
or, failing them, with a renter. The revenue due to 
Government was to be assessed on the average of the 
amount collected from the village in previous years. The 
leases were to be for triennial periods; they were after
wards made decennial. The great difference between 
this system and the ryotwari system was that, under the 
latter the cultivators were' at liberty to extend or curtail 
their holdings and were only responsible for the payment . 
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of the revenue a~sessed on the fields actually held by them; 
under the former the lessee had nO.power of relinquishing 
any portion of his holding during the currency of the 
lease. It was not a successful experiment on the whole. 
The most general cause of failure was over-assessment. 
Lessees could not be found for many villages, and in these 
the 'l'yotwa1'i system was continued. 

Introduction of the ryotwari system, 1817.-0ne· great 
advantage of the ryotwari system was the opportunity it 
afforded of acquiring information respecting revenue 
matters, of ascertaining the dues of Government and the 
rights of the cultivators. The universal introduction of 
the zamindari system had been held in abeyance for fear 
of sacrificing the interests of Government in. the then 
imperfect state of knowledge, and the 'l'yotwari system 
was discontinued in favour of the village-lease system 
before all the benefits it was capable of yielding had been 
realized. 

However, in 1817. the Court of Directors issued instruc
tions for the abolition of the village-leases and the re
introduction of the 'l'yotwa1'i system wherever practicable. 
In 1820 MUNR.O become Governor of the Madras Presi
dency and took his seat in time to preside over the final 
establisment of the ryotwari system. The early 'l'yotwari 
settlements had many defects. Restrictions were placed 
upon the relinquishment of land, and heavy assessments 
were imposed on garden lands, i.e., lands cultivated with 
special crops. The survey and settlement were conducted 
so rapidly that there were very great inequalities. The 
assessments were largely dependent not so much on the 
estimates of produce as on former assessments which had 
been run up to a high pitch under the Mysore Govern
ment or the Nawab, as the case might be. Such rates 
were liable to become unbearable when the selling pric~ 

of grain became very low as it did for a number of years. 
Hence various devices were resorted to in order to 

• 
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mitigate the burden. All this has now given way to care
ful survey:and deliberately-framed and carefully-equalized 
assessments. Garden lands have been classified and 
assessed as dry lands in all districts except Mala bar and. 
South Canara, in which districts, owing to peculiar 
conditions of garden cultivation, it has been found nec.es
sary to assess gardens at special rates. 

Byotwari Settlement.-Before proceeding to describe 
the machinery by which the existing settlements have 
been effected, the modern meaning attached to the term 
'I'1Jotwari settlement may be explained. It means the 
division of all arable land whether cultivated or not 
into 'fields' and: the assessment of each 'field' or group of 
::fields at a ::fixed rate for a term of years. The 'field' is 
an arbitrary area. Where a survey-field comprises .the 
holdings of two or more occupants it is sub-divided where 
such holdings are separ~tely identifiable. Survey-fields 
may also be sub-divided to distinguish portions transferred 
or relinquished. Sub-divisions are surveyed and marked 
on the field maps but not demarcated on the ground. 
The occupant pays the revenue so assessed on the area 
he actually occupies. This area may be constant, or may
be varied from year to year by the relinquishment of old 
::fields and the taking up of new. The occupant deals 
directly with the Government and is responl[!ible for no 
one's revenue but his own. He is given a document called 
a patta, which sets forth the extent and assessment of each 
survey-field or sub-division thereof in his occupation. 
This patta is liable to revision· every year so as to bring it 
into accord with the actual state of affairs. The occupant 
thus enjoys all the advantages of proprietorship, subject 
only to the payment of the revenue due on the lands held 
during the year. The lands can be inh~rited, soJd. or 
burdened for debt in precisely the same manner as a pro
prietary right, provided that the person in whose name the 
land is registered in. the Government accounts pays the . 

9 
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revenue due to the State. The average area of each hold~ 
ing is a little over 6 acres. 

Institution of the Settlement IJepartments 1855.-The 
Government determined in 1855 that a general revision, 
of- assessments should be made throughout the Presidency, 
founded .on an accurate survey and a more or less exact 
classification of soils which seemed the only right basis; 
of''' a land-revenue settlement. The Government of 
India and the Home Government concurred in the· 
necessity of tlie measure, and the Revenue Settlement 
Department was constituted in 1858. The Settlement, 
Department at first undertook to demarcate the village. 
and field boundaries. This was a tedious process involving· 
much arbitration and the investigation of many disputes. 
The· marks erected in many cases were temporary and 
destructible, and had frequently to be renewed by others· 
of a more permanent nature. This unsatisfactory work 
continued to occupy much time and attention, until the' 
demarcation of boundaries was made over to the Survey' 
Department in 1864. The results of certain operations of 
the department were not, in the opinion of Government, 
sa.tisfactory. Its organization as a separate department, 
distinct from. the local revenue establishments, was held; 
to be defective, and the experience and knowledge of thee 
district 'o"ffieers were lost, their interest not being' 
enlisted. Government accordingly resolved to place all 
settlement operations under the immediate supervision 
of District Officers cOJ!trolled by the Board of Revenue. 
The new system was introduced in two districts
Tinnevelly and N ellore. But in N ellore the experimenf 
resulted in such a failure that in 1868 Government: 
transferred the settlement back' to the special depart
ment on the ground that the retention of the special 
department was the only method by which it was 
possible to ensure celerity and efficiency in settlement 
work1 consistency, anq. ttniformity in thE;} det~ils Qf re· 

, X.1'l. ') ~ '2... .. ~\ 
as 



assessment and a fair measure of relati.ve equality in 
the resulting taxation, and to save the country from 
the neglect which must occur if the Collector and 
subordinate revenue officers were withdrawn from their 
ordinary duties. Settlement operations continued eve~y
where, except in Tinnevelly, under the control of the 
special department till the end of 1873, when, on the 
transfer of the then Director to. the Board of Revenue, 
that appointment was placed in abeyance for some 
months. But in the following year decision was given 
in favour of the continuance of the department under 
a separate head. 

The department continued to be so administered till 
the latter part of 1879, when, in consequence of financial 
exigencies, the appointment of Dir~ctor was abolished, 
and the strength of the department reduced by about 
half. The department, under these altered conditions, was, 
administered by a member of the Board of Revenue. 

This arrangement lasted till the end of 1882, when 
the appointment of Director was revived and conjoined 
with that of the newly constituted Directorship of 
Agriculture. 

But at the reorganization of the Board of Revenue in 
April 1887, the department was again placed under the 
direct charge of the Board, one of its members assuming 
the portfolio under the designation of the Commissioner 
9f Revenue Settlement and Director' of Land Records 
~nd Agriculture. In 1903 the Survey Department was 
pla.ced under the Commissioner of Revenue Settlement 
and his designation was changed into Commissioner oi 
Revenue Settlement, Survey, Land Records and Agricul
*ure. 

Original Scheme of Survey and Settlement.-The 
scheme of survey and settlement as originally sketched 
out is shown under thefoUowing fourteen heads: (1) a 
revenue survey showing all the principal variations in the 



surface of the sojl as hills, jungles,roads, channels, tanks, 
topes, houses, cultivated and cultivable lands, and also 
exhibiting accurately the sizes of the fields in these last 
two classes of land; (2) the minimum size of fields was to 
be one acre of wet, and two acres of dry land; interstitial 
holdings were to be treated as sub-divisions of such 
fields; (3) permanent boundary marks were to be 
established, and, ;field, village and taluk maps prepared; 
(4) assessment ·was to be rlJotwar; (5) the terms of the 
annual· settlement made with each ryot were to vary 
simply with the area and quality of the lands held by the 
ryot, and his use or non-use of water from a Government 
source; (6) soils were to be divided into a few classes 
based on real, tangible differences of composition; (7) the 
settlement officer was to estimate, as nearly as possible, 
the productive power of the land, stated in quantities of 
some one of the ordinary grain crops-paddy ~or irrigated 
lands, and cumbu, cholam or some other grain for unirri
gated; these estimates (grain outturns) were to form the 
basis of the ultimate assessment; they were to be 
carefully made on such a scale as would allow for 
indifferent crops and bad seasons; (8) the land was then 
to be valued with regard to nearness of village roads, 
markets, irrigation facilities, etc., and the field or village 
was to be classed accordingly; (9) the assessment was to 
be moderate; existing rates were generally based on 
50 per cent. of the gross produce for wet, and 33 per cent. 
for dry, lands; SIR 'J..'HOM.A.S MUNRO'S maximum was 30 
per cent., and this was now adopted on the assumption 
that the average assessment would be about 25 per cent. 
of the gross produce; (10) the ryots' payment was to vary 
every 7 or 10 years with the commutation price of· the 
standard crop to be calculated on the average of the 
prices prevailing during the previous 7 or 10 years; (11) 
it was believed that it would not be found necessary to 
divide the country for the purpose of official scales of 
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prices, i.e., one scale was to apply to the entire Presidency 
for the term adopted; but this principle was abandoned 
in practice, and the commutation prices for each district 
have been calculated independently; (12) the' gram 
outturns were to be unalterable for a period of 50 years; 
(13) it was to be open to the ryot to compound for a fixed 
annW!-1 payment for a term of years; and (14) the Survey 
Department and the Settlement Department were to be 
separate, the former under a Surveyor-General, the latter 
under a Superintendent of Settlement. 

Subsequent Modifications.-Objections taken subse
quently with regard to certain detailed points were 
decided at different times as eimmerated below: (1) the 
restriction as to the size of fields has been removed; the 
maximum was once fixed at 2 acres for wet and 4 for dry 
land;"but now, as a rule, each revenue-field (i.e., each 
parcel of l!tnd on which previously a separate assessment 
is fixed) will form a survey-field; in exceptional cases 
two or more revenue-fields may be clubbed together 
subject to the following conditions:-(a) every survey-field 
so formed must consist of entire revenue-fields; (b) no 
survey-fields so united should exceed 6 acres of wet or 12 
acres of dry land; (c) the revenue-fields forming a 
survey-field should be held on the same tenure; inam and 
r!Jotwari land should not be taken together; (d) no 
existing revenue-field need be divided, however large; (2) 
the assessment was to be made on the net produce, i.e., after 
deducting the expenses of cultivation and a percentage 
for vicissitudes of season, unprofitable areas, etc.; "in 1864, 
the Government share of the net produce was fixed by 
the Secretary of State at one-half; (3) the term of 
settlement was to be 30 years, i.e., both grain out turns 
and commutation prices were to remain unalterable for 
that period; subsequently it was decided that at each 
settlement or re-settlement of a district Government 
'Would fix at their discretion the period for which such 
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settlement or re-settlement should be in force, and on the 
~xpiry of that period Government would revise the assess
ment,~in such manner as might then seem just and proper, 
either with reference solely to a rise or fall in, prices, or 
with reference also to other considerations such as would 
require a re-classification of soils or a re-calculation of the, 
grain out turns ; (4) leases for a term of years at re,duced 
rents were found. to be unnecessary for the encourage
ment of large holdings; (5) another important question 
which came up for disposal at the time of the initial' 
settlement of the, districts of Godavari, Kistna and 
Guntur was the method to be adopted in assessing the 
additional amount to be paid, over and above the land 
assessment, for water supplied from Government irrigation 
sources such as the Godavari and Kistna canals; in these 
districts it was decided to impose a uniform charge of 
Rs. 4 per acre for irrigation supplied for a single crop, in 
addition to the land assessment, which was determined as 
if the land was unirrigated; it was desired to adopt a 
similar plan in all other districts where it was found 
practicable; as a matter of fact, however, the only other 
district in which the system has been introduced is 
Kurnool, in some parts of which irrigation is supplied 
from a canal which was originally worked by the Madras 
Irrigation Canal Company under a guarantee from 
Government, and the principle was maintained when the 
Company's works were taken over by Government; the 
land-assessments were fixed without reference to the 
facilities for irrigation; 'in districts subsequently settled, 
the assessment on irrigated lands was determined by ~ 
consideration. of the value of the paddy (rice) crop grown 
on the best irrigated land, gradations of rates being formed 
to meet the conditions of inferior qualities of soil OlT 

defects in the sufficiency or regularity of the water
supply; this system of consolidated wet assessment was 
extended to the irrigated lands under the Godavari, Kistna 
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and Kurnool-Cuddapah canals at the re-settlements of 
those districts; (6) formerly it was the practice to charge. 
the rates settled for irrigated lands, on lands irrigated by 
wells, where such wells were situated within a distance of 
ten yards of a Government soUrce of irrigation, although; 
Government had incurred no expense in sinking thei 
wells; the justification for this course was that the wells. 
derived their water-supply by percolation from the Govern-~ 
ment source. Under recent orders, however, such lands 
are no longer assessed as irrigated, and the cultivator is 
allowed to enjoy the benefit of. irrigation from his .well 
free of any additional charge. 

Preliminary Investigation.-In the first instance it 
is necessary to obtain a general view of the characteris-. 
tics of the district. Particulars of, the climate, rainfall 
and physical features of such tracts or divisions as differ. 
from each other distinctly have to be ascertained ;infor-· 
mation relative to its past history, its years of plenty or 
famine, its land tenures, mode of taxation, and the causes 
of gradual progress has to be obtained from the Collector's. 
records ; the relative values of' such sources of ~rigation 
as the various tracts possess have to be estimated; ru 
general idea of the prevailing soils must be acquired; at: 
the same time, information is gathered as to how different . 
tracts are affected by roads, canals, markets, towns. hill, 
ranges or seaboard; the methods of cultivation pursued. 
the crops grown, the mode of disposal of surplus grain •. 
tlie markets mostly frequented and the wages paid' to, 
labourers have to be inquired into. A district is "for 
administrative purposes, divided into taluks; each taluk 
has, to be visited and the revenue officers and leading; 
eultivators consulted.· 

Olassification of 8oil8~-The next step is to classify the. 
soil. At first the number of sorts in a class was only 
two, but experience proved such a scale to be too inel~tic,; 
and the number was increased· first to three and then to ~ 



:five, 'Viz., 'best, good,. ordinary, inferior, worst. In deter~ 
mining the classification, the soil is turned up to the depth 
of about 9 incheS. The classification of each field is noted 
on the village map and in a register. It is usually found 
that soils run in considerable blocks round which a line 
can be drawn on the map. Inside the block small differ. 
e~ces in a few scattered fields are disregarded to avoid 
multiplying blocks .. 

Olassification of fields.-A revenue system based 
on field assessment seems to demand naturally and 
necessarily the separate classification of each individual 
field, and this is the sanctioned method of the depart. 
nient; it is,at the same time, laid down that though 
the details of classification extend to each field, the 
wider ~comparative view of the operations should never 
be lost sight of, as it is most desirable that the land 
should be viewed in a comprehensive way by the 
classifier. 

