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LAND INFORMAT~ON .sY8TEMS: DEMAND, I88UE8 AND OPTIONS ." ,','<"',~.>ft}~,~"::,:::··
., , " ,. I':'" ".....', ':':."

! ;~~\. I ::., •.~.; ~•••. ..,

Lynn Holstein
.; • .•.• " .. ~ .', .1- , : '. " . ,--

Land Information specialist Urban DeveLoj; ..ent D~vl.sl.onl.' ,'v ".
.PoLicy Planning and Research staff ,"," \..' "., ',:;'i ...•.':',:.../;,.:'~,:.~"';

Horld Bank, .<:,:/: '::.:'::'<:';,.::,~~/.r~,,'
{ ,. t "." r rJ ,., . ..,..j.i'~;"'~':"!"'-.:l"'.,

'.'he following is an annotated version of a paper' gi~~~""by" Ly'n~
Holstein at a \<1orld Bank Urban Land Managernent Seminar' in' December
1989. The Annex incorporates extracts from a .recent, Urban

,Hanagement output "Land Information in suppor-t of Urban DeveLcpraerrt
in, Developing countries i Requirements, I~sues' and optio.ns,~I,,:~~(~,ll.I,?e

1990) . . :,t ~': II ~ '" ,: '" w~ ,:;;;,;::"'::, ~'~;,;:, ::~:X;~,:~;':::
. • ,',', . ;-'\ /.1. "

WHAT LAND INFORMATION 18 DEMANDED FOR ORBAN DEVELOPME,N'l'.,?i:i';:::,::,',1.)<,
" s (~.'11'" ,:,-..,

1. The mosrt, fundamental land Ln r ozmat.Lon demand ,,1::in :/;'urban
development is for multiple purpose mapping, coupled' w,ith;· basic'
land information standards in support of: : infrastructure
(utilities, water, electricity, .tr~msport,telephone)··'·and:
eng ineering; land adm i.n i s t r-acLon (land valuation, propertYl;'tax'/·
public and private land management( and legal land registration
fiystems) ; and natural resource sUl71;ainability'" (requiring'
e nvLz-onme nt a L and topographic information)." .Base "':locational
information is needed at the start of dovelopment ,whic~.~~eallY~
should contribute to the long termdQiVelopment ",of,';~;1,a,n':\u:rb,an
information system. . . ',';, " "~ .:,' ;')', ~(~,i!',t-?,;· ,'" :::",

.: "I', ~•• I l". ":i ~<'~":t;-r~":;.l';':~' '1,1,.'

2. The land information is demanded by the many actors in "land
development and urban management including by: : .tihe public land,
agencies, infrastructure agencies, stato and local' government
parastatals, pr ivat;e sector companies,', .t.he rea,~,' \(~.~~,tC1te
professionals, agents, buyers , and selle~~~"'",, .,,,::,~,,,'~".:,:,~,;,'I, .>

3. There ar'e three levels Of land informa,ti\~n requ.~r,eq,:".:',.,: '" ..> :.,
, ,', "', : ':.:', 'f:':~:l?~>.:',:?,":~~

(i) Policy 'and .nacr o-pf annfnq type information;'" ,"'z;,"'.'~/':',tJ'Jrr;"'\;':·':'\
(ii) Management! and strategy information; and., i,: »:•.·\"~~",~~;i,~!ii,:,:;:
(iii) Design, I)perations and Maintenance :evell:nformat~'~~'I'" ,;~;';~.,"

rrhe information requir~d are differentiated acCOrding.to:':t~~~'ievel'
of aqqr eqat i on , resolution, and currency r"equ~red.' : ,"'."':~,:.":'-~'

• I.
I ,"

, I

t', • Policy and macro-planning level in:formation equates in
mappi.nq t.e rms with scale 1:25iOOO (1 Lncnson the map ,equal,S: .about;
~,OOO feet on the ground)., , "..... '
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It, is required for policy dialogue discussions, macrc
infrastructure planning, ,for use in ae.se ss Lnq the, ,,'impact ',oj
investment decisions and for macro land U.3e planning ~'·;'!' ..The~'leve]
o f detail r-e qu i z-e.d here is two to three, st,reet bl.ooke and" .a
currency level of' 1-2 years' is acceptable.' 'In,' the' "late" 1980s
satellite imagery combined with existing ground survey information,
has started to be used 'for 'this purpose; at,' costs' ,ranging ,'froID
~S$2, o'O? to $12, ~_90 per city area, depending ,on"""hat<~,n,<ll.¥.s.~,~~,:t:yp,e
a s requ~red.,' " ' ;' ",',;",:"'",:...~\::):t~::',:\<~;,:;:,~,:;;~/,
5. Management and implementation strat(..qy'level information'is
in the scale range 1:5,000 (1 inch equals about 400 feet) to scale
1:10,000 (1 inch equals about 800 feet). This level of,. information
is required for urban management purposes along with infrastructure
and land use planning. The resolution level required here,'is about
half to one city block and little is lost i~ the information'is one
year out of date. Aerial and ground survey methods are:appropriate
means of acquisition with costs of US$IOO per, .squaz-e. kilometer
being typical (for scale 1: 10,00.0 aerial photography,oI1ly, maps
are extra). \ " """''0 ,""""

