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Abbreviations and Acronyms 

Abbreviations Full Form 

BDA Bengaluru Development Authority 

BIAAPA Bengaluru International Airport Area Planning Authority 
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Bangalore Mysore Infrastructure Corridor Area Planning 

Authority 

BMTC Bangalore Metropolitan Transport Corporation 

CSTEP Center for Study of Science, Technology and Policy 

GoK Government of Karnataka 

KEA Karnataka Evaluation Authority 

Km Kilometre(s) 

RCUDA Ramnagara Channapatna Urban Development Authority 

TTMC Traffic and Transit Management Centre 

  

  



  



Executive Summary 

BMTC is the sole bus service provider for Bengaluru. It was the only profit-making state 

transport undertaking in the country in the past few years. BMTC generates revenue from both 

traffic and non-traffic sources. The traffic revenue includes revenue from the sale of tickets and 

monthly passes, whereas non-traffic revenue includes revenue from advertisements as well as 

commercial activities at traffic and transit management centres (TTMC) and bus stations.  

The gross revenue for BMTC in 2016-17 was INR 2,106 crores, of which traffic revenue 

contributed to INR 1,770 crore (approximately 84%), while non-traffic contributed to INR 336 

crore (16%). During the period 2015-2017, BMTC witnessed a 6% reduction in traffic revenue. 

During the same period, non-traffic revenue increased by 13%. An additional way for BMTC 

to increase this non-traffic revenue would be to explore the monetisation potential of its land 

resources. 

This study focused on revenue generation activities for BMTC land parcels. The existing land 

parcels were categorised as developed, partially developed and undeveloped. For the economic 

activity analysis the land parcels which have the existing land use and the proposed land use 

within and beyond Bengaluru Development Authority (BDA) jurisdiction are considered. The 

potential undeveloped land parcels were identified based on their existing land-use, proposed 

land-use and approach roads. Undeveloped land parcels greater than 5 acres were examined for 

transport use and land parcels greater than 10 acres were examined for solar parks.  

The proposed activities for undeveloped land parcels were based on Zonal Regulations and 

Proposed Land-Use, BDA Revised Master Plan, 2031. For public and semi-public land-use, 

BMTC can consider developing educational and medical institutions. Similarly, for land 

parcels proposed for residential use, BMTC can consider joint development (with other 

entities) for residential projects. For other undeveloped land parcels with areas greater than 10 

acres, BMTC can consider renewable energy generation. 
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1. Introduction  

BMTC generates revenue from traffic and non-traffic sources. The traffic revenue includes 

revenue from sale of tickets and monthly pass. The non-traffic revenue includes revenue from 

advertisements as well as commercial activities at traffic and transit management centres and 

bus stations.  

The gross revenue for BMTC in 2016-17 was INR 2,106 crore, of which traffic revenue 

contributed to INR 1,770 crore (~84%), while non-traffic contributed to INR 336 crore (16%). 

During the period 2015-2017, BMTC witnessed a reduction of 6% in traffic revenue. During 

the same period, non-traffic revenue increased by 13%. To increase the non-traffic revenue, 

BMTC established Traffic Transit Management Centres (TTMC). These centres function as 

BMTC bus stands/interchange stations and also provide space on lease for commercia l 

activities. 

In addition to TTMCs, depots and workshop land parcels, BMTC has other land parcels in and 

around Bengaluru. A significant fraction of these parcels lie vacant. Given the potential for 

non-traffic revenue generation from commercial activities, BMTC needs to explore ways to 

monetise its land parcels. This additional revenue can help strengthen the financial health of 

BMTC. This study suggests ways by which BMTC can monetise its land resources.  
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2. Log Frame/Theory of Change/Programme Theory 

BMTC has more than 200 land parcels in and around Bengaluru. The study suggests ways for 

monetising these land resources to supplement BMTCôs overall revenue.  
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Intervention Logic 

Verifiable Indicators of 
Achievement 

Sources and Means of 
Verification 

Assumptions 

Overall 

Objectives 
 

What are the overall broader 

objectives to which the activity 

will contribute? 

¶ Generation of non-traffic 

revenue from BMTCôs land 

resources 

What are the key indicators 

related to the overall 

objectives? 