Grain outturn.-Th~ next stage is to ascertain what 
amount of crop each different class and sort of soil will 
produce. The same kind of crop is not always grown on 
the same soil, nor on the same field, from year to year. It' 
is necessary, therefore, to choose one or more standard 
grains (always food-grains, as food-products are the 
ultimate standards of values) to represent the 
general or average produce. The crop most exten
sively grown on irrigated lands is paddy (rice); on 
unirrigated (or dry) lands several varieties of food
grains are grown; and the crop cultivated on the 
largest area according to the cultivation accounts is 
usually selected as the standard, or more often two 
crops are taken, the areas under other crops being for· 
settlement purposes presumed to be cultivated with one 
or other of these according to the relative value of the 
crop. A fair average outturn of the standard grains is 
thEm ascertained per acre of each class and sort of soil, 
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a.nd this is oalled the grain outturn., The oriterion of 
such outturns is experience, and this is sought in experi~ 
ments by officers of the Settlement and Agricultural 
departments, in the knowledge acquired during long 
years of service by Tahsildars and similar responsible 
officers of Government, in the records of produce entered 
in the old village accounts, and in the admissions of the 
tyots. The actual experiments consist in reaping, 
threshing and measuring the crop upon small areas in 
selected fields. The number of experiments in some 
districts has exceeded two or even three thousand. 

The results are taken as a general guide to the grain 
outturns and no more. The experimental reapings (Ol' 

TcaJils a!il they were called), however, are now to a great 
extent given up, and general inquiries and statistics 
already collected are relied on instead. 

Oommutation price.-The grain outturns are next 
commuted into money. The commutation price is fixed on 
an average struck on the prices of a long series of years, 
so· as to ensure that the advantages of· good, and losses 
of bad, years may be balanced, and to preclude all risk 
of the Government share of the produce being sold to the 
ryot a.t a price which he cannot always command; and 
a. percentage allowance (formerly 10 and now generally 
15- per oent.) is made for cartage of grain to markets and 
for mcrchants' profits. For all the earlier settlements, 
the average taken was based on the prices of the 20 years 
from 1845 to 1864. But since 1885 the period has, 
llnder the orders of Government, been altered into the 
twenty non-famine years. immediately preceding eac4 
settlement. From the results obtained by applying th~ 
{lommutation rate a deduction of from one~sixteenth* to 
one-fourth is usually allowed on account of· vicissitudes of 
season, and in view of the fact that. the survey areas of 

• One.twentientb is allowed i~ the case of laJl.~ lj.Jl.qer first.class BoqrQeij of 
irrigation in N ellore. 

10 
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fields include small extents of uncultivated land, such 0.1 

field-ridges, irrigation dL"Itributaries, etc. 
008t of cultiMfiOlJ.-Against the average value of 

the produce thus determined has to be set off the' cost of 
cultivation,» the estimation of which is one of the most 
difficult of the various steps in connection with 0. settle
ment. The items of cost usually included in the estimate 
are (1) ploughing cattle, (2) agricultural implements, (3) 
seed, (4) manure, and (5) labour required for ploughing, 
sowing, reaping, ctc. The method of calculation varies 
according to the description of crops grown, anel the method 
of cultivation, as well as according to the mode in which 
these items are paid in each district. In somc, payments 
are made in grain, in others in money, and in flome in both 
grain and money. The payments mnde in grain are con
vertcd into money at the t'ommutation price adopted for 
the settlement. The cost of bullocks and of the implements 
of husbandry is distributed over the number of years 
during which they are estimated to be serviceable, nnd 
the other items ate calculated for each year. Calculations 
are first mnde for the arCll. which can be cultivated 
with one plough and one pair of buUoeks, and the required 
calculations for an acro are dcduced from them. 1'he 
usual practice is to work out tho expenses for the best 
soil, and then to diminish this standard proportionately 
according to the quality of soil. This methoel is open 
to objection on the ground that the cost of cultivating 
poor soils is grcater if a maximum yield is sought there
from than for superior soils. Dut it is to be borne in 
mind that the cultivator is content with a much smaller 
relative outtuln from inferior soils, and omits many pro
cesses such as repeated ploughings, manuring, wemling, 
and hoeing, which are rcsorted to on more fertile lunds. 
Now, the expensos of cultivation are taken to be thes ame 
a8 hM been already determinCll in neighbouring "ettlcel 
districts. 1'h('86 expenses being deductc(l from tho groljlt 
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assets, i.e., the value of the total outturn, the result is 
the approximate net produce of the land under examina
tion, and half of this, or mor~ often rather less than half, 
is taken as the Government demand. The 'straw' is 
usually taken as a set off against the item 'feed of 
bullocks.' 

A.sseSSl1lellt.-The principle has always been that the 
assessment is to be moderate. The old rates were general
ly based on 50 per cent. of the gross produce for wet, and 
33 per cent. for dry, land. "When revision began, the 
maximum was reduced to 30 per cent., the average 
assessment being about 25 per cent. But in the course of 
time a gross-produce percentage was not considered suffi
cientlyaccurate. Net produce was to be ascertained by 
deducting the cost of cultivation, etc., as explained in the 
last paragraph, and in 1864 the Government share or 
revenue was fixed at half the duly ascertained net produce. 
Recent calculations have shown that the ryotwari revenue 
actually collected at the present time is less than 10 per 
cent. of the gross produce. 

I"cI-etllent rel1l~/l8.-In introducing the new rates 
the ryots are granted "increment remissions" in cases 
where the new assessment is greater than the old beyond 
a certain percentage; if the increase in individual cases 
exceeds 25 per cent. of the old assessment, the old 
assessment plu8 :i5 per cent. of that assessment will 
be levied in the first year and the remainder remitted. 
U the full amount of the new assessment cannot be 
reached by the twelfth year, the balance remaining 
after levying 25 per cent. in the first ypar will be levied 
in equal instalments in the succeeding eleven years. 
Increases of Rs. 3 and less will be levied in the first 
year whatever the percentage may be. 

Tilt- Settlement Jlegister.-The Settlement Jlegister is 
the foundation on which the whole revenue administration 
rests. It forms a complete 'Domesday . book' recording 



accurate information regarding every separate 
holding, large or small. The area of each field is given 
in acres and cents or hundredths of an acre, and the 
assessment thereon is noted against it. A single field 
on the survey map may actually be divided amongst twenty 
ryots. In such a case there will be twenty sub-divisions, 
and each ryot will have a separate sub-line in the register 
giving full particulars of his holding, even though the 
extent of it be no more than one-hundredth part of 
an acre. From the register is prepared a ledger known 
as the ohitta which gives each ryot's personal account 
with Government. Every field or fraction of a field 
held by the same ryot is picked out from the settlement 
register, and entered in this ledger under hjs name 
with particulars of the area, assessment and other details. 
The total of the areas shows the extent of his different 
holdings in the village, and the total of the assessments 
is the amount due thereon by him to Government. A copy 
of this, his personal account, is given to each ryot with
a note as to the date on which each instalment falls due 
and is known as his patta. An English descriptive 
memoir giving full details touching each village and its 
settl~ment, and an account of all lands held tax-free or 
on favourable tenure is also ,printed. A sketch map of 
the village showing the tanks and .channels, and all 
similarly assessed fields laid out into blocks is attached 
to it. The descriptive memoirs of all the villages in each 
taluk consecutively :Q.umbered are bound into one or 
more volumes with their respective sketches and thus 
supply complete information regarding every village. 

Patta8.-The introduction of settlement is effected 
by the issue of pattas to those entitled to them, and this 
is one of the most important parts of the process of 
settlement. In the dis~ricts first settled, it was thought 
snfficient to issue patias in the names of persons entered 
iu the accounts as they then stood, but latterly, more . 
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has been done and many thousands of pattas have, after 
due inquiry, and where no civil disputes arise, been 
changed from the names of deceased ryots or vendors 
to those of the actual occupants of the lands exhibited 
in them. 

Jamabandi.-Th~ duration of the settlements and 
re-settlements hitherto carried out is 30 years. During 
that period, neither the grain outturns nor the com
mutation rates are altered. But, as under the ryotwari 
system, each cultivator is free to hold or' relinquish 
whatever fields of his holding he likes, or to take up 
other available fields, and, as, deductions are sometimes 
made from his total assessment, there must be an . 
annnal settling up to show what lands each ryot has 
actually held,and what amount, on all accounts, 
he has actually. to pay for the year; his patta may 
be revised or he may, if necessary, be given a fresh 
patta every year. This process, which is called the 
annual settlement or ja;mabandi,' is conducted not by 
the special department but by the ordinary revenue staff. 
In this way the information recorded in the settlement 
registers is periodically corrected, so that when the 
existing settlement expires and revision becomes re'l.uisite, 
it will in general, merely be necessary to determine 
what the revised rates of assessment shall be, and 
to substitute these for the existing rates entered in the 
village accounts . 

.Re-settlement.-Initial settlements having been carried 
out in all districts throughout the Presidency, the' 
operations to be carried out in the future will be 
almost entirely re-settlements. A re-settlement consist!! 
in a. revision of the rates of assesment which were 
calculated not on holdings but on fields which may now 
be in the same or in different holdings. In revising 
these rates, changes in prices, in means of commqnicatio:p, 
in the accessibility of markets and in the quality of 



the irrigation sources since the original settlement, are 
taken into consideration, together with any other indica
tions of economic progress or retrogression. And, as a 
rule, the rates are raised or lowered all round in defined 
tracts by the same percentage. A re-settlement may 
also be made by remodelling the original settlement by 
a re-classification of soils and the application of a new set 
of money rates based on a fresh calculation of grain 
outturns, cultivation expenses etc. 

The Be'mission Bules.-From what has been said 
above, it will be seen that, in the various calculations 
made in fixing the final money rates on each field, 
allowances are made for seasonal failure and various 
other agricultural risks. As a matter of policy, however, 
remissions either total or partial of these rates are granted, 
as a matter of grace, under executive instructions in 
cases of loss of crop. Such remissions have occasionally 
been allowed to cure mistakes in assessmeut, which the 
utmost care cannot always prevent; but relief on this 
ground is rarely required since Government are always 
ready and willing to correct, after a settlement has been 
introduced, any error which, in particular instances, may 
have led to over-assessment. The circumstances which 
render the grant of remissions expedient are the frequency 
of droughts or of immoderate rain, the enormous number 
of petty holdings, the improvidence of a large proportion 
of the cultivating class, and the undesirability of keeping 
arrears hanging o'ver their heads for a series of years. 
Owing to the multiplicity of holdings and the general 
numerical weakness of the revenue staff, enquiry into 
individual losses is often impracticable; and relief can 
usually be rendered only where the loss of crop can be 
readily located, estimated and verified: and it is essential 
that it should reach the ryot. These considerations have 
been kept in view in the rules actually issued from time to 
time. In the ease of "wet" land, which is of comparatively 



· limited area and productive of comparatively vahiable 
crops, total failure of the crop over the plots registered 
in the accounts'and demarcated on the ground as separate 
fields, or sub-divisions is a fact readily ascertained arid 
verified: and the rules empower the Collector to remit the 
assessment in such cases in all years. In the case of 
failure, total or partial, of crops on "dry" land and the case 
of partial failure in "wet" land, whether this takes the form 
of an indifferent yield over a whole field or of a total 
failure of crop in parts of a whole field, the loss in parti
cular fields is not only difficult to ascertain but its deter
mination by subordinate officials is not susceptible of any 
satisfactory check. To meet these cases, therefore, an 
allowance is made at settlement in reduction of the assess
ment which practically meets the losses of all but excep
tionally unfavourable seasons. . To provide for the 
calamities of exceptionally bad years the rules allow of a 
proportionate remission of assessment uniform over tracts 
where the crops have suffered in a marked degree. The 
remission rules as stated above are executive instructions, 
liable to be altered from time to time at the pleasure of 
the Government. 

CHARACTER OF LAND TENURES. 

The following are the main. varieties of land tenures 
under the Government :-(i) perpetual free-holds held 
under a title-deed showing proprietorship as against the 
Government, and paying no land revenue; (ii) enfran
chised inams, or grants of land or of the land revenue 
thereon, held wider a title-deed showing proprietorshlp 
as against the Government, and paying a quit-rent fixed 
for ever, calculated at a favourable rate; (iii) zamindaris, 
or landed estates held under a sanad or title-deed showing 
proprietorship as against the Government, and paying a 
land revenue or peslikask fixed in perpetuity; (iv) un
settled pala!lams, or landed estates held without sanads, 
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,the land revenue _ on 'which .ruay be raised at the pleasure 
of the Government; (v) individual holdings under what 

'is termed ryotwari tenure without a sanad expressly 
'declaring proprietorship, and paying a revenue subject to 
additions and deductions in certain special circumstances 

'and subject to revision at intervals of thirty years; (vi) 
'inam holdings including jagirs, or grants of land or of 
land revenue, held under a tenure dependent on the 

. fUlfilment of certain conditions; (vii) land held on special 
conditions as (a) on improvement leases. called cowles, -and 

-(h) under the favourable rules for planting topes or groves 
of trees. 

Perpetual Freeholds.=-The perpetual freeholds now 
,existing were created tinder the rules for the redemption 
-of land revenue and quit-rent on enfranchised inams 
under the rules in force during the latter half of the 
,nineteenth century. Under these rules the redemption 
,of land revenue was permitted in the case of (i) sites of 
buildings (ii) gardens of limited extent attached thereto, 
and (iii) hill plantations of exotic products, such as tea, 
coffee, cinchona, etc. The rate of redemption was first 
fixed at twenty-five times the annual land revenue; but, 
in 1895, it was raised to twenty-nine times such sum. 
In zamindaris the registered zamindar' alone was given 

: the right to redeem ~he land revenue. In the case of 
,'ryotwari lands, the ryot holding directly from the 
'Government alone had the right. On payment of the 
. redemption money in . full, with the cost of survey and 
, demarcation, the party redeeming the revenue was 
furnished with a title-deed. The redemption of quit

_ rent on enfranchised inams introduces the question of the 
inam tenures of this Presidency; but it is only necessary 
here to mention that inamdars holding lands enfranchised 

_ from service, or from resumption by Government, but 
'subject nevertheless to a quit-rent, were allowed until 
_ recently to redeem that quit-rent in perpetuity. In the 
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case of the inam title-deeds -issued before the 
28th February 1895, the sum payabie for the redemption 
of quit-rent was fixed at twenty times the amount, but 
in the deeds issued after that date, it was stipUlated that 
the quit-rent should be redeemed by thirty years' 
purchase. Having regard to the disadvantages arising 
from the capitalization'of the State's annual revenue from 
land, Government decided in 1896 that the redemption of 
land-revenue should be disallowed except in cases in which 
they had already pledged themselves to allow it. No 
absolute free-holds can therefore be now newly acquired in 
this Presidency. The holders of free-holds have unlimited 
powers of alienation. The free-hold is absolute against 
that demand of the Government only which represents 
the Government's right to share the produce, and gives 
no immunity from other Government demands, such as 
for irrigation, roads, sanitation, education and so forth; 
in all of which cases the land may be subjected to 
separate cesses or demands. The redemption in no way 
affects sub-tenures, rights of occupancy, or other similar 
rights ; and the freedom conferred is absolute only against 
the Government. 