.. ..... , ..' ., . ' ~•.. .~

6. Design, operations and mad nt eqanc o level 'information is
associated with land valuation, property tax, land registration,.,
civil engineering 'projects,' and utility.service" design'".;-'and'
maintenance. Appropriate scales are in the rapge'l: 500~ (1" inch,
equals about 40 feet) through 1:2,500 (1 inch equals"about 200~
f2et). The level of detail required is one street corner or one
real property lot. The currency required is such ~hat:it ~~flects
the actual situatin on the ground - that is less·tha~one\~~~sj~
months old. Base mapping, at scale 1:1,000 and suitable' f9,("us'e,
in support of multiple uses includins infrastructure" ~land
registration and property tax, cost US$ 3,000, per square kilometer,
(1988 dollars) in the World Bank's tndoneo La IItOO cities'" mapping
proj ect . ' .. " \' ,,', , ,'!'

; . • 1 I I' ',,1- v- i, ',., ~ •., .f {, ,'.

liliAT'ARE THE BENEFITS OF LAND INFORMATION1
7. The direct benefits of '1mproved lantl information'for,:urban:'
areas are rackoned in terms of improved efficiency' ',of urban
management. Better land information fr'tiy be related to', the
following benefits: contributes to the po t errt.La L for more informed
decLaLon making i the acn Laveraent; of greater" equity in proporty tAX
systems; the potential for improvement of the environment through,
the sustainability of the natural systems; it contributes to the
efficient operation of the property markets through contributing'"
to more secure property rights, and that information ,is available'
upon which to base investment decisions; contributes to more'
speedy approvals in land administration processes (e.g. subdivision
approvals); contributes to speedy identification of land ready for'
development and vacant, thus improving land delivery systems;, 'in
al;Lowing land acquisition to be undertaken more rapidlYi and in
assisting in the improvement of the urban planning process and
monitoring.
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8. Other benefits are in, Lnrras t ruot.ur e operations,. up-to':'date'·".
land information serves as a fundamental togl' in.support':.of:\~ll:.:··;;·:··
services. In underground u~ility services, .land ,~nformati6n:1.:.ts·1.(
necessary for safety and investment protection" puxposea X!.,in/:~:"
association with telecommunication lines, electricity cables/··and;·';·
water reticulation lines. In large cities, damage and0accidental'~!
breakages of inf):astructure' services can be expensive 'in .terms ':of,,·:·r
replacement costs, lost opportunity ClJst~ especiallY'infinanciaY:
centers and in the mass Lve disruption caused. - satis.factory ..;~land'
information systems can reduce this risk. . .;f, ', .":',';',;:; ;:;:,,:,;'.:,,;

. '( '. '" ;' ." ..

LAND INFORMATION IS ~OTJUST, MAPS ALONE •. ':;"\ . ': ~:.;.:.(:£i~~{):~;~i
9. Land Lnf'orrnat Lon an urban developn.ant Ln . the ..,~11nformatl.on,;.:;.;',
age" is not only to do with maps and pLans , .but·.is,a.1so',concerned::t',:;'
with the written information about the items- onthe:maps.able':;·;tor~:;.i"
stored about th.ose spatial items - in computer -ce'rms'.':-:~entered into:~:.,:::
a data base.' The map is not an end in itself and' cari.be~consideredj~~
as. a "data base" from which an "analyst" - the" user-.:.may; ext:rac.t;',:,:~,
information. To introduce such systems· requires:,:an,,·increment'al:~;:':i~~
staged introduction over a period -of 5-10·:.:year.s,.~~';~involv,ing'\'~t;1
institutional capability, dataacquisltion ":';and·;':;'i..mainten;;lnde:,~;
(up-dating) , common standards' adopt ion,' .. : and,,\\;'.. technolog~;~~\;f:
introduction. Care is needed here; computerizedipformation' 'systelll:l.;:<.,
are deznandinq in staff skills, logistical auppor-t ,":system .desigri~~,::~,~ij
da ta qathe r i nq r it is not easy. A ' first stage'. I is '.usu,a:lly;i;~;~,('
ba~e-mapping for ~riori ty areas Ln a ci tr i ..with. this base-~app~l'lfJ.~l:~~·.
be i.nq the r ounda t Lon of. other layers of 1nzormatiLon, lThese··laye~s;':.l •.<
might be: a real property bounda r ies layer (a cadastral ·mapf~.:'.":
env iromnental layers, infrastructure layers (electricity sezv Ices "','~':,
water and so forth), the property tax layers, etc. (see Figur~l)· •. ~
Each ~f the l~yers are m'airttcdned in se~ayate age~cie~ tho';lgh·.the,ji,t
base Lnro rmat Lon - street names, number'Lnc , dweLl.Lnq' occup~~r. ~nd'~,>:'i
owner .are gathered according: to common converrt Lcns, .... '/':.;"':;":',~' ..;;..~.;~~