¶ List of developable land 

parcels  

¶ Potential economic activities 

at these land parcels 

What are the sources of 

information for these indicators? 

¶ List of existing land parcels 

from BMTC 

¶ Existing land-use map (BDA, 

Revised Master Plan, 2015) 

¶ Proposed land-use plan (BDA, 

Revised Master Plan, 2031) 

¶ Zonal regulations, (BDA, 

Revised Master Plan, 2031) 

Availability of appropriate 

data sets related to BMTC 

land resources 

Specific 
Objectives 

What specific objectives is the 

activity intended to achieve to 

contribute to the overall 

objectives? 

¶ To explore potential of BMTC 

land parcels for revenue 

generation 

¶ To suggest suitable economic 

activities for select land parcels 

Which indicators clearly show 

that the objective of the activity 

has been achieved? 

¶ List of developable land 

parcels 

¶ List of existing economic 

activities around the land 

parcel 

¶ List of permissible activities 

as per zonal regulations 

¶ List of potential economic 

activities at these land parcels 

What are the sources of 

information that exist or can be 

collected? What are the methods 

required to get this information? 

¶ Existing land-use map (BDA, 

Revised Master Plan, 2015) 

¶ Proposed land-use plan (BDA, 

Revised Master Plan, 2031) 

¶ Zonal regulations (BDA, 

Revised Master Plan, 2031) 

¶ Site visits 

Which factors and 

conditions outside the PI's 

responsibility are necessary 

to achieve that objective? 

(external conditions) 

Which risks should be taken 

into consideration? 

¶ Data availability of 

BMTC land parcels 

¶ Exact location and plot 

boundary of the BMTC 

land parcels 
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Expected 
Results 

The results are the outputs 

envisaged to achieve the specific 

objective.  

What are the expected results? 

(enumerate them) 

¶ Potential economic activities 

for select land parcels 

What are the indicators to 

measure whether and to what 

extent the activity achieves the 

expected results? 

¶ The feasibility of the land 

parcel to host suggested 

economic activities 

What are the sources of 

information for these indicators? 

 

¶ Economic potential for the 

suggested activity 

¶ Predominant activities in the 

surrounding areas 

What external conditions 

must be met to obtain the 

expected results on 

schedule? 

 

¶ Timely availability of 

information on existing 

and proposed activities for 

the select land parcel from 

BMTC 

Activities 

What are the key activities to be 

carried out and in what 

sequence in order to produce the 

expected results? 

(group the activities by result) 

1. Collection of data on existing 

land parcels from BMTC  

2. Land parcel analysis 

(existing and proposed land-

use analysis) 

3. Identification of potential 

land parcels based on data 

availability 

4. Suggest suitable economic 

activities in select land parcels 

Means: 

What are the means required 

to implement these activities, e. 

g. personnel, training, studies, 

etc. 

¶ Existing land-use map (BDA, 

Revised Master Plan, 2015) 

¶ Proposed land-use plan 

(BDA, Revised Master Plan, 

2031) 

¶ Zonal regulations (BDA, 

Revised Master Plan, 2031) 

¶ Site visits 

What are the sources of 

information about action 

progress? 

 

¶ List of developable land 

parcels 

¶ List of suggested activities for 

select land parcels 

What pre-conditions are 

required before the action 

starts? 

 

¶ Timely availability of 

existing and proposed 

activities for the select 

land parcels from BMTC 
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3. Problem Statement 

To increase BMTCôs non-traffic revenue by monetising the existing BMTC land resources 

BMTCôs non-traffic revenue is currently less than 20% of its total revenue, which can be 

increased significantly by utilising its land resources. BMTC has 237 land parcels in and around 

Bengaluru. Of these parcels, BMTC has developed 86 land parcels for various purposes such 

as TTMCs, bus stands and depots with additional activities (workshops, quarters, etc.). 

However, there are many land parcels whose potential for economic activities are yet to be 

determined. Appropriate utilisation of these land parcels can increase the share of non-traffic 

revenue to supplement BMTCôs operational revenue.  