Inarns enfranchi8ed, but unredeemed.-Holders of 
enfranchised inam8, who at the time of enfranchisement 
were granted the option of redeeming at any time the 
quit-rent payable on their lands, but have not availed 
themselves of the concession, have full power of alienation 
and pay quit-rent; but such quit-rent is not liable to 
periodical revision. 

Zamindari8.-In the case of zamindaris, the land 
has been assigned in perpetuity with a proprietary title 
as against the Government. The land revenue, techni
cally called ¥'pe8hkash" , is a charge on the land. 
Zamindars hold under a deed termed a "8anad-i-millceut 
i8timrar" and give in exchange a co~responding lcabuliyat, 
or acceptance. Act 2 of 1904 -declares .certain estates 

11 
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to be impartible, and also inalienable beyond the life
time of their proprietors except in circumstances which 
entitle the managing member of a joint Hindu family, 
not being the father or grandfather of the other co. 
parceners, to make an alienation of the joint property 
binding on the shares of the other co-parceners in~epen
dentlyof their consent. The alienation of an impartible 
estate beyond the life-time of its proprietor for the pay
ment of land-revenue due to Government is also prohibited 
unless the written consent of the Collector of the district 
in which the estate is sit.uated is first obtained. In the 
case of zamilldari8 not brought within the scope of the 
Act, the proprietors are at liberty to transfer, without 
the previous consent of the Governm'ent, their right in the 
whole or part, however small, of their zam·illdar-i8 to any 
person they please by sale, gift or otherwise; and such 
transfers are to be held valid and to be respected by the 
courts and officers of Government, provided that 
they are not repugnant to the Mahomedan or Hindu 
law, or to the regulations of the British Government. 
In order to be valid against the Government, and in 
order to liberate the transferer from his liability to pay 
Government dues, such transactions must be first regis
tered in the Collector's office; and, where the alienation 
is of a. sub-division of the estate, the peslikash on the 
sub-divided portion must be determined by the Collector. 
The Government do not regulate the succession to 
zamindar-is. The position of the cultivators in zamilldari 
estates had not been clearly laid down under Act 8 of 
1865. Generally the cultivators had occupancy rights 
and were bound to pay only rent to the landholder. 
Occupancy rights were, however, gradually trenched 
upon, and in some estates claims were set up inconsistent 
with such rights. Fresh legislation thus became neces
sary. An Act (the Estates Land Act) wa.s passed in 1908 
repealing the Frovisions of Act 8 of 1865 and laying 



down the substantive rights of the land-holders and. the 
tenants, and the procedure to be adopted in the collection 
of rents. The land being permanently settled, that is to 
say, the land revenue on it being fixed for ever, extension 
of cp.ltivation brings no increase of revenue to the State. 
The fact that th~ zamindar has to pay a permanently-fixed 
revenue does not exempt him from liability to general, 
local and municipal taxes. 

Palayams or unsettled estates.-The palayams for 
which no sanads have been granted are called unsettled 
palayams. The important difference between unsettled 
palayams and zamindarisis that, in the case of the former 
the Government have the power to resume the grant at 
pleasure or to alter or revise the conditions on which it is 
held, as for example by revising the amount of revenue 
paid by the holder. 

Ryotwari Tenure.-The ryotwari system of holding 
under the Government has now been the principal tenure of 
this Presidency foro\Ter three-quarters of a century. The 
pattadar or registered holder of land under the ryotwari 
system is, as regards Government, the responsible 
proprietor of the land entered against his name in the 
land regist~r of the \Tillage, until it passes from his 
possession by sale for arrears of revenue, or in some 
other legal manner. A registered pattadar may, so far 
as Government is concerned, alienate, in any manner he 
pleases, the whole or portion of his holding, provided (i) 
that unless an4 until such alienation is registered in the 
village records, the alienor remains liable for the revenue 
and all other legal charges due on the land, just as if no 
such alienation had occurred, and (ii) that when the 
alienation is registered the alienee takes the land subject 
to payment of any arrears of assessment. or other legaf 
charges due on it, and to the same obligations as those 
under which it was held by the alienor. If a registered 
pattada,. improves his holding by constructing a tank o~ 



it, or diggingtt: well, he is not chargeable with any 
additional assessment for such improvements but he is 
not entitled to claim, as of right, any reduction of 
assessment on account of space occupied by the work. 
He is bound to pay the assessment fixed on his field 
or holding, whether cultivated, waste or fallow, in the 
prescribed instalments, unless it be remitted. The 
registered pattadar is entitled to work minerals on his 
land, but is liable to pay therefor a separate assessment 
in addition to the assessment above referred to which is 
for surface cultivation. 

Ordinary Inam Tenures of Land .. - When the 
State has given up its right to the land revenue, or a 
portion of it, in favour of an individual or an institution, 
or to remunerate persons for performing certain duties, 
t.he grant is termed an inam or manyam. In 1858 a 
Commission was established to examine the titles of the 
possessors of mama, and of the inams that were confirmed, 

, to continue those that were still required for religious 
charitable or village service and to enfranchise those of 
other descriptions, if the possessors wished by commuting 
for a moderate quit-rent the right of the Government to 
prevent alienation, to resume, or to demand, service. 
Service inams are held revenue-free or subject to 
favourable rates. They cannot be alienated without 
forfeiture of the favourable tenure. The conditious of 
the grant must in ,each case be observed by the holder 
and the Government cl~im an absolute right to adjudicate 
as to the proper fulfilment of those conditions. In the 
case of village service mams, the holders are bound, to 
perform certain administrative duties, and are styled 
village officers: the succession to these inams is governed 
by a special enactment, and is hereditary in most districts. 
The mama attached to the more important village offices 
have, however, been enfranchised, and the village officers 
are now remunerated b~ money salaries. 
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Land held on Oowles, etc.-A cowle isa graI!t .0£ 
land free of assessment for a certain period, or subject to 
favourable assessment gradually rising to full assessment. 
Until the full assessment is imposed" the holder is subject 
to the terms of the contract contained in the cowle. The 

,cowle tenure is usually granted to induce ryots to bring 
under cultivation unpromising waste lands, or to plant 
trees or shrubs for green manure. Lands h~ld under the 
tope rules are of the same nature, their object being to 
en,courage tree planting. The terms of a cowle reserve 
to Government the power of re-entry on breach of its 
conditions. 

Mirasi Rights.-These rights are not sufficiently 
strong to be classed as tenures or rights against the 
Government, such as zamindari or ryotwari; but they 
are sometimes more than the mere preferential right to 
occupy new land, and they are recognised by the Govern
ment. The only trace that remains now of the special' 
rights of the old communal o1igarchies is the claim by 
certain hereditary mirasi-dars in Chingleput district to 
fees upon waste land which may hereafter be brought 
under cultivation, and upon lands now occuJ?ied 'whic,h 
may hereafter be relinquished and again re-occupied. 
These fees· ~ere formerly taken from the gross produce 
before. the division of the crop, and were then paid to the 
mira8i-dars both by the ryots and by the Government. 
They are now made payable entirely by the ryots, liberal 
allowance having been made for them in arriving at the 
rates of assessment charged on their lands. The fee 
payable by the ryot under these circumstances is a yearly 
sum of' two annas in each rupee of. the Government 
assessment, this amount being held to represent., the . old 
average ra.te of S.per cent. of the gross produce of .the 
year. The right to collect these fees is 'recorded by the 
Government in the' land revenue registers,' but their 
collection is left to the. rnirasi-darB themse.lv~s.. The· total 



amount of these fees payable to mirasi-dars in Chingleput 
district is very small, but the right is tenaciously main
tained, and represents what was in former days a highly 
important institution. 

Unassigned Lands.-Unassigned land within a Govern
ment ryotwari village is either the assessed or unassessed. 
The unassigned land of a village is at the disposal of the 
Government. Subject .to the instructions of the govern
ment officers, certain portions are reserved for the gratui
tous communal use of the villagers, as tanks, streets, 
channels, threshing-floor, burial-grounds, cattle-stands, 
etc., while in all villages, except on the West Coast, a 
house-site and a backyard, with permission to cultivate 
garden produce in it free of all assessment, are provided 
gratuitously for each family. The addition to, or subtrac
tion from, the area of viliage-site is provided for by fixed 
rules. U nassessed waste lands ot a village, which are 
not yet assigned, and are not reserved for these or other 
special purposes, are available to ryots for cultivation. 

Unassigned lands outside the recognised limits of any 
village are insignificant on the plains, which are fully 
occupied by the village communities, but they abound on 
the hill ranges where the indigenous tribes have establish· 
ed only a very partial occupation. Special. rules have 
therefore been framed for the sale of waste lands on the 
Nilgiris (except in seven villages, six: of which have been 
transferred from the Coimbatore district), on the PaIn is 
outside the Kodaikanal Settlement in the Madura district, 
on the Shevaroy, Kollimalai and Yelagiri hills in the 
Salem district and on the Kollimalais in the Trichinopoly 
district. In the Nilgiris, excluding the Nilgiri-Wynaad; 
no assessment is charged till the sixth year on forest or 
grass land newly taken up under these rules and planted 
with coffee, tea, cinchona, rubber or other special products. 
Similar lands in the Niligiri-Wynaad are allowed to be 
helel free of agsessment for three complete years. 
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Tenures other than those under the Government.-In 
a ryotwari country the most important considerations 
connected with land tenures are those which concern the 
relations of the Government with persons holding imme
diately from it. The system of tenancy under such land
holders is, however, fully developed, registered ryots sub
letting their lands and living on the difference between 
the rents they obtain and the assessment they pay to the 
Government. In the districts on the East Coast, lands are 
generally rented out by the land-holders either for a fixed 
annual payment in money, or for a share in the produce. 
Ordinarily dry and garden lands are rented for money and 
irrigated lands for a share in the produce. In the case of 
permanently settled estates every ryot in possession of 
ryoti land, not being old waste, is the owner of the 
occupancy right in the land in his holding. 

There are other ten~es of a special nature in South 
Cana-ra and Ma1a.bar, which need not be described here. . 
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SYSTEM: OF Santy .l.XD SETTLE}[E~"T. 

CIl(lracferisfic of I"~ Syslem .. -The Bombav ST"stem 
of SUfT"ey and settlement is what is known as a "'ryoi,cari 
system: that is to say, the land assesment is placed, not 
as in the Bengal system, upon the large estate under the 
single landlord, or as in the United ProT"inces upon the 
nlla.ge as a whole, but upon the separate holdings of 
indindual ryots-a characteristic which it shares in com
mon with the Madras system alone. 

The pres£'nt system was not introduced until the year 
1835; but a brief summary uf the· preT"ious Rennue 
history is necessary as an Uitroduction to that of the 
new system. 

Early Brifi.sA Sysfetn.-The eMly British system of land 
assessment was deriT"ed from the Mahrattas, according 
to which the reT"enue for the rear was 1h:ed annually for 
each T"~~ as a whole in accordance with the character 
of the season. The distribution of this amount onr the 
indindual holdings was left to the custom of the T"illager, 
the result being a crop of different systems bewildering in 
their extraordinary T"ariety. Generally spe.aking howeT"er 
the land assessment was diT"ided into two parts, riz., the 
land asse...'\Sment proper, usually a cash rate fixed upon 
the local land measure which also nuied indefinitely, and 
extra assessments called Patiis which were determined 
at the pleasure of the local officers and ordinarily con
sisted of commutations in cash for demands originally 
made in kind. In addition to these there were house 
taxes, cattle taxe...q, trade taxes, transit taxes and a number 
of others, nrying according to local custom. 

The first attempt of the British in the field of Land 
ReT"enue administration upon these lines was, it must be 
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admitted, a total failure, and the condition of the ~oTicul
tural population during the first 10 years of British rule 
went from bad· to worse. The main causes of this 
failure were: 

(1) The natural inexperience of the :first British 
administrators in dealing with a highly complicated and
to them-unintelligible system. 

(2) The sudden fall in prices due to the decrease 
in the demand for grain owing to the break-up of the 
Mahratta camps and court coupled with a large increase 
in the supply owing to the return of the Mahratta soldiery 
to agricultural pursuits. 

(3) The corruption of the native staff owing to the 
heritage of the . farming system I of Haji Rao, the last 
Peshwa, which made 'common honesty not respected in 
any mamlatdar.' 

The result was a con,Iition of great over-assessment 
which necessitated a system of annual remissions, which, 
~~ however did not benefit the ryot, as the re
missions meant for him merely ·went into the pockets 
of the Revenue subordinates, and thus only served to 
aggravate the evil conditions which they were meant to 
cure. 

MI". Pringle'. Settlement, 1827.-Experienced officers 
saw that the only remedy was the introduction of a 
proper system of survey and assessment based upon fixed 
principles and the abolition of all the anomalies and 
cnnfusion inherent in the old system. In 1827 therefore 
lIR.. PRINGLE of the Civil Service was deputed to devise 
such a system for the Poona and surrounding districts. 
His settlement attemp~ to fix the government demand 
at about half (55 per cent.) the net produce, and there
fore entailed not only estimates of the yield of various 
crops and soils, but of the cost of cultivation. But owing 
to the continuous fall in the money value of agricultural 
produce, due to a variety of circumstances, which need 

12 
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not here be specified,.and the consequent yearly in. 
creasing pressure of the state demand, the settlement 
was found·to press heavily on the people. 

The execution of the different operations of MR. 
PRINGLE'S ~urvey was entrusted entirely to native agency 
without either the experience or integrity needed for the· 
task, and at a subsequent period the results obtained were 
found to be nearly· worthless. Thc preliminary work of 
measurement was grossly' faulty, and the estimates of 
produce, which formed such an important element in 
the determination of the assessment and which had been 
prepared in the most elaborate manner, were so erroneous 
as to be worse than worthless. But meanwhile the settle· 
ment had been introduced, and with the result of 
aggravating the evils it had been designed to remove. 
From the outset it wa~ found impossible to collect any
thing approaching to the full revenue. In some districts 
not one-half could be realised. Things now went rapidly 
from bad to worse. Every year brought its addition to 
the .accumulated arrears' of revenue, and with . them the 
necessity for remissions or m(jdifications of rates. The 
state of confusion in the accounts, engendered by these 
expedients, was taken advantage of by the native 
officials to levy contribution~ for themselves. 