. ~ :3 1 . ..' •. .r : .•• J.' _. ." .~~i~,':(~'.\.~,-.~ '. '., ...~.~.. ,"";';;';'

FIGURE1 The Conceptual Layer Approach to Land "Information System:( '\/,:
" .: -r- . .' ~': ~.,' "':':.;'~~: ~I ~-~ .• '.-- ,~'. ~..,.\ ~~tL,~'~.:::<-,

j-~':-.'·~;i>:'~" v Jt:-.\,i ~i.;.;~~~ .
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ISSUES AND QUESTIONS WHICH HAVE TO BE CON~.~D:E.RED,::~:;~"~t:",~~,,/~;';1~i~

10. Th.e issues in land information management fC;;r:':'u'rban a r'eas
are complex and multi-faceted mainly because manyiaqenc i.ea ' az e
involved in its supply whil~ others seek only to use inf9rmation'-
- demand agencies; coordination is a problem. For mani,yea~s;~h€
industry has been supply orientated wit:1 the demand .agenc~e~pot
having the i r needs met. A demand driven appxoach , shQlyll,d,~,be~'l,a"~gQ,al
of land information system .establishment •.. '. . J, . :"" :', • ".,';"'.~;.::~:;,,'/;

'~l '" .,.. ··,~·~~:;·t,.'f'/';:t~:,~,~:r~,:;;~!;';~iJ
: ':',. ~:,~.;." .. ':",:::;:'.' '·::,r(;i)·i~"~:i·M::, .Policy Issues and Questions Which Aria.s. . ...

11. In 'most developing countries there are. usue Lt.yvno policies
for the provision of mappi.nq , for the supply of Landr.Ln ro rma'tion
and its maintenance. In many cases the::::-eis usually no nomina~.ed
agency for urban information, inadequatc resources' and no .aqency
has a mandate to disseminate information even at'.',a:",cost.,\ The
national mapping agencies in most countries have'a rural bias 'with

• ••• • ' • • ,. ..-(.)11'1,\,,1, '.

Ln r or-mat i on an c Lt.Le s acoo rdec; a 10\1 pr Lor Lt.y •. "',"The· po l Lcy
questions' which arise in land Lnr ormat; i.on management' (LIM) . 'are :',
What level of decentralization (national .st.at;e or Loca L'qove.rnmerrt.)
is necessary? Should large cities have there own land inxormation
gathering body? What are the organizational models? ,''''i'!hat mapping
and hand information' coordination mechanisms are necessary - in
government? Howshould distric.t information acquisition priorities
be set? What.should be the'role of the private, sector? .' ' ..

Ins titu tional .Issues ",,,' :::<:::,r;;;:~:':;;)&: ,:
12. The most important institutional issues are: ":the lack'of
clear mandates for LIM and associatLd agenc1es resulting: in
dupl ication of effort; , many infrastructure agencies underta.king
base mapping; the failure of LIM agencies to be deman~ driven; 'the
secur i ty restrictions placed upon availability of land information,
in many countries constrains economic (.avelopment proje.cts;'-·'.""a~d":
the' low profile of the LIM industry. The' s,up~\. ~~el}qie~", h~ve
failed to create the .necease ry focus forth(, a;rli:;.agencle~ :::.t,o.
coordinate their urban information syscen establIsl)..i'nent:',e.fforts."~~),\

(; . .'!' " .., ~: '"-. ' \" ,'."~\',;••!' .....,
13. Quoytions wl~ich arise which must )e addr8~sed in'dQvel~plng
countries are: how to achieve a demand driven approach to 'land
information supply? What are the organizational models which allow
a demand driven approach? How to achieve a ,.~.and ~~,fo,~ation
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service for a::'l regions including large and . small cities?"'~;~'How,',:t~r •

have a mapp Lnq and land Ln rormat Lon agency ,.servethe ':basic";needs';,:
• • •• .", ,_l' ,';, • ,. "', $:' ,<,-,,' " ,,',:-4-'

of the demand aq eric Le.s? What are the coord~nat~on<,.arrangements~~!;
,necessary to achieve the long term establishment,'):;::of;;'an'+,\urban~~
information system? Howto respect security measures~of, :,a,p()uiitx.:Y/~;',