4. Objectives and Issues for Evaluation 

Objectives: 

¶ To explore potential of BMTC land parcels for revenue generation 

¶ To suggest suitable economic activities for select land parcels 

Scope: 

¶ Geographical Coverage: Existing BMTC land parcels for which the necessary land-

use data (existing and proposed) is available 

5. Evaluation Design 

5.1. Information Sources 

Primary Source: The primary source comprised site visits (field survey) to select land parcels, 

based on secondary data analysis. This survey helped validate the land parcel details as well as 

the neighbouring land-use pattern and activity centres. It also helped shortlist potential 

economic activities for that land parcel. 

Secondary Sources:  

¶ BMTC land parcel data: Location, survey number, area of land and current status of 

development 

¶ Existing land-use map of Bengaluru: BDA, Revised Master Plan, 2015 

¶ Proposed land-use plan of Bengaluru: BDA, Revised Master Plan, 2031 

¶ Approach roads: BDA, Revised Master Plan, 2031 



 Evaluation of BMTC Initiatives on Modal Share      

6                                                                        www.cstep.in                                                               © CSTEP 

6. Evaluation Methodology 

The work process has been detailed below: 

 

Figure 1: Methodology for identifying potential land parcels and economic activities 

7. Data Collection and Analysis 

The list of existing land parcels was collected from BMTC. The data includes location of the 

land parcel (village/hobli/taluk), survey number, area in acres and guntas1, and current status 

of development. The complete land parcel data list is given in Annexure 1.  

BMTC has approximately 1,052 acres of land in and around Bengaluru. For the study, these 

land parcels were divided into three categories:  

¶ Developed ï TTMCs, bus stands and depots with additional activities (workshops, 

quarters, etc.) 

¶ Partially developed ï Depots with no other activity 

¶ Undeveloped ï Vacant land parcels with no activities 

 

 

 

                                                 
1 1 Acre = 40 Guntas 
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Details of land parcels under each of these categories is given in Table 1. 

Table 1: Details of land parcels with BMTC 

Sl. No. Land Parcel Category No. of Land 

Parcels 

Area (Acre) 

1 Developed 86 216 

2 Partially Developed 37 179 

3 Undeveloped 114 657 

 Total 237 1,052 

 

BMTC has 63% of the land in the undeveloped category, 17% in the partially developed 

category and 20% of the land in the developed land parcel category. This study identifies the 

potential for economic activities that can be carried out in the undeveloped land parcels. Out 

of these undeveloped land parcels, a few are outside the Bangalore Development Authority 

(BDA) boundary. The local planning authorities outside BDA are: 

1. Bengaluru International Airport Area Planning Authority (BIAAPA) 

2. Hosakote Planning Authority  

3. Nelamangala Planning Authority 

4. Anekal Planning Authority 

5. Ramnagara Channapatna Urban Development Authority (RCUDA) 

6. Kanakpura Planning Authority 

7. Magadi Planning Authority 

As the master plans of these areas were not available in the appropriate format, land parcels 

only within the BDA jurisdiction were considered for further study. The criteria considered for 

selecting the land parcels are given in the next section. 
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7.1. Criteria for Selection of Land Parcels 

 

Figure 2 presents the process used for selecting the appropriate land parcels for the study. The 

broad criteria include selection of undeveloped land parcels within the BDA jurisdiction with 

existing and proposed land-use data. Further, the undeveloped land parcels that have their 

proposed land-use as óvacantô could not be considered. Also, undeveloped land parcels that 

have no approach road could not be considered for further analysis. Thus, a final list of 

developable land parcels was arrived at (as shown in Table 2): 

 

 

 

 

 

 

 

 

Figure 2: Methodology for selection of land parcel 

Total Land Parcels with BMTC: 237 

Undeveloped Land Parcels 

Within BDA Boundary 

Availability of Existing and Proposed Land-Use Data 

With Approach Road as per Proposed Land-Use  

Without Streams, >1 Acre, Buildable Shape and Other 
than Vacant Land-Use  

Final Number of Land Parcels for Analysis: 4 

Land Parcels: 117 

Land Parcels: 51 

Land Parcels: 33 

Land Parcels: 17 

Land Parcels: 4 
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Table 2: Final list of land parcels 

 

 

7.2. Economic Activity Analysis  

For the economic analysis of the potential land parcels, the following steps were carried out: 