Irztt'oduction of the New System, 1835.-It was when 
matters .had reached this crisis that, at the end of 1835, 
an examination and correction 6f the operations of Mr. 
PRINGLE'S survey~n the Indapur taluka of the Poona 
Collectorate were :orderedin view to a remion of the 
settlement in that district. The duty of conducting the 
work was entrusted to MR. GOLDSMID of the Civil Service, 
then an Assistant Collector, and LIEUTENANT WINGATE· 
of the E.ngineers. With these gentlemen LIEUTENANT 
N ASH, of the Engineers, was subsequently associated. 
This was the real.commencement of the revenue survey 
in the 130mbay Presidency. 



As the new operations progressed, the extreme1y 
defective character of the original survey became apparent. 
lIuch of the measurement had t9 be undertaken de novo, 
but when ar.eas were not faulty to any great extent they 
were accepted as the basis of the new assessment. An 
entirely new method of classification was adopted. 
Abandoning all attempts to arrive at a theoretical ideal 
of assessment by endeavouring to discover the yiel4 of 
indi~erent soils, and assigning a certain proportion o~ 

this as the government demand, the survey officers 
adopted thep~ely practical priIlCiple of relying upon their 
own judgment as to what the soil could pay and arrang
ing their assessments accordingly. With this object 
soils were divided into 9 classes based primarily upon theu. 
depth and quality of tex~ure, and by a process of field 
'classification' which comprised an examination of the soi] 
of each field for depth and quality~ all the fields withi~: 
the talukas were assigned to one· of these classes. 

An assessment rate was then assigned to each soil 
class 'by visiting fields of each of the nine kinds of soil, 
and determining with the as~istance of those best skilled 
in agricnlture and by the knowledge and judgment they 
themselves possessed, what assessment, after taking into 
consideration the uncertainity of rain and all other cir
cumstances, an acre of each sort of soil could bear,and 
applying rates thus fixed to returns, prepared and checked 
with the greatest ~re, of the quantity of soil of each 
sort existing in each field~' . 

The assessment so dete.r:mined was then guaranteed· 
for thirty years, the cultivator being absolutely: secured 
against any additional assessment on account of any 
improvements he might make to his holding during its 
currency. 

The system was frankly empirical, but the' results 
showed the wisdom of the course taken. In the secon4 
year of the Inda,Pur Settlement, the Revenue Commissioner. 
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reported to government that "the swm actuaUy 
collected has never been so great except during the first 
four years of our occupation, -when, it is generally acknow
ledged, our demands were much too high" ; and, again, 
" the outstanding balances have never yet been so low at 
the end of the official year as they were last year." A 
marked extension of cultivation was one of the immediate 
results of the settlement, nearly 68,000 acres of waste 
land having been brought under the plough by the end 
of the second year, besides more than 3,000 acres reclaimed 
by immigrants from other districts, attracted to Indapur 
by the revived prosperity of the taluka. 

Extension of Survey operations into other districts.--;
The Indapur experiment having proved thus signally 
successful, the survey operations . were rapidly extended 
to other districts, the same results following everywhere. 
In the course of a few years separate surveys were orga
nized for the Poona and Ahmednagar collectorates and 
for the southern Mahratta country. As -experience was 
gained, improvements were introduced in the methods 
of procedure, the end in view always being to render 
them as simple and susceptible of thorough check and 
control as possible, as well as to adapt them to the vary
ing circumstances of the districts which successively 
came under the survey. The main improvements so intro
duced were:-

(a) the improvement of survey methods and the 
gradual evolution of an accurate village map; 

(b) the permanent demarcation of the fields by official 
boundary.marks (usually large earthern mounds) at the 
COrners by which the survey was stereotyped; 

(a) improvements in the details of field 'classification' 
and particularly the evolution of systems of classification 
for application to irrigated lands, such as land -watered 
from wells, tanks or dams, and rice lands by LIEUTENANT 
D.A. VIDSON and MR. FRAZER TYTLER. 



(d) improvements in methods of assessment by the 
collection of large bodies of statistics and closer inquiry 
into agricultural conditions. 

The JQint Report, 1847.-But it was not till 1847 
that a definite and permanent form was given to the 
system of survey operations. In that year, in accordance 
with the orders of government, the superintendents of 
the three surveys met at Poona, and drew up a Joint 
Report setting forth what they considered to be" the 
best means for bringing the somewhat diversified opera
tions of the several revenue surveys of the Presidency 
into conformity as far as practicable, and also for ensuring 
the results of the surveys being turned to the best 
account, and maintained in their original integrity in the 
future management of the districts." The Superinten
dents, besides defining the objects of a revenue survey, 
and the general principles on which the assessment of 
land should, in their opinion, be conducted, submitted a 
body of rules for definition and demarcation of fields, 
the settlement of boundary disputes, the classification 
of soils, the interior regulation of surveys and the 
administration of settlements, which, having received 
the approval of government, became an authoritative 
lIanual for the conduct of all future survey operations. 
Up to this period, though there had been a general 
adherence to the main principles by which the work was 
governed from its beginning, some diversity of practice 
had prevailed in the different surveys. A greater degree 
of uniformity and completeness was now given to it. 

Further extension of the Survey, 1854.-ln 1854 the 
new survey was extended to the Gujarat and KoIikan 
districts and Was slowly extended over the whole Presi6 
dency till the [last taluka Devgadof Ratnagiri was brought 
under its operation in 1891. Long before that time~ 
however, the first surveyed talukas fell in for the rension 
of their assessment on the expiration of the period of 



30 years' guarantee, beginning with Indapur in 1868. 
From that time original and revision settlement. pro
ceeded pari pallSu. Each class of settlement has its 
own peculiar features, but in a. general review of this 
kind it will be sufficient to describe the system as a whole, 
touching on individual peculiarities wherever necessary. 

The ~'!l8tem of Settlement.-The system as a whole 
requires to be treated under three heads, r;iz., (0) Survey, 
(b) Classification and (c) Assessment. 

(a) Suru!I.-Under this head the most important 
point for consideration is a.'t to the 'unit of a.~ses8ment ' . 
The unit adopted, at the outset at any rate, was the 8Un"ey 
number ba.'ted upon the theoretical principle of a field 
capable of being cultivated by one pair of oxen. 'loen 
the survey was first started, no attempt was made to 
indicate holdings belonging to different persons, but after 
a time a practice arose of demarcating sub-divi'tions of 
survey numbers in accordance with the right. of private 
persons in the land, and clubbing two or more of these 
sub-divisions (which in Survey parlance were known a8 
pot numbers) together 8038 to form one survey number. 
The practice, however, led to the entry in the revenue 
accounts of a large number of minute holdings, and for 
the convenience of revenue administration it wa. consi
dered necessary to check it. ~\.ceordingly, in 1868 orders 
were issued by Government directing that sub-divisions 
below a certain limit (which varied in different tracts 
and different classes of land) should not be recognized, 
except with the special sanction of the Survey Commis
sioner, and these orders remained in force until the passing 
of Bombay Act 4, of 1913. The result was that at pre
sent the survey number became a unit for mapping and 
account purposes onll' and there existed many rights in 
the land included in a survey number which it was not 
attempted to show on the map or in the village accounts. 
In fact registration in the village accounts was evidence 



95 

of liability for assessment but not necessarily of proprietary 
or other rights in the land. 

There thus· arose two classes of title to land : one 
depending upon Registration in the Revenue Accounts 
as the holder of one of the official sub· divisions of land, 
survey number or pot-number, and the other upon 
proprietary title such as would be recognised by the courts . 

. Very often the two would of course coincide, e.g. when 
the occupant of the land was both the actual oWner and also 
the individual whose name was recorded in the 
revenue records. Still more often, however, the nominal 
and practical occupants would be different, as there was 
no obligation on a cultivator who had, for example, sold 
either the whole or part of his land to get the new 
occupant's name entered in the Revenue Records which 
would not in any case have recognised the subdivision 
of his lands effected by sale of a share. Hence arose 
a curious distinction between what may be called 
the • registered' and the • possessory' title to land which 
remained till it was abolished by Bombay Act 4. of 1903. 

Act 4 of 1913.-The abolition of this anomaly 
was ultimately due to the passing of the Record-of-Rights 
Act, Bombay 4. of 1903. For administrative purposes it was 
found essential to have a record of the proprietary and 
other rights in the lan,d, and under the provisions of this 
Act a register called the Record-of-rights was introduced 
in all the agricultural districts of the Presidency. This 
register was at first intended to be purely statistical, 
but in course of time, thanks to the : revelation of actual 
conditions which was the result of its introduction, the 
absurdity of keeping up the old fictional system of a 
registered, apart from a possessory, title to land became 
increasingly obvious. . By Act 4. of 1903, therefore, the 
~d Revenue COde of 1879 was amended, the old 
• registered' title to land abolished and the Record-of 
Rights made the foundation of the occupancy system 



of the Preside net, by being converted into a record not 
only of possession, but also of liability for the payment of 
land revenue. 

At the same time, as a natural corollary to this change, 
the survey number or pot number ceased to be the unit 
of assessment and holding, and for them was substituted 
the 'sub-dIvision of a survey number' held by the 
possessory occupant and noted in the Record-of-Rights. 

(b) Olassifiaation.-The object . of the system of 
'classification' was to discover the relative values of fields 
and to express that value in terms of a scale, so that when 
a 'maximum rate' of assessment was framed for lands of 
the highest class the rates for the subordinate classes 
could at once be worked out proportionately; this was the 
general object of the system and it is one that can easily 
be understood. In its detailed aspect, however, the 
'classification' system is extraordinarily intricate, partly 
owing to the exigencies of local conditions, and partly 
to the idiosyncracies of the different survey officers whose 
hands moulded it into shap.e. The main features of the 
system, however, are as follows :-

(1) Lands were divided into 'classes' such as dry 
crop and irrigated; the latter again being subdivided into 
sub-classes, such as garden lands (i.e. lands watered from 
wells, dams etc.). and rice lands. 

(2) For each of these classes the various 'factors' 
which go to make up their fertility value were distin
guished. Thus, in the case of dry crop the main factor 
of value is the soil: in irrigated lands it is the soil and 
also the water supply, whether natural or artificial. 

(3) For ea<:h of these 'factors' a scale was arranged 
according to which its relative value could be assessed. Thus, 
in the case of the 'soil'. factor the scale ordinarily employed 

• 
was the familiar Indian scale of 16annas. This was 
divided into 10 classes-16 annas, 14, 12, 10, 8, 6, 4l, 3, 
2 ~nd 1 ann~. By a procsss Qf· c&.reful ex&.min&.tion of 



.the whole field its soil could be placed in one of tb.ese 
classes and its value thereby fixed relatively to the value 
of the best or '16 anna class of. soil. Similarly for the 
other 'factors'. different kinds of scales were arranged by 
which their value relative to the best class could he 

• discovered for any particular field. Thus to take the 
case of tank-irrigated rice land~ the factors are three 

,in number, viz. soil, drainage from higher ground and 
facility of irrigation from the tank. For each -of these 
.factors there was a scale in which the value of the factor 
for the field could be calculated, the result of the three 
calculations taken together giving the value of the whole 
field relative to the best field of the same 'class.' 

It is the variety of factors recognised in different parts 
of the survey, the different kind of scales arranged and 
the methods by which they were' combined which makes 
the 'classification' system so intricate. But, through all 
the variations the object was one and the same, viz., to 
-find and express the values of fields of each 'class' 
relatively to that of other fields within the same class. 

(e) .Assessment-At the original settlements the 
method of giving the rates of assessment adopted was 
that known in the Punjab as 'aggregate to detail', i.e. 
M. lump sum was fixed for the who~e settlement area 
usually a 'taluka' which was then distributed over the 
individual fields comprised therein. The 'aggregate' 
was determined by general considerations s.uch as the 
past revenue history of the tract, the, area under occupa
tion, the incidence of the assessment and the ease with 
which it was paid, and the generaL condition of the popula. 
tion. :By a study of statistics gathered for each of these 
heads the settlement officer could ,determine whether the 
existing aggregate was. fair or not and-make his proposals 
accordingly. 

This aggregate was then distributed over dhe survey 
·fields ~t4roughthe mediunL of'maxtroum acre rates' 

13 
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fixed for the various 'classes' of lands. These rates were 
applied to the best classes of lands and the rates for the 
inferior classes derived proportionately in accordance with 
their position in the classification scale. In order to 
allow for variation in conditions between different parts 
of the area under settlement, it was divided into. 
homogeneous 'groups' of villages, comprising those 
similarly situated with regard to rainfall and communica
tions, and the general pitch of the rates was varied as 
between group and group t~ allow for their respective 
advantages or disadvantages. 

The rates fixed in this manner were usually guaranteed 
for 30 years at the end of which period they were revised. 
The main principles upon which the revision wa,s conduct
ed were the same as those followed at the original settle
ments, viz., the settlement officer, after a study of the 
history of the taluka during the past 30 years, decided 
whether' the rates could be raised or whether they could 
be kept at the same level or even required to be reduced. 
He would then make his proposals for the next 30 years 
accordingly. The result of these proposals was ordinarily 
an increase in the assessment as the rates at the original 
.settlements had usually been kept low designedly and 
were consequently much below what government had a 
right to demand. It was found, however. that hardship 
was caused if the rates were· raised above a certain 
percentage; hence rules were laid down limiting the 
enhancement over an individual taluka, village or holding 
to 33%, 66% and 100% respectively. Rules were 
also passed allowing increases to be levied not at once 
but by instalments of 4 annas, 8 annas and 12 annas in 
the rupee at intervals of 2 or 3 years. 

Another important question which has always been 
anxiously debated ali revision settlements is that of the taxa
tion of improvements. During the currency of the original 
se,ttlementthe rlot was guaranteed againl!t any increase 
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ot assessment on account of improvements made to his: 
holding at his own expense. Instances of such 
improvement wo'uld be the conversion of dry~crop land' 
into garden or rice land, or the cultivation of land classed 
as uncnltivable. When the tilne for revision came, 
however, the question arose as to the policy to be adopted 
in regard to snch improved lands. On the one hand; 
from the strictly legal point of view they were undoubtedly 
liable to the- full assessment, but on the other. hand, 
government wished to adopt a liberal policy with a view 
to en'couraging the introduction of such improvements 
by every means in their power. It would take too long 
to describe the various measures 1:)y which this policy 
was made effectual, but the result is that the ryot is 
now at liberty to make any improvement to his holding, 
secure in the knowledge that no extra assessment whatever 
will be levied on that account in future. 