'yet achieve the p.rov i s Lon'. of adequate, Land ·inforzna:t,ion'j;'ri~~o+'·;r',
development projects? What incentives are' necessary'-.for ..'the,;'
private s ec t.or t-b as si s t; inLIM? Where will the leaders :come',:'from.;:
t I th . t t LJ' b Lems? '"- " ~;';:,:1'::'~"'''./'·'~',:"'\;:f,t~':;~.I~':~;'~'''(t''·',:v·,.
,,0 so ve ese arnpoz an M,pro ems."\' : .','~i.:"};;d'iT~':i~','r~tf:::1:';1\;£:f:;~;'r/

Financial Issues " ....".....;;;;~;.;!!,,;,J}~~lM~rlil~~~I;
14. The most dominating financial' Ls'sue s " are':·~':t"·r.esou~q~YJ:::
allocation problems between, agencies pointing "to'a' ;:real,".need.':::.t;o~/:~'!
cost sharing to achieve' Objectives; Lan.t- informati9n:'~managel1len:t;e:;
is u.nder-funded with less,E-~an o.O~,. %".,}f G~I\,.i,~Y~,9,t;~,d,"J:"i"~,~:~gM;:~~~;~
mean i nq the maps and, land '~nformat~on .a.n ;,.c~t~es, ',are,;,~',201,:;,years.;p1
out-of-data' and only cover part of the ci ty i. failure::\.in,;the <past,t
to undertake eooriom Lc evaluations ofland:'·\'inform~,t-ion;'i:,projec~s':"
clearly identifying the benefits; and failure ,to p~t:',i:P\,pl~ce,)a¥,e.~~,

,partial systems for cost recovery. "',' ",';'\':',;~,"~'}/::'~':;;:'t~;~/~:!'I\";;;/;'-:
IV " i:';~.:;, tf ':<' ;~:''~~.~t~;(lr.).~~i;'~/-r.I.~";,~~:~'.'~,'~~,h,>F," I

15. The financial que s t iona. which arise are: ,",Wh~t perc::en:t~ge',';;
of land information shou Ld b'e regarded' as a' public >good<~,~;:t'l:ihat':

.percentage allocated for cost recovery? , How,muchshouldX~sers:'!p~y
.for land information?, What is .t.he economic" j ustificatiorl' 'of 'land
information? How should /t;:he total land, informat;,i,on,budget
available in government be "'split among the ,various',agencies?
Should future LIM projects bejustj.fied withcost/ben~fit/,analysis,:
tmdertaken to demonstrate' their' viabili tr? ! ,!;' What'mephzmisms,,'I,Iare',
there av:ailable 'for agenciesi~to' uridertakecost~:,~,l+ari'tig;;-;with,~:;.O:~h~~:::"
agenc ies? How can the i.llfr~.S.tr~cture_ agencies :,:contr ibut~;, m<?l:~';~::
directly, financially and technically, to urban infonncltion" system'!:',
establishment? What 'is the fee balance nec 1ssary,;forachiev~ing"th,e ••
greatest usage of land information sys cems ,' . .,;:;",! .: ::;,.,:,~'t:!:j';.<::.:/,~:;:::(:,',r;:;;/

Technology Issues' ..~; . ·,i~~~~&&~i\'.
16. The technology issues ar,e: the high cost of mappi.ng~'at:ld:"'i~rid'.

,.,,:information system ··equipment; ··the' b'~i6ilf:\that":tQQhnoloCJY. /:,
LmpLeuto nca t Lon La Quay (it i~:~~,J..rt'lcu1t) and tho liol'ut,iont'ailin9:,;
to address the important institutional i~sues;,' the' tailureto',
maintain the land information resource - maps and'?:(associated,~':>.,
r aco rd s up-to-date i . and' 'the', 'failure to' design" sy'ste~s ' wit:h\~,,::;~
maintenance (map and information up-dating). as themost~"'i'UlP,orta:n;.{;}~,;;
cons Lder ation. ' ,,'.. 'i':":~;:~(;~""";"~:'\~';;'({:\\'
17. Technology questions which should be asked are: What:a!e
the best ways for developing countries to prepare themselves: for
the ,coming service and industry period (whi.ch embodies the
so-called information agE!)? Which level of technology is
appropriate? Can there be a technology leapfrog in developing
countries or is an incremental approach better? What are the most