¶ Identifying of existing activities surrounding the land parcel, based on satellite 

imagery (Google Earth) 

¶ Reviewing the proposed economic activities as per proposed land-use and zonal 

regulations (BDA 2007, 2017b) 

¶ Conducting site visit to validate the secondary analysis  

¶ Proposing potential economic activities based on secondary research and primary site 

visits 

7.3. Land Parcel and Economic Activity Analysis - Gunjurpalya, Varthur Hobli 

7.3.1. Land Parcel Details 

¶ Survey no. 53 & 109 

¶ Area ï 20 Acres 

¶ Existing land-use ï Vacant 

¶ Proposed land-use ï Public/Semi-Public and Transportation 

Location/Village  
Area (Acre-

Gunta) 

Existing Land-

Use 

Proposed Land-

Use 
Approach Road 

Gunjurpalya, Varthur 20-0 

 

Vacant 

  

Public Semi 

Public (P/SP)+ 

recreation 

Approach roads (30 m 

wide, 15 m wide, 12 m 

wide) 

Vacant 
Transportation + 

(P/SP) 

Approach roads (45 m 

wide, 12 m wide) 

Nimbekaipura, 

Bidarahalli 
3-0 Agriculture Residential 

12 m wide approach 

road 

Kaji Sonnenahalli, 

Bidarahalli 
2-0 Agriculture Public Utility 

18 m wide road (going 

through adjoining survey 

number) 

Doddabanahalli, 

Bidarahalli 
2-0 

Agriculture+ 

residential+ 

recreational 

Residential 

24 m wide approach 

road, 18 m road on one 

side and 12 m road 

through the survey 

number 
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7.3.2. Existing Land-Use 

As per the BDA Revised Master Plan, 2015, the existing land-use of the BMTC land parcel is 

óvacantô. The surrounding land-use within a radius of 1 km is also predominantly vacant. A 

few residential developments, agricultural land and educational institutions lie close to the site. 

There is an industrial corridor (Information Technology companies) at a distance of 

approximately 3 km to the west (Figure 3). 

 

  

Figure 3: Existing land-use, Gunjurpalya 
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7.3.3. Proposed Land-Use 

As per the BDA Revised Master Plan, 2031, the proposed land-use of the BMTC land parcel 

is public/semi-public (~13 acres) and transportation (~7 acres). The surrounding land-use is 

predominantly residential. This land parcel falls in the public/semi-public belt as per the 

proposed land-use plan (Figure 4).  

 
 
 
 
 
 
 
 
 
 
 
 

  

Figure 4: Proposed land-use, Gunjurpalya 
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7.3.4. Existing Activities  

There are approximately 3 community halls, 16 schools and 12 hospitals within a radius of 5 

km from the land parcel. The majority of these public and semi-public establishments are 

located on the west side of the land parcel (Figure 5). Very less development is seen towards 

the east of this land parcel.  

 

  

 

 

  

Figure 5: Existing economic activities, Gunjurpalya 

1 Km 
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7.3.5. Permissible Activities  

For the select land parcels, a list of permissible activities was prepared based on the Zonal 

Regulations, BDA Revised Master Plan, 2031(BDA 2017a). This list of activities is represented 

in Table 3. 

Table 3: Permissible activities as per Zonal Regulations 

Traffic and Transportation  Public & Semi-Public 

¶ Retail shops 

¶ Restaurants and hotels 

¶ Showrooms 

¶ Offices 

¶ Boarding and lodging houses 

¶ Banking counters 

¶ Indoor recreational uses 

¶ Multiplexes 

¶ Clubs  

 

¶ Government administrative centres, 

district offices, law courts, jails, 

police stations  

¶ Institutional offices  

¶ Health facilities (including health 

tourism) 

¶ Educational, cultural and religious 

institutions 

¶ Community halls, working hostel 

facilities 

¶ Convention centres of non-

commercial nature 

¶ Sub-offices of utilities  

¶ All uses permissible in parks and 

open spaces 

 

7.3.6. Proposed Economic Activities  

The study analysed existing and permissible activities to propose a set of economic funct ions 

to help BMTC monetise this land parcel.  