Suspensions aud Remissions-The rates fixed are legally 
leviable in full whatever the character of the season, the 
justification being that the survey assessment is
fixed as an average of good and bad years, and that 
consequently the cultivator can save. enough in a good' 
year to pay the whole assessment in a bad year. Exper~

ence, however, showed that among the smaller land-holders 
and in tracts subject to frequent vicissitudes of st)ason 
this idea was fallacious, and in 1906-07 a regular system 
of suspensions and remissions was introduced. . The. 
system authorizes the Collector, when he has ascertained 
by local inquiries that, owing to a partial or total failure 
01' destruction of crops throughout any tracts, suspension 
of the col1ection of land revenue is necessary, to grant 
suspensions according to a scale to all occupants, agri
culturists and non-agriculturists alike, without inquiry 
into the circumstances of individuals. As regards 
remissions, the grant of them depends on the- character of 
three seasons following that in which the assessment.·~ 

-'..:.-- . 
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stispended. Ordinarily, suspended arrears which are more 
than three years old are to be remitted by the Collector. 
The remissions are to be granted to occupants cultivating 
their own holdings, and also to non-cultivating occupants, 
provided that when land is cultivated by tenant, remission 
is granted by the superior holder or landlord to the inferior 
holder or tenant. 

Mainfeatures oflhe 8!fstem.-The following extract 
from a .Government Resolution well sums up the main 
features of the system just described :-"At the time when 
the existing system was introduced, that is to say, a'bout 
sixty years ago, government were still confronted with 
the formidable problem of settling upon an equitable and 
workable basis the revenue demand for a vast number 
of small holdings. Several modes of settlement, based on 
pre-existing practice, had been tried; some of them, such 
as the PRINGLE settlement, had disastrously failed. Out 
of the- prevailing confusion the principles of the existing 
system of survey settlement were evolved by the genius 
of MESSRS. WINGATE and GOLDSMID, the authors of the 
celebrated Joint Report. Upon the principles laid dowil 
in that report has be~n founded a system of land tenure 
and assessment admirably adapted to the requirements of 
the widely varying conditions of the different parts of 
the Presidency. Under the system of measurement and 
classification by subordinate agency, subject to the test 
of technically trained and. skilled supervising officers, 
methods were employed by which the area of everyone 
of these small holdings could be measured, and the 
relative productive capacity of the soil estimated with 
scientific accuracy. By the system of grouping, the 
relative economic and climatic advantages of different 
tracts'were duly taken into account. In this manner, the 
equitable distribution of the assess·melit was· secured. The 
rates charged· at the-originalsettleinent pet· acre -of land 
()ccupled \vere, iIi·· ma:Iiyinstances, ex.traordinarily -low as 
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compared with those preriously leried. But as anticipated. 
by the framers of the system the effect of the fixed tenure 
and of a certain and moderate assessment was at once 
seen in a rapid expansion of cultintion, which eyen at 
the low rates of assessment sanctioned yielded a large 
increase of reyenue. The extensiY6 areas of waste land 
existing at the time when the system was introduced 
hue been employed largely for the growth of crops 
yaluable for export purposes. Despite the check 
occasioned by many bad seasons and seYeral disastrous 
famines, and notwithstanding the heayy burden of 
indebtedness with which the agricultural population was 
saddled from the first, the nlue of land and the prosperity 
of the country, and with them the reyenue, haye steadily 
incre.ased. '\Then the first leases of thirty years exp~ 
it was found possible to increase the assessment- by Yery 
substantial amounts; but the enhancements haye, with 
rare exceptions, been borne without difficulty. The suuey 
department has cost the state from first to last many lakhs 
of rnpees. But the outlay has been repaid -oYer- and oyer 
~<P&in. One peculiar merit of the system de serres mention. 
By the dirision of the whole culturable area into what 
may be called units of assessment, the extension of 
cultirntion was made to carry with it an increase of reye· 
nue, while the reyenue-payer was placed in a position to 
ease his burden by giYing up the occupation of lands 
unprofitable to him. The extensions of cultintion which 
haTe occurred haye thus been profitable to the state no 
less than to the indiyidual, whereas under a znllli"dari or 
kindred system, the state woUld haye gained nothingl 

howeyer much cUltiyation had extended throughout the 
whole of 30 years' leases. But it has not been only as a 
reyenue-producing instrument that the surrey depart. 
ment has proyed its usefUlness. The system to which the 
nluation of soils has been reduced is in many respects 
unique; and has resUlted in a -record of that yalliation 
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complete for innumel'able small parcels of land. Probab
ly no other province or country is possessed of any simi
lar record. Its chief and immediate value for administra
tive purposes is that it enables field operations to be entire
ly dispensed with in all future settlements. The change 
of assessment can be decided for a whole tract on a review 
of its economic conditions· and, raveRue history, and the 
people are saved from all the uncertainty and harassment 
consequent upon inquiry into the circumstances of indivi
dual holdings. The greatest credit attaches to the foun
ders of this system, which has stood the test of experience 
and practical application in the most satisfactory manner. 
Developments have been introduced, but in no particular 
have the principles, and in very few have even the indi
vidual rules and directions laid down in the Joint Report, 
been widely departed from." 

TENURES. 

The tenures of the Bombay Presidency may be divided 
into 3 classes viz., the survey tenure, inam tenures and 
miscellaneous tenures which cannot properly be grouped 
under either of these heads. 

I. The Survey Tenure.-The Survey tenure is that 
upon which the ordinary government landis held. It 
may be subdivided into two classes, viz., the Old or Unres
tricted, and the New or Restricted Tenure. Under the 
old tenure the occupant ,holds the land with full rights 
of disposal either by sale, mortgage, lease or other form of 
transfer subject only to the payment of the government 
assessment. He has, also the right to all trees on the 
land with certain exceptions: he has also the right to make 
any improvements in his holding secure in the belief that 
no extra assessment will ever be charged for the same: at 
his death the land descends to his heirs. The only obligations 
imposed on him are those of paying the assessml~nt, 
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keeping up his .boundary marks, providing flagholders 
.and chainmen, if necessary; for survey work and giving 
notice of changes for the purposes of the Record-of
Rights. If at any time he wishes to do so, he can resign 
his land and so suit the extent of his possessions to 
his resources. 

Under the New Tenure the occupant has the same 
privileges except that freedom of transfer whether by sale, 
mortgage or lease is forbidden except by the permission 
of the Collector.' This form of the Survey tenure was 
introduced in 1901 by an amendment to the Land Revenue 
Code. Its main object was to secure the land of the 
more improvident classes of cultivators from falling into 
the hands of the aaukar, which would inevitably have 
happened had the old tenure been extended to lands 
granted them. 

II. inam, Tenurea.-The word 'lnam' means 'gift' or 
'grant'; and land held on an lnam tenure is that in 
respect of which there has been an alienation of part or 
all of its rights by government on behalf of one or 
more individuals. 

An enquiry into the validity of titles to suoh alienated 
holdings was tentatively commenced in 1843 in one or 
two collectorates of the Southern Mahratha country, and, 
in consequence of the discovery of unauthorized and 
fraudulent alienations it was developed in 1851 into an 
organized investigation, which under the title of the lnam 
Commission or Alienation Department extended to the 
whole of the Presidency. The Commission at first insti. 
tuted detailed enquires into the different titles submitted 
to it, but after a time this procedure was found inconve. 
niently slow, and two Acts were passed (Act 2 of 1863 for 
the Deccan, Khandesh and Southern Mahratha country, 
and Act 7 of 1863 for Gujarat and the Konkan) giving 
persons who claimed exemption from the payment of full 
government revenue the .option of avoiding scrutiny of 
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their title by the.'payment of quit-rent. This quickened 
operations and by 1873 the bulk of the work was finished. 

For all practical purposes . the tenures on which 
alienated holdings are now continued may be reduced to 
the following four principal clauses :-

(1) Political, (2). Service, (3) Religious, (4) Personal. 
(1) Political.-Under the head of 'political tenure' 

are included' political pensions and what are known as 
jaghirs and saran jams. Grants of this description are to 
be found· almost exclusively in the collectorates of the 
Southern Division and in the N asik and Khandesh 
Districts of the Central Division. Jaghir and saran jam, 
though theformer is a term of Mahomedan and the latter 
of Mahratha origin, are understood to have similar charac
teristics~ having been originally grants by the state for 
the performance of civil or military duties, or for the 
maintenance of the personal dignity of nobles and high 
officials.. Under the 'British government, however, no 
such distinctions are preserved; and the jaghirs and 
saran jams now in existence have~ with some exceptions, 
where service is commuted into money payments, no 
condition of service attached' to them~ but are continued 
hereditarily, or for one or more generations on political 
consiqerations alone. 

(2) Service Tenure.-The assignments of land or of 
money, held oriwhat is known as 'service tenures,' are 
grants which ini:pos~duties on the holders. Such grants were 
originally made with a view to ensure the performance of 
certain services in each district and for each village. As 
no change has been introduced in the constitution of 
village communities, village service is still rendered in 
return for the grant of land or of money. But by the -
introduction of the revenue survey and the organization 
of a stipendiary police, the former system of district service. 
became obsolete, and the duties of the holders of district 
service. assignnients ceased. _ An. _aJ'fangeme;nt hM 
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accordingly been introducea ~ tip-der-which the holders of 
such assignments become, on .repayinga p.ortion- of thei~ 
emoluments, nee. from. all liability -to. serve .. 

(3) Religious .Penure . .-Holdings· granted by the 
former native goV'el'~meI).ts for thesuppoJ:t.of Hinduand 
Mahomedan . religious orcharitablEt instituti(ms, such as 
temples, mosques, &!c., and continued .under the British 
government, come under the head 'religious tenure.' 
Such holdings are .tenable in. perpetuity, or so long_as the 
institutions for the maintenance of ~hich they were origi~ 
nally granted or are_now held may be inexisteIl:ce. They' 
are entered in .the public accounts .. under the. head ()~ 
ilevastkan. 

(4) Personal Tenure . ....,..The head of 'personaUenure~ 
comprises that vast body of holdings, whic,h, though aliena
ted by the former governments under various denomina. 
tions, have been continued without .any _distinguishing 
peculiarity simply as personaLinams .or unconditional 
grants enjoyed by individuals .•. Under the operation of 
the Summary Settlement Ac~s (Bombay Acts 2 ~nd 70£ 
1863) and other subsidiary settlements, personal inarns are 
fo~ the most part continuable in perpetuity, and are trans
ferable without any restriction _whatso.ever. Those, how_~ 
ever, which do-not come, under the summary.settlement 
~entioned above, do. not: carry_ wit!:J, . them the right oJ 
adoption .. 

III. MisceUaneous.Penures.-,,-:Theremaining tenures 
of the Presidency ar,fLthe .fo!lowing:-~ 

fa) GU,'fABiT; - ... 
.. --

(i) _ .The Tahikdari Tenure. . ,_ 
The Talukda,riTenure is one of. the~ most ilnportantiI). 

Gujarat .. It pr.evails in the dIstricts of Ahmedabad, ,Kaira 
Broach and Panch Mahals, the greater __ nJImberofestates 
held.. -~der this_,tenllre. be~S'~~situa.t~(tJI!:th.fl::We$te:rIl 

H ~ '-
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other cases the Talukdar has a right of reversion on the 
failure of male heirs. These inferior holders generally 
contribute little to the state though in some cases a small 
quit-rent is chargeable. 

Under the 'ralukdari Act a talukdar is 'forbidden to 
encumber his estate beyond his lifetime, without the 
sanction of the talukdari settlement officer and cannot 
alienate the same without the sanction of government. 
Ordinarily government dGes not interfere with the manage
ment of estates, but under certain conditions they can 
be taken under the management of the special talukdari 
settlement officer. 

(ii) The Vanta Tenure.-The word 'Vanta' means 
"divided" and the origin of the tenure is supposed to be 
the action of the Mahomedan invaders of Gujarat who 
deprived the original chiefs of all land held by them 
except one-fourth, which was called' Vanta.' Some of 
these 'Vanta' lands are held free, but most pay a quit
rent to government. 

(iii) The Mehwasi Tenure.-The Meh,wasidars are 
the descendants of Mehwasi Koli or Rajput chiefs. 
Certain villages were granted them, really by way of 
blackmail, on the condition of their keeping open certain 
woods; or »efraining from plundering certain districts 
and so on. These villages are now held subject to the 
payment of a quit-rent to government. 

In the Kalol taluka of the Panch mahals district 
certain villages are held on a similar tenure by a class 
of headmen called ' MehwasiPatels.' 

(iv) The Maleki Tenure.-The Maleks are the 
descendants of certain Mussalman families known as 
'malikjadas' who were granted lands by Mahammad Begari, 
the Sultan of Ahmedabad, some four centuries ago 
for gallantry at the capture of Pavagad, a celebrated 
hill-fortress in the Panch Mahals district. They were: 
originally granted rent free, but a tribute waS eventually 
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imposed 'at the time' of the Mamatta dominion. UnJer 
the present settlement the village revenues are shared 
between government and 'the 11aleks, the shares of the 
latter ranging from 7 to 9 annas. 

(v) 'Phe Narvadari and Bkagdari Penures.-Villages 
held on these tenures which are of the same class exist 
mainly in the districts of Kaira and Broach.' The 
peculiarity of the tenure is that the villages are held by 
bodies of joint 'proprietors called 'narvadars' or 'bhagdars. 
Most· of the village land is divided into main shares 
called 'muksh bhags' and these again into minor shares 
or 'peta bhags' which have resulted from the sub-division 
of the 'muksh bhags' On inheritance. There is also 
sometimes an area called'majmun' which is common 
either to the whole village or to certain of the individual 
shares. 

All these villages have been surveyed and settled' 
according to the Bombay system and the proprietors are 
liable to pay the full government assessment on the 
village lands. This payn'lent is made not according to 
the area actually held by any particular share, but on 
the basi9 of the old traditional sub-division of the assess
ment called the 'phalaoni,' the share of each 'bhag' 
being entitled the ' phala.' • 

Persons cultivating'the village lands are the tenants 
of the Bhagdars and are of two kinds, viz. tenants-at-will 
and customary tenants, who have a permanent tenure so 
long as they pay the assessment. 

(1I) THE KONlUN. 

(i) t'keKllOti Tenu1'e.-The true Khoti tenure is thai 
loundin the Rolahs and Ratnagiri collectorates: Villages 
held on this tenure are in the possession of individuals 
called 'khots" who are limited proprietors. In origin 



they were probably farmers who were granted leases for 
the improvement of the country, but gained certain 
proprietary rights by prescription. They bold their 
villaO'es subject to the payment of the government assess-o , 
ment, in default of which the village may be attached. 

The lands 'are cultivated by 'their tenants of whom 
those called 'dharekaris' pay the survey, a'ssessment orily, 
while the others pay varyin~ amounts in. addition t9 the 
survey assessment. 

(ii) The Shilotri Tenure.-'Shilotri' lands are those 
which have been reclaimed from- the sea and the perma
nence of which depends upon the embankments being 
kept up. The descendants of those who carried out the 
reclamation work hold these lands upon condition either 
of keeping up the embankments themselves', or else 
having a levy made which is appropriated to the work. 

(c) GEN1!1RAL. 