." }}/r~Jr'~¥~;;;-.'
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cities from the state level (in a federal system' of .governmep,t)"'or::'
nationally otherwise. Such a city agency would supp.;t,Y;~the:~,b..~s.e:,.:
mapping to other agencies upon which ot11er'agencies'r.wo(uld:':'·b;a,s.~~:,
their particular information requirements. The. coordinci~ion'\'agency,,'''i
would not undertake' all city informatiun .gathering ..,but':,;would;
coordinate with the infrastructure agenc~es' and others to"'alloW'

.'commonst anda r'de and information exchange." i:";"';·""~\~::'·f'::'." :,~,::':':!::1',~~1V'!;-'<" .
. I •• .- '.~ - •• ,~ '. ~ • "'i.r-" H· ".J:" 1,'" ( ,~

21. Institutional arr.:mgements need to ..be '.improved~:'with."the:
"land i,nf9rmation ne~work" [1] approach r€. ommended,to'achieve ,the
required 'cooperation for long term benefi cs to be' atta.i:rl(~,p.~·"'.~l:lis'~i

.;would be supported by the mapping and' Land ' information~:'supp.<?.i;t,>1
group. Another more pragmatic approach' fo;r the::'"delivel:'y""::,6f·::
up-to-date base-mapping could be through one· of .'three,: "gr:oupsof ,-:
demand. agencies being: (i) the infrastructure group; (ii) :'the'
fiscal cadastre agencies; and (iii) the legal land registrat·i~n~
agency. The infrastructure' agencies appe a.r best placed',to deliv.er
the service capitalizing on their need f~rcurrent' information,',
their ability (potential)' .t.o cost recover for .. informatio.n~.' .and
skill levels. . ;1', 'i., .,;, ",:':::":;'":~: ". ',.':':,";';'

•••.~ c . - <I' ~., :~. I. 'OJ' I, .. ,'.'" #:. ';'~ ~ ~ ,> ,:' I' :.,.•..••~\'; ;~,~••,

[1] The network approach is volun't~r.l,' and consist' 'of -each,;;:
agency being a node in the network. Each . .:.gency would .co.iLect; its'."
own mandated information needed for its fU~lctions •. It ,would sna rev
discrete parts with other agencies. som~.cost,sharing ..would take ~
place. One agency should supply the commonbase-,information.··: .

, ' " ': ,,~. ~'i ; ~:,~•.,'.~...-,:4',-: ~;,; ~: .

The pr i.vat.e' sector should be involved, given inc;ntiv~~'/:~nd. should
be utilized. A LIM support 'agency should. a in place:',b,e~ng: either
at the state or local government 'level ae ~ppr,op;iat~~' with its
primary mandate being coordination. ",'",.;'>,:,;':,' ":-<"" '/":\;: . . .

't.""") • ':, / •..'~. -". .~ •• '. ,'- 'I -, .•.•

f. ,'.' ¥' ': l,

~inaricial ;Gptions '<;';" ':, ,,-::,' ..' "::<~:':f>\',:>",.
22. Recommended is cost sl1ar'ing between the"deinand 'and·.the supply,'
agencies , 'with incentives given to encour olge .local. qove.rnmenti ct.o
make investment decisions,ori ~hether to acquire land~lnformation •..
Some types of land information are in demand and user~'i'are' prepared,

) to pay for them: new land information management i agencies are.
baing oatablishod in dovoloping countriGa both in thG\pUblic An4'"
private sectors and are '}Jocorning profitable vcntuX'es'.",' Hovenua ' "
generation methods should be "investigated to try;to achieve partial' .
cost recovery with. the sale of land inforl~.ation 'products allowed.' .
LIM agencies must set their priorities' ba.:;ed' upon; ,demand by,
addressing the real information needs of other· agencies.~ The
importance of an economic appraisal of land information system
projects is stressed with the benefits clearly identified and ~f,
possible quantified., " :,.', ~"'"': ".:.':!:S.;,~·,':::,,::, : '::.' :

!~ ,. 0 I. " ' , ' ':-.) .". '

I.\., f' ~:;I I' /' •~ I~', ~fl. rr

0:'-':::'1 ~~:+':::,~:'/.:~'::~,.':/i':,\.;,:','"" ::. ',:~i:';.,
, .