¶ Hospital: Although there are a number of hospitals to the west of this land parcel, it 

was observed that there is an upcoming residential development to the east of this 

land. This would need to be served by a world-class hospital, which could be 

developed on the public/semi-public portion of the Gunjurpalya land parcel.  

¶ College: The analysis also revealed that there is currently just one reputed college in 

a 5 km vicinity of the site. Given that upcoming residential areas surrounding the 
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BMTC land parcel would require quality higher educational institutions, such 

institutions could be established on this land parcel. 

¶ Hotel: As this land parcel is near the IT corridor, there is a need for high-quality hotels 

catering to the people visiting these IT companies. Currently there are few quality 

luxury hotels along this corridor. Thus, the land parcel designated for ótransportat ionô 

land-use could be used to set up a luxury hotel.  

7.4. Land Parcel and Economic Activity Analysis ï Nimbekaipura, Bidarhalli Hobli 

7.4.1. Land Parcel Details 

¶ Survey no. 52 

¶ Area ï 3 Acres 

¶ Existing land-use ï Agriculture 

¶ Proposed land-use ï Residential 

7.4.2. Existing Land-Use 

As per the BDA Revised Master Plan, 2015, the existing land-use for this BMTC land parcel 

is agriculture. This parcel is situated near the Old Madras Road. The surrounding land-use is 

predominantly agriculture, followed by vacant and industrial (Figure 6).  

 

 

 

 

 

 

 

  

BMTC LAND 
PARCEL 

Figure 6: Existing land-use, Nimbekaipura 
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7.4.3. Proposed Land-Use 

As per the BDA Revised Master Plan, 2031 (BDA 2017a), the proposed land-use for this 

BMTC land parcel is residential. The adjoining land parcels are proposed for transportation, 

commercial, industrial and public/semi-public use (Figure 7). 

 

 

 

 

 

 

 

 

7.4.4. Existing Activities 

This land parcel has about 10 residential apartments, 9 schools and 1 hospital within a radius 

of 3 km from the land parcel. A few plotted developments were seen in the surround ings 

(Figure 8). 

 

  

BMTC LAND 
PARCEL 

Figure 7: Proposed land-use, Nimbekaipura 

1 Km 

Figure 8: Existing economic activities, Nimbekaipura 
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7.4.5. Permissible Activities  

Based on the Zonal Regulations, BDA Revised Master Plan, 2031 (BDA 2017b), the 

permissible activities for residential land-use are: 

¶ Plotted Residential Development 

¶ Villas, Semi-detached Houses 

¶ Apartments, Hostels, Dharmashala 

¶ Multi Dwelling Housing, Service Apartment 

¶ Group Housing  

7.4.6. Proposed Economic Activities  

The study analysed existing and permissible activities to propose a set of economic funct ions 

that could be implemented to help BMTC monetise this land parcel. For this land parcel, the 

following activity has been proposed: 

¶ Residential Apartments: This land parcel is adjoining a national highway (Old 

Madras Road), connects to a proposed employment hub (industrial corridor) and is in 

close proximity to the Bengaluru International Airport. This, along with the 

permissible zonal regulations, makes it an ideal choice for multi-storied apartments.  

7.5. Land Parcel and Economic Activity Analysis ï Kaji Sonnenahalli, Bidarhalli 

Hobli 

7.5.1. Land Parcel Details 

¶ Survey no. 22 

¶ Area ï 2 Acres 

¶ Existing land-use ï Agriculture 

¶ Proposed land-use ï Public Utility 

7.5.2. Existing Land-Use 

As per the BDA Revised Master Plan, 2015, the existing land-use for BMTC land parcel is 

agriculture. The predominant surrounding land-use for this land parcel is also agriculture 

(Figure 9).  
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7.5.3. Proposed Land-Use 

As per the BDA Revised Master Plan, 2031 (BDA 2017a), the proposed land-use for the BMTC 

land parcel is public utility. The proposed land-use for the surrounding area is predominant ly 

residential (Figure 10).   

 

 

 

 

 

 

 

 

 

 

 

 

BMTC LAND 
PARCEL 

Figure 9: Existing land-use, Kaji Sonnenahalli 

BMTC LAND 
PARCEL 

Figure 10: Proposed land-use, Kaji Sonnenahalli 






