The Sharakali Tenure.-All over thePl'esidency 
there are a number of villages held on this t~nure, the 
~ain feature of which is that the village revenues are 
shared between government and the holder in a fixed 
proportion ranging from 10 to 6 annas as the· share of, 
the latter. 



PUNJAB 

CHARACTER OF LAND TENURES AND SYSTEM OF 

SURVEY AND SETTLEMENTS. 

Based on the Administration R,eport 01 the Punjab, 1911.12. 

Proprietorskips.-Taking the British districts of the 
province as a whole it may be estimated that about one
sixth of the area is the property of government, the remain· 
ing five-sixths belonging to private owners. A large part 
of the area belonging to government is so situated that it 
cannot be brought under cultivation without the aid of 
extensive works of irrigation. The Lower Chenab Canal 
irrigates some 1,900,000 acres of what was formerly 
government waste land and the Lower Jhelum Canal, an 
additIonal 360,000 acres. The Lower Bari Doab Canal 
now approaching completion will command an additional 
area of government waste. Large areas in the hills and 
elsewhere, which are unsuited for cultivation, are 
preserved as forest or grazing lands, and others in addition 
to the colony lands are held under lease from government 
for purposes of cultivation. The proportion of cultivated 
land owned by government to that owned by private 
individuals is at present about one to twelve. 

Land Revenue.-All land is held subject to the pay
lIlent of land revenue t~ the State, or to grantees holding 
from the State, unless such liability has been redeemed or 
compounded for. In some cases the assignments are of the 
nature of the release of the revenue of lands belonging to 
the assignees but have no necessary connection with pro
prietary right j and in the majority of instances the gran
tees are merely entitled to receive the revenue payable 
to government, the amount of which is limited in the 
same way as if it were paid direct to government. 
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Land Alieootion Act . ....;..The fatal facility with which 
the agricultural tribes of the Punjab had got into the 
clutches of money-lenders, resulting in the course of. 
time in the reduction in their status from proprietors to 
tenants, had long been marked, and remedies discussed 
for arresting this tendency. The outcome of years of 
discussion was Act 13 of 1900, which limits the free 
transfer of landed property by persons who are .declared 
to be members of agricultural tribes to members of the 
same tribe, or of a tribe in the same group. Transfers of 
land by such people to others not so specified require the 
consent of the Deputy Cammissioner, for whose guidance 
explicit rules have been laid down. The Act also placEffl 
restrictions on mortgages to non-agriculturists; The ori
ginal Act permitted free transfers to "agriculturists," (an 
"agriculturist" meaning a person holding agricultural land 
either in his own name or that of an ancestor in the male 
line as an owner or hereditary tenant from the time Of the 
first regular settlement of the district in which the land is 
situate, or from such other date as government may 

. determine). This power was taken away by an Amending 
Act in 1907. The Act has been sympatheticallyadminis .. 
tered, and has IiiO far fulfilled the hopes with which it was 
framed. Opposed, of course, by the classes against whose' 
acquisitive activities it was directed,it has been acquiellced 
in both because of its popularity with the preponderant 
agricultural population whom it protects from the effects 
of their ignorance and folly~ and also because of the' 
opening of new spheres of investment in the development 
of which it has been the care of government tQ assist, 
Fears that agricultural credit would be destroyed have 
proved groundless, and the price of land now stangs far 
higher than even before the passing of the Act. 

Bight8 of pre-emption.-The great mass of the landed 
property in the Punjab is held by small proprietors, who· 
cultivate then- own l&nd in whole or in part.' The ~bief 
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characteristic of theteIl1ire generally is that theseproprie
tors are associated together in village communities, having 
to a greater or. less extent joint interests, and, under our 
system of cash payments limited, so as to secure a certain 
profit to the proprietors, jointly, responsible for the pay~ 
roent of the revenue assessed :upon the village lands. It 
is an incident 01 the 'tenure, that if any of the proprietors 
Wishes to sell: his ,rights, or is obliged to part with them in 
orderlo satisfy demands upon him, the other members o~ 
the same community have a preferential.right to purchase 
them a't the same price as could be obtained from .out
siders.' 
. Punjab Pre-'emption .A()t.~The recasting of the law. 

of pre-emption 'was .o:oe of the corollaries to the passing 
of the Punjab . Alienation of Land Act. The new'law 
came into force as Punjab Act 2 of 1905, its chief aim being. 
to prevent a non-agriculturist when he has once gained 
a footing in a village community from buying, up o.ther 
sliares in the village'as they come into the marJret, and so 
expropriating the' true agriculturist and breaking up the 
Village community. The pre-emption law is ~dmittedly: 
unsatisfactory and gives rise to abuses,· particularly i,n th!3 
form of bogus threats by persons with rights of pre-emp
tion to enforce'these rights when a sale o,f land is ~. ques
tion. 'A considerable body of opinion is now in existence 
especia.lly among" judicial officers that the time has come' 
to: sweep away the 'whole system as an archaic survival' no. 
l()llger in keeping with modern conditions .. 

Zamindari Tenures.-In some cases (techp.ically known 
as zamindari tenures) all the proprietors have an undivid
ed interest in,alfthe land belonging to .the p~oprietary, 

community; in other words~ allthe land is'in common, 
and what the proprietors themselves cultiv/tte is held by 
them as tenants of the' community. Their, rights are 
regulated by their shares in the estates, both as regards 
th.~ extent' of 'the~ holdings they are entitled tocuitiv/tte,: 
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and as regards the distdbutionof_profits; an<~, if the profits 
-from land held by non-proprietary cultiv~tors are -not 
sufficient to pay the revenue and other charges, the balanqe 
would ordinarily be collected from the proprietors accord
ing to the same shares. 

Separate holdi.rtg~_.-:It is, however, much more 
common for the proprietors to have their own separatE\ 
_ holdings in the estate, and this separation may extend so 
,far that there is n9land susceptible of separate appro
priation which is not the separate property of an indivi
[dual or family. In an extreme case like this the rJght of
-pre-emption and the joint responsibility for the revenu~ 
should any of the individual proprietors fail to meet the 
demand upon him, are almost the only ties which bind tJ:l~ 
:community together, The separation, however, generally 
,does not go so far. Often all the cultivated land i$ held 
.in separate ownership, while the pasture, village si~, 

:roads,ponds or tanks, &c., remain in common. In othe:r 
cases land cultivated by tenants is the common property 
.ot the community, and it frequently happens that tll-~ 
yiIllI.ge contains several well-known sub-divisions, each wit4 
its own separate land, the whole of which may be held i~ 
common by the proprietors of the sub-division, or the :who~~ 
may be held in severalty, or part in separate ownership 
IJ.nd part in common. 

Pattidari and Bhaiyachara Tenures.-In tllOse c()rn
munities (technically known as bhaiyachara and pattidari) 
with partial or entire separation of proprietary title, th~ 

measure of the rights and liabilities of the proprietor~ 

varies very much. It sometimes depends solely upon origi
nal acquisition and the operation of the laws of inheri~ance; 
in other cases definite shares in the land of a village or 
/Sub-diVision different from those which would result -from 
the law of inheritance have been established by custom; 
in other cases reference is made not to shares in the laIld, 
but t? sl?-ares in a well, or other source of -irrigation; and 

15 



114 

In the majority of cases in the east and south-east of 
the Punjab no specified shares are any longer acknow
'ledged, but the area in the separate possession of each 
proprietor is the sole measure of his interest. Where the 
rights and liabilities are determined according to certain 
'known shares, the t.enure is known as pattidari; where 
'possession is the measure of each man's right and liability, 
it is called bhaiyackara. It is sometimes the case, however, 
that while the separate holdings do not correspond with 
any recognized shares, such shares will be regarded in 
dividing the profits of common land, or in the partition 
of such land and wells are generally held according to 
shares, even where the title to the land depends exclu
sively on undisturbed possession. 

Village Oommunities.-Throughout a great part of the 
province the organization of the proprietors of land into 
village communities has existed from time immemorial, 
and 'is the -work of the people themselves, and not the 
result of measures adopted either by our own, or by 
previous, governments. Indeed, these communities have 
sometimes been strong enough to resist the payment of 
revenue to the government of the day, and before our 
rule nothing was more common than for -them to decide 
their disputes by petty wars against each other, instead of 
having recourse to any superior authority to settle them. 
But in some loralities the present communities have been 
cQnstituted from motives of convenience in the applica
tion ,of our system of- settlement. Thus in the Simla 
hills, and in the more mountainous portions of the 
Kangra district, the present village communities consist 
of numerous small hamlets, each with its own group of 
fields and separate lands, and which had no bond of union 
~ntn they were united for administrative purposes at the 
time of the land revenue settlement. In the south
western districts, again, while regular village communities 
were' frequently found in the 'fertile lands fringing i,he 
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rivers, all trace of these disappeared where the cultivation 
was dependent on scattered wells beyond the immediate 
influence of the river. Here the well was the true unit 
of property; but where the proprietors of several wells 
lived together for mutual protection, or their wells were 
sufficiently near to be conveniently included within one 
village boundary, the opportunity was taken to group 
them into village communities. These arrangements were 
made possible by the circumstance that the village 
community system admits of any amount of separation of 
the property of the individual proprietors, and by care 
being taken that in the internal distribution of the 
revenue demand it should be duly adjusted with reference 
to the resources of the separate holdings. They also in 
general involved the making over in joint ownership to 
the proprietors of the separate holdings of waste land. 
situate within the new boundary, in which no private 
property had previously existed. 

Quit-rent paymeltts.-In some cases the village commu
nities, while holding and managing the land as proprietors 
(adna malik), are bound to pay· quit-rent to the superior 
proprietors (ala malik) , under whom they hold. The 
settlement is now required" to be made in such circums
tances with the communities in actual possession of the 
land, who pay the land revenue tb government and the 
quit-rent to the superior proprietor; but in special cases 
the Financial Commissioners may order the settlement to 
be made with the superior proprietor. The amount which 
the superior proprietor is entitled to collect is determined 
at settlement as well as the amount of the land revenue 
demand. 

Limited PJ'oprietoJ's.-There are sometimes also pro
prietors holding lands within the estates of village 
communities, but who are not members of the com
munities, and are not entitled to share in the common. 
profit, nor liable for anything more than the revenueot 
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tneil' 'own landS, .the -village :charges ordinarily paid by 
proprietors, and the quit-rent, if any, payable to the pro
prietary body ()f the village. The most common examples 
of this class are the holders of plots at present or formerly 
revenue-free, in which the assignees were allowed to get 
proprietary possession in consequence of having planted 
gardens, or made other improvements, or because they 
had other claims to consideration- on the part of the 
village community. In the Rawalpindi division also it 
was thought proper to record old-established tenants, who 
had never paid anything for the land they held, but their 
proportion of the land revenue and village expenseS, and 
had long paid direct to the collectors of the revenue, but 
were not descended from the original proprietary body, 
as owners of their own holdings, while not participating 
in the common rights and liabilities of the proprietary 
-community. Except in the Jhelum and Rawalpindi 
districts, where a small quit-rent was in some cases im
posed, these inferior proprietors, called malik kahza, 
-were not required- to pay anything in excess of their 
proportion of the government revenue and other village 
charges. In Gujraf, at the time of the first regular 
settlement, this class held no less than 10 per cent. of the 
total cultivated area, ~d in Rawalpindi it paid 9 per cent. 
of the revenue. In Rawalpindi the persons recorded as 
proprietors of their own holdings only were in some cases 
the representatives of the original proprietary body, 
jagirdars having established proprietary rights over what 
were formerly the common lands of the ~cre. 

Settlemellfs.-With the exception of a few estates of 
which the revenue has been redeemed by the proprietors 
under a policy long since abandoned, the village assess
ments are revised from time to time, the term of settle
-ment being usually thirty rears in the case of fully 
~cieveloped districts and twenty rears where condi
tioiis are less adtanced. Re;.assessment has, hitherto, 
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ustiallY'oeen bya special revisionbf "the ,records, though 
the'processes are quIte distinct; 'and a general 
reviSion: could, not ili:itilrecently 'be undel·tak~ri withoUt 
the ·sanction.of the . Govermi1ent'~o-f 'India ... - The
rwe'~ layin'g down ··the standard ofassesstnent· is . as 
follows :':-'-"The assessment 'of an: estate will' be fixed: 
according to cifil1imstances~ -but must not exceed half th-e' 
"alue of 'thenet assets,"'aphrase which is defined a.~ 
meanins "the aver.age surplus· which the estate 'may yield 
a.fter deduction' of the expenses of cultiv-iLtion, iMluding' 
profits of stock and wages·of'jaMur." ~When the rentS' 
are fair- competition' rents, 50 per cent. of the rental is 
considered to be the measure of the half' assets share'of
rented land and the rates'ascertained'from ,these rents for 
all classes of soil are applied to the whole culti'vation~ 
whether by tenants or by the owners. The ascertainment 
of the rental is a comparatively easy matter with our 
present records where cash rents prevail, but c~msiderable. 
difficulty isimcountered in converting produce rentS into 'M; 

cash rate."The area of each' crop is of: cOUrse kilown;b'Ut 
estimates have to be made'of the outtuins of each:crop, the 
actual share received by the laildlordand the prices obtained: 
by him for his produce; all of which, owing to the un~' 

certainty involved; are probably usually under~estimated. 
In practice, it is recognized that there are many reasons 
which may justify a Settlement Officer in assessing below 
the maximum standard, but he is requIred .to S.tate· as 
accUrately as possible what the 'half net assets are, 'and' to 
give good reasons for any' proposal to fix thegovermnent 
demand' much "below that . standard:· ·No·.particular 
fraction of the gr088 produce is prescrib~d as the lhnit 
of the land revenue demand,: the" oniy Iimitbeing that 
just mentioned, namely, half the ~alue'of thenet·assets. 
The actual assessment nowhere exceeds . bIie-'fifth:of the 
gross produ~e. Ii 'is- mo~e . orten equal to. Ofl,e~sevefith;' 
one-eighth, or: 'e~en ia ':stnailer' fractiori;· .. ·T1i~re·· -j~k ~ 
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marked tendency" in the recent assessment policy of the 
J»unjab to assess irdgation from wells. with greater 
leniency than before, in- consideration of the expenditure 
<:>£ capitaJand labour in constructing and working the 
well; and very liberal rules are now inforce postponing 
the full asses~ment on ,new wells for.a term of years and 
remitting part of the demand when the well falls in. 
Whether for cash .or produce . rent areas the present 
practice· is . .for the' Settlement Officer to submit his 
~ssessment proposals in a report. dealing usually with 

. a', tahsil, through the Oomm,isS'ioner to the Financial 
.oommissioners who pass the' necessary orders. which, 
afte.r they have been submitted to Government for 
confirmation, are communicated to the Settlement Officer 
for complianG~. 