,', ~I:'::'~'(~.:', .~.:::,;,', .: ',':::~:',~~'~':"':,i\~':'I(ii;~:1:;~;:i"
~'lIj1/,1 '·'j.;'II().JI:-1 1,,'0 ',,' "'yf'" '., ;ofl.·'f.*-tfh".,.",
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Technical Improvements

23. The introduction of technology Lnpxovemerrt s :is'recomme'~ded
based on an incremental approach set in a 'long-term -,,strategy
,supported by tr~aining and educa t i.on , .'arious methoQologie~,<are
appropriate for each of the management phases, of urban man,agem,ent·.,
The "policy and macro-planning level information", :'will "benefit
from SPOT satellite imagery~ Aerial mapp Lnq, ,~using convent,iq,!,l~l
aerial photography, supported by ground complet~on and check~ng~ii
recommended for manaqement; and LmpLe.ient.at.Lon' st:rategy.<;'lev,e~~
information need. At t.hc operations and maintenance level, 'ae~~'a\
mapping and ground surveys are recommenced. New technologies can,
be important in decreasing' costs and response ,times ~ut, they"are
demanding in terms of skill requirements', and "logisti'cal
requirements; several, technologies have, ).ong .Lead times during
which staff are unavailable for p.r oduc t Lon, A "I strategy" ..,for,
introduction must be, f ormuLat.ed , criteria given for deciding ..wherl'
to introduce such methods, and a staff development plan made. ';cost
sharing between agencies is suggeste~ a~_a way io' optimize scarce
resources in the purchase of cxperis Lve equipment", especially
photogrammetric plotters and or t.hophot.o+maoh.i.nea ," " "~':,'..~ :'"" " ", '

• • • ~'., ~. • , _., " ',' • ~ • ••. • 4 ", ~ ,',

.; •.,: • :.~'•••• l ••••\". ,.. '.' _~.• '."
24. Digital M<lpping A decision she uld 'be made as -to whe,ther:
to use digital mapping met.hod s in the f :oj ect; ~. ' The, cri,teria.::;;for'
making the decision should be based upon ; general, aqericy vand
country capacity, project demands, the present and future staff
skills, logistical support, and will the .dLqLt.a L methods form part
of the pr oduc t.Lon cycle. The author rocommends the, "think big,
start small" approach, therefore if di.qit aL methods are required,
start with a pilot project allowing the lroduction wor~ to proc~ed
using .manua L methoC;ls.· .,',,'.' ",' ,

~.' lfi' ..

25. Security Restriotions Those mean the',",'u~'e;,:of, more..
expensive and time consuming ground besad methods."''''''The author'
makes a plea for country development a•...-encf es to 'riegotiate' with.:
their mili tary departments to obtain Improved security a,rrangemen~s,
for land information for urban deve Lopmcnt; projects. "-),i,:,.~,,' "',:,-:,,,' ':,:~

.~ , "', -:. " , ',: .~,~."~ •• ' -, 1- ":

26. stanclAr<1a in LIM Standards are impo'rtant:'·' and "a'1:'~""A:~
nocossury first step in the incrQmontal eatabll.hmGnt.,or 'a ~lan4p
information network". Standards are necessary for geographicar'
place names, street names, number i.i g, land-use codes;,," an,
understanding of each agency's item defnitions, deciding',upon'~
common series of map s ca l es for urban management uses, (e~g.'
1:1,000, 1:4(000 and 1:20,000); and many more., ":<"',-,,'

.1 ' '¥I ~ ':' • ' " r ,

27. satellite Imagery Satellite imagery is being used,
increasingly for urban areas. It is useful for rapid inexpensive
spatial analysis of the structures of citIes. It should be clearly
nqted that it is not usef':ll for the purposes of urban land
registration, property t.ax., civil enq Lnee.rLnq design,
infrastructure operations and maintenance. •
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'28. Geographic Information sys' ems :GIB) GIS.:..eriaoLe, datie
from diverse sources .(eg. satellite, aerial photography,rand'grounc
surveys) to be integrated and rapidly analyzed. Skill -Ls .:needec
to undertake this analysis. The greatest· cost in GIS'.is:in.the
data acqu LsLt Lon portion and this amount.s- to 80 percent'. of 'the
cos t , GIS consist of computer hardware and '.' softw<1r~, : .spat.La I
analysis procedures and systems. They have .a role~"in:):t~developing
countries especially in proj ect preparation and'-':~f.i,!'1;or!;;' macro
env ironmental impact assessment of pl?\oj.ects. Hav.lrtg,,':i·~a'i·d>the
above, it must be said that GIS is not a si,mple matter· as.'((tl)ey
demand expe r t.Lse to. be able to take advant~,9.~;,.~.~·~h.~i~t::,..~,9.~rk.{~.t;r~:i;:-,':;:
Education and Training ., ", . .~:,·:./:£:~r\]~~t~;tf
29. Education. and training should be an. int~gi~l part of ~ iIM
agency I s plan for development and should not be just· an ad-hoc
addition; it should be linked with manpower planriing,to avoid the
problem of staff with valuable technical trainin9a~d,education
b7ing misplaced, in o-;::her',se,ctions of. goyeFI:ll~en~..}\f,t.eF,~.y,al~cy.:>Je
dLrec t ed educa t.Lon 'and tral.nl.ng. '\' , , ,~;,,".';",',,:',".-"...'~';/.,\,",; '.':,,' ".