Forms of tt;ssessntent.-The usual form of demand is an 
assessment fixed for a term of years and!ealisable (sub
ject to suspensions and remissions) in good and bad years 
alike; but systems of fluctuating assessments, under which 
the harvestde.1)land is ascertained by,the application of 
sanctiop,ed ra'tes to the harvest area, h~ve long been a 
feature of Punjab land revenue administration. :Much 
progress has been made in recent years in the simplifica
tion .and improvement of the rules under which the assess
ments are carried out, a1.ld since the last revision of settle
ment in Multan, increasingly large areas are assessed in 
this way, especially in the west of the province. Within 
the last ten years the fixed Government demand has drop
ped from Rs. 222lakhs to Rs. 214lakhs, while the fluctua
ting demand has in the same period risen from Rs. 31 
lakhs to Rs. 71 lakhs. On these figures the percentage 
of the total demand assessed on the fluctuating principle 
has more than doubled in ten years and now amounts to 
one qJ].arter of the whole .. It has, however, to be remem
bered·that it is extremely difficult, in present circums" 
ta.l'lces of deyelop~~t, to. obtain :an . idea. of the norm~J 
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lluctuating demand, and again that, though the -fluctu:~ 
ating demand is generally collected in full, much of the 
fixed demand is suspended and eventually remitted. 



:THE UNITED f!ROVINCES~ .. '- ~'.~,. 

Based'on tbe Administration Report of tbe United Provinces, 
1911.1912. , 

The Land Revenue system.-The provinces are essenti-
ally agricultm'al: at the last census some 72 per cent. 
of the total population was found to depend on agriculture 
for its chief source of income. It is not surprising there
fore to find that the history of British administration is 
closely bound up with the history of its land revenue 
system. This ultimately rests on the principle, clearly 
enunciated in Regulation 31 of 1803, that "by the 
ancient law of the country the ruling power is entitled to 
a certain proportion of the annual produce of every bigha 
of land." Under ALA-UD-DIN KHILIJI (A.D. 1316) the land 
revenue was 50 per cent. of the produce: under GHIYAS-UD
DIN TuGHLAK, five or six years later, it was 10 per cent. A 
revenue based on the produce was a system only workable 
in a primitive society where there could be direct com
munication between ruler and ruled. It is clear that 
such com1ri.unication was not possible for very long, or 
for very long at a time. In the constant round of wars. 
~nd invasions, chiefs were continually setting themselves 
up as petty rulers who took t.he payments of the culti-

. vators and themselves paid tribute to the KING. The 
settlement of invaders on the land (and the history of 
castes is full of stories of such settlements) the grants of 
lands to the kinsmen or followers of such chiefs, the land
grabbing of officials and speculators, all operated to inter
pose several interests between that of the King and that 
of the cultivator. pne of the first· problems of British 
rule was to straighten out the tangle of consequent rights 
and their ,corresponding duties. 

Tenures before British rule.-Proprietary rights in 
la-nd occasionally existed .before British rule~ but were not 
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strictly defined. In most places the system was zamindari, 
where the owner or co-owners were jointly responsible 
for the payment of the land revenue of the whole village: 
but in Bundelkhand and Kumaun it was ryottDari, where 
~ch several cultivator was responsible for the land revenue 
due on his own land. This is a distinction which, though 
no longer recognized, . has left its mark on the modem 
land_revenue system, and joint responsibility is still enforc
ed with difficulty in some parts of the province. In some 
districts double rights existed, mostly in estates known 
as taluqdari, where the inferior proprietors were known as 
zamindars, biswadars. britias,~. Some of the taluqdars 
were representatives of those old princes who had held 
authority over large areas: others were officials who had 
acquired similar authority, or grantees and contractors; 
These had interposed themselves between the lesser 
proprietors and the supreme authority, and, in the dis
orders of the 18th century, had swallowed up the property 
of the former either by forcibly dispossessing - them, or 
by receiving a voluntary submission. On the other hand, 
the taluqdars had been in the habit of granting 
subordinate rights in parts of their hereditary domains, 
of which the most common was birt or "cession." These 
grants were made for money payment, or in return for 
services of various kinds. There were; and are, also other 
similar subordinate rights extending only to specific plots 
instead of to a whole village . 

. Growth of tke present Land Revenue 8!Jstem.-In 1788 
lIR. JONATHAN DUNCAN was authorized to amend the system 
of revenue management in the Benares division, which was 
oppressive and caused much . distress; the revenue was 
simply levied at the highest sum which anybody would 
offer. He obtained valuations of the produce of parganas 
and fixed standard ·rates for different classes of soil. 

The Permanent Settlement of Benares.-His sumina.Ii 
settlement was revised carefully with ~ view to making the 

16 



demand permanent and· after a few corrections was de. 
dared unalterable by Regulation 1 of 1795. 

Ceded and Oonquered districts.-It was at first desired 
.to introduce a similar permanent settlement in what is 
now the province of Agra. There were to be two settle
ments for 3 years each, and a third for 4 years, after 
which the demand was to be fixed in· perpetuity. But the 
_Court of Directors refused to sanction a permanent settle
ment, and short term assessments continued. The system 
was far from satisfactory. There were no data available on 
whjch to base the estimates, save the statements of the 
kanungos and the accounts of the patwaris, both unreli-: 
able, and checked only by information given by the zamin
dar's enemies. The assessments were very uneven: and since. 
at first (tiIi1806) the tashildars were paid by a percentage 
on collections, they were interested in high revenues and 
full colll;lctions. The natural result was corruption of all 
ldnds; and in 1807 a special commission was appointed to 
sllp(lrvise the settlements, wbich grew into the western 
Board ·of Revenue. Matters improved with cach successive. 
settlement, but the Collectors could deal only with persons 
actually in possession, and the courts 'Were not numerous 
enough, nor able, to cope with claims.to recover posses
sion. The result of this was the special commission appoin
ted by Regulation 1 of 1821 to consider such ~laims, which 
sat till 1829 when its powers were transferred to the Com
missioners of Revenue and Circuit. In 1835 the powers 
were withdrawn and transferred to the ordinary courts. 

Mr. Mackenzie's Memorandum of 1819 and Regula-. 
tion 7 of 1822.-In 1819 MR. HOLT MACKENZIE in are .. 
markable memorandum which covered the whole ground 
once more urged the need of a permanent settlement. 
Though the Directors refused again to commit themselves 
to this, they approved of his suggestion for a complete 
inquiry and the result was Regulation 7 of 1822. This 
laid down new and improved methods of assessment~ in .. 



eluding a complete record of rights of all kinds, Ii. fuii 
account of the rates of cash rents, and the method 
of division of pl'Oduce where grain rents existed, 
a survey, and th~ maintenance of village records and 
the establishment of reven ue courts. The assessment 
was to be such as to leave the zamindal's ,a 'profit 
of 20 per cent. on their revenue. Though the Reg
ulation marks the first advance towards a systematic 
assessment on the renhl assets of each village, it 
involved most elaborate and minute inquiries and in 
1830 the Board went so far as to describe the system as 
unworkable. At last matters came to !t head in 1832-33. 
The impossible method of determining the assets on esti. 
mates of the produce'of each field was denounced by MR. 
BIRD: a few officers had already .realizedthat the simplest 
way to ascertain the assets was to obtain a correct rent 
roll. At last the matter was focussed by LORI) WILLIAM 

BENTINCK'S minute of. the 26th September 1832. 
Regulation 9 of 1833.-In this minute he laid down 

seven principles of action. A professional survey was to 
take the place of the amin establishment ; the assessment 
was to be fixed on a general knowledge of the aggregate 
cultivated area of an estate and its special advantages; the 
apportionment in detaiJ of the assessment was to be left to 
the landlords: the settlement officer's judicial powers were 
to be restricted; existing institutions and ~ystems of village 
management were not to be interfered with: all existing 
rights and privileges were to be secured; and the 
patwari establishment was to be put on an efficient footing. 
These principles were accepted by Regulation 9 of 
1833 which laid down the new procedure. Village maps, 

. a field book, a rent roll, and statements of the revenue 
demand, receipts and balances were drawn up, and the 
revenue demand was fixed on a consideration of these 
papers. Incidentally, the Regulation created the appoint
ment of deptlty collectors. 



Fir.1 Rf'!l,,/e,r Sdll(,'H(,HI.-On thl~\) lil\\~ lh~ Iln-t 
I't'gular 8~tth.'m .. 'nt WM ('Qml,h.,t .. .J hy ll~"""l\s. Unw alhl 

Tl1o}l.\$O~ lll'hn~u tht' y",,,rs 15;13 and I~H) ami wn~ 

co\l6rml,1 fur 30 yl'~\rs. lt~ rusults m:\y l~ SUnUl\:nlll,1 
as fUUOW8:-

(1) Sdtlt.'Ult'llt. was lm\tl~ wh~n.'\·l'l I\().~ibl.., with 
,. mage l'Nl'ril,tol'$ ; and the ryut warl s~"li-h'm 

of Dun,tdkbaud W8S ~plal'\.,l by 1\ l.."minda.ri 
$)"li-tclU with juint ru~pou~ibmty. In the 
tm.l.'tt'rn di:;trich. the sllbonlil\atu l'I"l'l'ril'l(ll"S 
or birlicl8 Wl'n} gh't'n [ull l'fOl'ridnry rights. 
Thu tnluqru\f ~ucrnUy dL""l'l"-'ru'\.'\I ~"\"e ill 
rnre t'~~'S wlu.'l'C (h" ,·iU:\gt' 1'l'Ol'ridors 

,dl'sin,l Ult) COlUll'CtiUIl to routitl\l\', in wbicb 
CMe their l~lyml'nts to !lim wh~~ lh .. -d. 
t'l~wbt.'n} the taluqd:tr fl'Cl'i"l-d l\ rent 
duu·e.~ or malikan:l, originally fixt-d at 1S 
pc.>r l't'nt. on th.... ~~ds. The talllq,la.ri 
sy:;tcm is now rnre in Agrn. 

(2) n~rOOit:\fy tcmmt.s, and t~mmt~ who blul fl~i\lt,l 
aD,1 t'ultinltt'll in the 5.,,1\\(' Tm:\~ for U 
y~l.rs. W(,l'C gin~n rights of OCt'UI'IUll'Y w ht'u 
th~y claiml-d tllem, or e\'"('u wbtn tht'y di,l 
not c1:~im them, it th~ llX':\l t,mt't'r thought 
tlu'1 might haTe done so. 

(3) 'I'he Rs..~('ssm~nts \\"l'l"O on the whol" mOlI\'rntl'; 
thougb t1u.'y nmount('\l on "n R'f('rn~ to 
GO lll'r ('('Ill. of the l'\'ntnll\$.~\ts. 

SclAcU't,,,p"" St'ItIf"'Hf"HI.-!n IS:':' tll(, l'fOl\Qrti\\u of 
the l\s.'l.t:'ts to be t:\kl'UI\.:t re"l'llue WU8 tlxl'\l at 00 in~t(,,\d. 
of 00 lll'r ('('ut., I\l\d tlli~ stnud:\nl 11:\8 Ilt'\'1l rdnhu.,l to 
tt\ .... l'l'\'$l'nt d:lY. though it i~ unu:m:\l now to ta\.~ l\ full 
balf of the a.~t,t~ U~ l'\'\"euut'. Tbt.l n.l\..~l't~ to W ta\.t'U 
Into Rccount '",I'\' at the MillO timl\ tlt'llUt'\l to 00 th~ Het 
(fr~rogt d$(l('l. i'U hj~('t. to «rtnin ('Orl'\'('til\Il~. 
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SecOlw regular Settlement in Agra.-In the second 
regular settlement there were various improvements. As 
stated above, the assessment had been based upon the 
average rental assets, but the patwaris' papers were still 
far from reliable and the assets were calculated on the 
rates of rent actually found to be paid in the locality. 
The soils were now classified, at first field by field, but 
afterwards (1868) by a system of demarcating blocks of 
soils, and standard rates of rent were fixed for each class. 
The assessment was based upon this estimated rental, 
which might be higher than the amount actually paid, 
but represented the sum which could be realized. 

Third regular Settlement.-In 1884-86 revised 
rules were issued providing for more careful pre
paration and check of the patwari's tecord so as 
to form a reliable basis of assessment. The change 
lay in the fact that whilst the circle rent rate 
ascertained by inquiry and selection, had formerly been 
the basis of assessment, the actual rent-roll now be~e 
that basis and the circle rent rate was used as a check. 
At the same time all consideration of prospective increase 
in value was definitely excluded from the assets, ~nd 
concessions were made to private individuals for improve
ments made by them. The method of survey and revision 
of records was materially cheapened, and the principle 
that existing settl~ments should be continued where no 
substantial enhancement was likely to occur was accepted. 
The settlement of a district now takes three years instead 
of from six to ten years. 

First Summarg Settlement of Oudh.-When Oudh was 
annexed in 1856 LORD DALHOUSIE decided to introduce 
the system of settlement with the village proprietors. 
The principle was carned out with a lack of consideration 
for the great taluqdari families of the province which 
was probably never intended, and the taluqdars were 
ousted from the greater part.s of their estates, liometimes 
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~ven from their own, hereditary villages., After the 
mutiny however, LOR:P CANNING reverted to a t!1luqdari 
settlement. He had, he wrote, lost faith in the stability 
of the village system even in the older provinces, for 
many proprietors had acknowledged the suzerainty of 
the formerialuqdars as soon as British rule was 
subverted; it was obvious that the talu,qdari sy~tem was 
"the a~cient,indigenous ,and cherished system of the 
country:" and if this was so in, Agra it would be much 
more so in Oudh, where village occupancy in~ependent 
of taluqd,ars was unknown. 

,Second Summary Settlement of Ou,dh.;:-The result was 
the second summary settlement of Oudh, in 1858, by 
which the ta.luqdars were given full proprietary rig;hts in 
all the villages which they held at annex~tion and the gift 
was confirmed by sanad. 

Recognition of inferior rights i,n ta,luqas.-It was 
originally provided that the rights of the under-proprie
tors or "parties holding an intermediate interest in the 
land between the taluqdar and the ryot," were to be 
~aintained ~s they existed in 1855. The taluqdars more
over agreed to waive their sanads as regards lands 
mortgaged to them within 12 years before annexation 
with no fixed term for redemption, and also' all those in 
which a term had been fixed which had not expired before 
annexation. Apart from such lands the sanads were 
final, and village proprietors could only claim, under
proprietary rights. 

At a later date (1860), however, ,the question of 
~ubordinate rights in Oudh again came up; ~nd after 
much discussion it was held to be proved that 'there was 
ho such thing as tenant right in Oudh before annexa
tion; the gift of under-proprietary rights was limited to 
those who had enjoyed proprietary rights within twelve 
years of annexation, ,whilst occupancy rights were 
cOl1ferred 'on ail'tenants who had been in proprietary 
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possession within 30 years of annexation. These under. 
proprietary rights range from sub~settlements of whole 
villages to rights' in specific plots. 

Finally, by Act 1 of 1869 the privileges of the taluq
dars, the power of making a will, and the special rules! 
for intestate suece8sion (which amounte.d,t~ ·this, that 
the condition of primogeniture was recognized in such. 
cases ifthe taluqdar himself desired that it should be so), 
were confirmed. . 

The question of OJ Permanent Settlement ;-It has 
already been stated. that a permanent settlement was' 
introduced into the. province of Benares~ the first part· 
of the present· province of Agra to come u~der British 
rule.. A similar settlement was proposed for the "ceded: 
and conquered districts" which became British territory· 
a few years later; but the Directors of the East India, 
Company would not allow it and the proposal was revived 
in 1819 and again negatived. In 1860, the question was 
once more revived and was discussed during several years. 
By that time, however, the probable inequalities arising 
from the different stages of development in different 
tracts were realised and for this reason, but largely on 
financial grounds, the question'. was finally dropped in 
1874. A kindred proposal was, however, started in 1882. 
The scheme then put forward contemplated an increase 
of revenue only in case of an increase in production due· 
to improvements made at government expense. This 
proposal was ultimate!y considered to be impracticable '. 
and it, too, was dropped in 1885. 

Present methods of OJssessment.-The first object of 
the settlement officer employed to revise an assessment, 
of land revenue is to ascertain the assets of which the 
prescribed percentage is to be taken. For this purpose 
he examines the rental as recorded ,in the village papers 
and tests it in order to judge whether it is fair or excessive 
OJ' inadequate, and to ascertain whether it· is, correctly; 



128 

recorded or part of· it is concealed in order to defraud the 
government. To carry out this test he divides the tract 
under assessment into circles containing villages of 
similar character and marks off on the map of each 
village the different classes of soil. For each class of 
soil in· each circle he ascertains the fair rate of rent 
usually paid by the tenants, and by the rates so found he 
tests the rent roll ,of each village. If, considering the 
quality of the village as compared with the average, the 
~ecorded rental is approximately the same as the valua
tion by his rates, the settlement officer usually accepts 
it as genuine and adequ:ate. If, again.making allowances 
for the quaiity of the village, the settlement officer finds 
the rental as recorded to be too high to be regularly 
collected, he will reject a suitable portion of it for the 
purposes of assessment and take the remainder only into 
account in calculating the assets. If, on the other hand; 
the rental appears too low and it can be immediately 
enhanced (as in the ca'3e of occupancy tenants in Agra) 
he will substitute an enhanced rental, and will; on the 
appliration of the proprietor, fix the rents of occupancy 
tenants at a higher rate for the future; 'l'here are, 
however, some lands which are not rented, such as the 

. proprietor's home farm (sir or khudkasht) and land given 
to village servants or to dependants in lieu of wages or 
maintenance. Such land has to be valued, and it is 
usually valued at the soil rates of, the circle,_ raised or 
lowered according to the_ quality of the particular village. 
The valuation of such unrented lands is added to the 
rental of the tenants, adjusted as above described, and 
the gross assets of the village ara thus found. From this 
total are deducted certain allowances made as a conces
sion to proprietors on account of their own cultivation, 
or for improvements (such as the sinking of wells) 
carried out at -the proprietor's expense, and the result is 
t~enet assets on whioh the assessment of the revenue is 
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based. As already mentioned, the standard of the 
revenue is half the net assets, but the full half is now 
seldom taken unless the enhancement is very small or for 
other exceptional reasons." 

Term of settlement.-The term of settlement is now 
30 years except in some precarious or deteriorated tracts, 
where five years' settlements are given. In the case of 
landowners, who conceal their true rentals (the number 
is small) short.tf'rm settlements are also usually given. 
Special rules Ilrovide for the settlement of villages which 
are exposed to diluvion. Speciai short·term settlements 
are also in: force ip. Bundelkhand, where owing to the 
precarious nature of the outlying cultivation due to a 
constant liability to drought or the spread of kana grass, 
the cultivated area is classed as established and nautor· (i.e., 
land nearly broken up), the latter being valued for assess
ment purposes at a customary low rate. Variations of 
over 10 per cent. in the area of established cultivation 
result in Ii, revision of the aSsessment and· all villages 
come und~r scrutiny according to a roster once in5 years. 
If, however, any village shows a decrease of 15 per cent. 
the landholder may apply for a revision within the 
quinquennial period. 

CHARACTER OF LAND TENURES. 

Proprietar.lI right in theory and practice.-Proprietary 
. right now correspond~ with the obligation to pay the land 
revenue, where the land revenue has not been remitted 
assigned or redeemed.* ·Legally, in Agra and the non
taluqdari estates in Oudh, the right grows up out of this 
obligation; in taluqdari estates in Oudh the obligation 

. legally follows the right. In practice the right and the 
obligation have become inseparable in the former case . 

• Where the land revenue has been remitted, assigned or redeemed, the 
proprietary right resides in the person or persons, who, but. for ~uch remission, 
assignation or redemption would have been liable to pay the lalld revellue, alld 

who, in faot, pay the local rate,. 

17 
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.Historically, the qistinction has been important only in 
the treatment of inferior proprietary interests. In Agra 
there. can legally: be and are, in non-taluqdari estates in 
Qudh there might legally be, but are not. two proprietary 
interests in the same land.. In taluqdari estates 
in Qudh there can legally be only one proprietary 
interest. 

In. practice how~ver there is only one proprietary right 
in both provinces. In Agra, where the settlement has 
been made with the holders of the inferior interest, the 
holder of the superior interest is merely an assignee or 
stipendiary; where, on the other hand, the settlement has 
been made with the holder of the superior interest, the 
holders of the inferior interest. are inferior proprietors. 
In 'Qudh all recognized infl'rior proprietary interesb: 
are Ulider-proprfetary; 

It is important to remember that the word ta1uqdar 
has httd a different meaning and effect in the two provin
ces. In Agra, where it is no longer used, it meant a 
person who was originally the holder of the superior of 
two proprietary interests, and is now an assignee or actual 
proprietor: in Qudh it means an opulent and privileged 
land-owner, whose rights are secured by asanad and 
confirmed by law. 

Tenures.-The settlement of the United Provinces is 
called zaminda1'i in contrad.istinction to riJot1oori. In that 
sense all proprietors, including taluqdars in Qudh, are 
zamindars or persons who may receive rent from cultiva
tors and must pay lana. revenue to government. Apart 
from the taluqdari estates in Qudh, which are a thing 
per se, the proprietary tenures are similar in the two 
provinces, 'Viz. :-

(i) Single zamindari.-Where there is one 
proprietor; 

(ii) Joint zamindari.-Where there are more than 
one proprietor who h~ld the land in common; 
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(iii) ,Pattidari.-Where there are more than one 
proprietor who hold. the land separately~ and whose inte
rests are recorded by fractional shares ; 

(iv) Bkaiyaakara.~ Where there are more proprietors 
than one who hold the land separately, and whose interests 
are recorded by the areas actually in the possession of 
each; 

(v) Imperfeat pattidari or bkaiyaakara.-Where 
there are more than one proprietor who hold part' of the 
land in common; and part separately on either tenure. 

In origin the pattidari tenure is disintegrated j'oint 
zamindari. In origin the ,bkaiyaaka1'a tenure is either 
disintegrated j'oint zamindari where the fractional shares 
have been IQst sight of, or ryotwari articulated by joint 
responsibility. ' 

Makals and Joint Responsibility.-The unit of 
revenue management is the mahal, or estate, which 
may be oue, village or several villag~$, or part' of 
one village, or parts of several villages. All the 
proprietors of a mahal (i.e, where the tenure is not single 
zemindari) are jointly and severally responsible for the 
land revenue fixed on the mahal. Joint ~esponsibility is 
the distinguishlng feature of the zaminda1'i form of settle
ment. 

Originally the land revenu~ was paid where there were 
more than one proprietor, through representatives or 
lamba1'dm's elected by the proprietors concerned subject 
to the approval of the collecto~. The tendency to fission 
which is the una,voidable result of peace and good govern
ment is acting as a solvent on the principle of joint respon
sibility, and the lwmbarda1'i system is breaking down. 
The "little'republics" of SIR C. ME'!'CALFE'S picture if they 
ever existed have long since disappeared. In parts of 
the province the continued subdivision of proprietary hold
ing is already realizing the fear of lIR. HOL'l' MACKENZIE 

that "we may speedily have a system of management eyen, 
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more detailed thari>the ryotwari." Where the principle of 
joint responsibility has already broken down, tbe zamin
dari is i.p. fact degenerating into the ryotwari form of 
settlement. The process of morcellement, however, tends 
to correct itself, as wealthier co-sharers buy up the shares 
of .their poor.er brethren and the Land Reyenue Act of 
1901 attempts to.strengthen the lambardari system which 
is the life of joint responsibility . 
.. . guasi~proprietary rigkts.-Persons possessing quasi

proprietary rights are numerous. They may be classified 
according as their rights are or are not transferable :-

I.-Heritable and transferable-

Agra.-( a) Inferior proprietors where the settlement 
has been made with the superior proprietor. 

(b) Permanent tenure-holders. 

(~) Fixed-rate tenants. 

Oudk.-:-( d). Sub-settl«;lment-holders . 

. (e) Other under-proprietors. 

H.-Heritable but not transferable

Agra.-(a) Occupancy tenants.* 
.-Oudk.-(b) D itt o. 

(c) Permanent lessees. 

(d) Tenants holding under special agreement 
or decree or given leases for the term 
of settlement in villages granted by 
Government. 

TENANTS AND THE TENANCY LAWS. 

Tenancy Legislation in Agra.-Act 10 of 1859 
was passed for the protection of the tenants in Bengal 
.and extended to the North-Western Provinces. It gave a 

-The rights are transrerable only by consent between persons in favour of 
whom as co.sharers in the tenanoy such right originally arose, or who have beeome 
1Iy Buccession eo-sharers therein. 



statutory right of occupancy to every tenant'in respect of, 
every field which he had occupied continuously for 12' 
years. After several ameIld,ments it was entirelyreIi:io
delled in Act 12 of 1881, which, among other changes 
gave occupancy rights in their home farm (sir) to persons 
who parted with their proprietary rights (ex-proprietary 
tenants). The 12 years' rule however was left" substan
tially unaltered. Increasing competition for land·soon'led 
landlords to obstruct the accrual of occupancy ,rights, 
which prevented the raising of rents. To prevent "conti .. , 
nuous" holding which carried the right with it, the fieldS. 
were shifted or the tenants nominally ejected every 
eleventh year or so. It became necessary 'to alter the 
law to meet the new situation and the result, was the 
Tenancy Act of 1901. This enacts that continuity of 
holding is not interrupted by any shifting of the actual 
lands held, provided the holder is not left altogether 
without land for at least a year at a time. ' It is assumed 
that land to which a tenant is' adinittedby stich, 'shifting 
is given to him iri.' exchange' for his previou§' holding. 
Under the old Act, too, any period for which a tenant 
cultivated under a written lease could not be counted 
towards the 12 years necessary to acquire occupancy 
rights. The new,Acfprovides that no written lease can 
bar the growth of occupancy righ~s unless it is for at, 
least 7 years. Further, ejectment of ordinary tenants was 
made more difficult. 

Tenancy legislation in 'Oudk.-No restrictive action 
was taken to prevent the r-ise of rents in Oudh for 
a decade after the restoration of order th'ere. Under their 
sanads the taluqdars had to treat their tenants with 
consideration; and they on the whole fulfilled their obli
gations. After the first regular settlement, however; rents 
were generally raised,' and increasing, competition for 
land began'in southern Oudh." As thinesult of a speCial 
inquiry it was recommended that all tenants should be 
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secured iii"theii'~holdiilgsforal>ei'iod of 7yeal's, that the 
-I ." ~. " ,.. ~ . • r' ". . . . . 

landlords 'sh'ould have power to eject after that term, but 
with' a limit 'to the 'enhancement of rentin any new lease. 

,These pririciples were accepted by the government; the 
limit of enb.ancement being fixed at 6t percent. or 1 anna 
in the'rupee and the result appears in the Oudh Rent Act 
of'1886, wh~ch is'still in force, with m.inor amendments 
directed,topermittirig the creation of an occupancy right: 
hi their liome ~fariris In fa voui' of ex-proprietors: ' 

, Special lenuresin thepe~miinentliJ settled' districts.~
, I~ the perm~nently settled districts of "the' province " of 
Agra theieaie two speCial classes of' tenants 'who have 
he~itable and tt;ansferable interests 'a'nd ·therefore "a:' quasi
proprietary Hght. 'Thetwo ciasses are known respective-' 
Iy as ':p~rriianeD:t . 'tenure~h6iders ·and frxed-tate tenarits. 
Botli have'he1dfrom the time"C;{ the p~rmarient' settle- ' 
riie:ri.i without' alte'ration in tlierate 'of "the'ii reni, , arid 'a:i'e 
ehtitled to 6pn,tinue to hold' without cha·l;fgk.' The former .," , ",',' , ; ",,/,, ' , 
clas~, mal be 4escribe~ as' '!1' 'kind, of i~~~rio~ proprie,tor" 
interinediatie'between the proprietor and'the ordinary 
t~riants, the ~thers have'technically a right of occupancy 
o~ly,but they' differ fr()ni ordinary occupancy tenants by 
possessing the ~ight 6f' ti'ansfer, 'unrestricted succession, 
and absol~te fixity of rlmt: " . ' 
, Occupan~y Tenants :"":"In Agra occupancy tenants 

have a:cquired th~ir rights (i) by order of the' settlement 
officer at the first regular settlement, between 1833 and 
1849; (U) ~~ ~x'-prop~ietary tEmants in the home farm; 
and (iii)"by t~elve years' continuous cultivation as defined 
in' the 'T~nancy Act.' . " . 

, "In Oridh; occupancy tenants have acquired their rights 
u~der theOudh compromise, or the'Oudh Laws Act, or the 
amending Rent Act of 1901; all are, in reality, exproprie
tary tenaitts, though their righ'ts were acquired in different 
ways; some other ·tenari.tsh~ve beel'lgiven occupancy 
rl~hts'iri 'plots oflillld byd~ciee~of colirt,-or agreement. ' ' 
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The value of an oecupancy right is great. The holder 
of it cannot be ejected except for arrears of rent, and his 
rent can only be enhanced by written agreement,. or by 
order of a revenue court, and then only under certain . 
prescribed conditions. In Agra, the rents of occupancy 
tenants are not privileged, and are liable to enhancement 
at settlement and at intervals of 10 years; in Oudh, the 
rents of occupancy tenants are privileged to the extent of 
two annas in the rupee below those of statutory tenants. 
In both provinces ex-proprietary tenures are privileged to 
the extent of four annas in the rupee below the rate paid 
by non-occupancy tenants. 
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