. . ,. ., l '.1".' ~;.:;;~r: ,"': ! ,.,'_-1 ,:.'. '

•••. , I

30. Education and training are necessary (it al.l· .levels of
operations in developing' countries especially when' reforms "and
technology are being introduced. Ideally, most LIM education
should be conducted in the developing countries' with' ov~rseas'
experts brought to the country as r-equ i r-ed r the aim ~ere :,Ts ;:<~.o
convey knowledge on mass. This in-country appz-oaoh vahou Ldv-oe
balanced by students being sent to various ccurrt r i.ea to;' a v~r'ie:t,Y
of institutions for particular skills· (including, .technical,
professional and executive) especially man~gement; , .in this ,manner
a broad based approach is,' acquired of t.he ,subject.· ., .' "·v·,

, :, ' , ...,..,-l' " ~'." • •

, .. , .•

CONCLUSIONS
.:. , ..... ".

31. Institutional concerns are commo~ly,the mostc~ucial set of
issues to be, considered, especially in ensuring that the m~pping
agency is demand driven with priorities set by the demand agencies.
In many cities duplication of Ln rorrn.vt Lon co L'Lect Lon is common
~ocuuuo of tho l~ck of claar mandat~a in the urban·a9ancie& and
want 01.' por r or-mencc by tho mapping c<Joncy. 'l'hQ,'intl;'Aatructure<
agencies in many cases commence undertaking the tunction~
themselves. Military security restrictions upon land Lnr ozma'tLon
is a severe constraint upon economic development' pr~je~ts
especially in the Asia region. The security situation. can be
improved over time with the development of clear agency mandates,
the es t.abLi shment; of what par t i cuj az- land information products are'
restricted, the creation of he clear release procedures, and the
enlistment of such security agencies to undertake new work and the'
up+date of existing information products. A coordination mechanism
is necessary to allow agencies to work t.ogether to achieve the
esta~lisllment of an urban information Gystem in the long term •

•
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j2. 'Financial problems plague mapping ar]encies -- it·.::is 'c~mmon:::,':'
in deve l opment; countries that they have no capLt.eI account.stand 'are'( '::~'.,
unable to take on new work. Cost sharing withother'agencies: is '.~
an option. with the Lnve.staaent; by mu 1ti-laterals in ,.'urban . :
infrastructure agencies it is appropriate that ~upportbe~given'to~~
basic urban infoqnation gathering upon wr.Lcn others ~:ca.n.::::.bui.ld~;~:/~X.'
with separate sector funding of each of 'the infrastructure ~'agencies ' ..
each one undertakes 'basic mapping and hand information·~gathering., ....
without reference to each other; duplication results with"a:huge .' ,:.
wastage of resources. There Ls a need for .Lmpccved cq?J::~.i.nat.io,n..:,,:'.~.:·';.
and cost soar i.nq ,.' .. .. ' ... " ·~,I,</;,;:\,"··i•.I'·!:t\r::;'ir.;,".-·L:·"·':;'

,:.' . ,': '. ,', .':.: .- ". ~ ;t~1i}}~}~:·'·.:Fi~·1:;tl';,:r:~~::'·
33. The molt commontechnical' issue at prezent~iswhether ,digitar:i;;';;;'~
mapping methods (computer-assisted mapping) should be used •.. The,:",~>·t;~
criteria for making the decision should be bCl:sed'upon: ~>'general.~o.. ,.!

agency 'and.' country capacity, proj ect demand::;,.,,>:the;;p,re.;i:~nt,,!;;:andi;;:{$t~:i
future staff'skills, logistical support, a~d'whether!t~e)digital~;~
Ii e t.hoda form part of the production cycle. Digital mapping in""; ..
several developed countries .is more expensi v e than manual' methods .. ..'
Por mapping only the benefit to cost ratio is lUarginal., The auchoz-' ,< "
,ec?mmends the IIthink big, Gtart'smallll~apllroach: .therefore ..~,:f;..:.,;;:,;\
dig i tal methods are required then a pilot proj ect .Ls a '''s~artlng!,{:','',.,
point, allowing the production work to proceed, us;i..ng,·.::;;manual,\':~-.:
"lethods ' :~' .:.. ,.",.'.... ,/>', ':', '.
, _ • "" \ . ,. I I, "'l" " .'~.

'. . ~"

1,'. W· .

34. Satellite imagery is proving useful in the preparation of
u i ban development projects: i,t is being USed ac .present 'in the
pr epa r-at.Lon of seveza L urban development projects. . ,For' the ... '.
najority of developing countries, satelli~e ·'imagery-,is.'b~st ~:~,
ubtained overseas with no neceas Lty for i.r.~co,untry, ac~i~,i:t,ionr'-.:,~·,

t i t b dId .. ., ."...: .,'" ··.r· .. ·"···, ..pxper l.se 0 e eve. ope .... '. " " , . :''!'·/'\~';''~\.':(Q'.·;,:",;;·':;;'.!,,,.r
:' t ; ~< :...1 '\' .,' J .: ,\,~".\ ••. ~:: • /. 'r,,~. ';1' Ii",!

J5. Dissemination and institution buildi 19 are,~'important"': and. ",:..::
the implementation strategy should allow fc.: ·the costs" of. land
Inrormat Lon product dissemination as 'well as the trainin9.,.,O~,:.users: :.:',~'

i 11 other agencie~., ''','' . : ; .:., . " '(:l;<"i,;::;,\,;:~:~?1'::~~:':~;;~l~;!j[r:'
'16., A most pressing problem is' to"satisfy tl.e. demand for:.skj,l'led . \,"
r ~"1 technical staff and managers. Lea.dersh; p and. forsai9ht I1rg
, ~cessary to work with othor ~~onoioQ and to rormulato utrato91o~
nd fictions to put into pLe oe fluoc«uJsful land ,lntormation systems.

i -ruca cLon is crucial in LIM in all parts of the operation""in~ludin9 '"
t Achnical, professional and executive. .' "~\i,,~;.,;,,:,

. '" ',- ..;) ..' .
j .,.,: ".' •

'.~.,:'i'~' . I" -, ' •• ~ r' .

, ., . In desLqn Lnq and ,implementing lan4. inf.o.tJllitotion"system~
several principle:s apply: ' '. . :,: ",<. ,./,:,.:\.\

.~.•• 1.' •

I;,) address the immediate development priori ti(.s beth for the short· r r
~rm project preparation objectives, though contribute to 'the

, nnger term land inforllJ.ation purpose.

I
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1) various levels of detail may be suitable followed PY,;detailed
coverage over specific project areas; .', , ,', .' It'

:",~.,;,: 'Il', .:·.~f~··'" ~"'i

2) bhe priority may be for large sc&le maps, for infrastructure~
planning and development; or real property inforrnation':to ':a'sslst;:

.w i t.h domestic resource mobilization through property:~::tax"" sy~tem;
improvement, or ;~an inventory of real estate propertY},'ri:gh'Cs':":'t:9r,'
land market facilitation. ",' ': ..",: ',1.~'\J:\ ',,'·':.'·:·,,~:.~x;"

:, I ',. . .~~...:':::,:~.•:;,' .:~ • ;:~. • .~:,~~j~~.•

(b) user requirements are paramount in' 1.I8 design -,- ,',the: desi'gn
should ensure ease of information product usage and analysis ;',,:"the,
concentration should not be on complete c~verage and high accura~i~
cartographic quality information but COV( ~age a.-ndt,~~~,g;,(;)y~,:~~~.~~:::.~:

. . '.. )....I}~,.\~;~:.~:
(c) dissemination strategies for the inforlUAtion products produce',
should be a majo'r consideration for the information' project

. leadership and training shou.ld be availAble to users;,':::: <",:"I;J;' "
. " , .:,,~rJ:J·"v~<~~: ... 1 11\'" :,.1

(d) education and trainiLg should be part of the" implementation"
strategy, not only for the information surpli~rs but for, the,ysers:
of the LIM products. " " ,," , ,:" "':',;',",':'.. ::~;'....c"

'~ '. ~.: ~.:: ~.~ ~ ,~.';~,'.~...~'; : ,\'.;
(e) the future users of the land information shquld play'a leading,;
rol~ in the strategy and design of the sys~ems --.users shou~d Pe0
ther leaders of the design and implementation, sta~,~~, of,'.·J;."I,¥:"
development; , ".,': ,,' ~:" 'i\ I, ': ""~;{\', :',

" " ' ••• .'. _ ,~' .j'~ ':' .~,; ,I .'

• , ; rN I, :i' ,~.';';:~1{',~~,' \',

(f) the ~Iz.:impl.ementa tion approach adop~.l<1sh~uld b,e ,~{yit~J.ei,i:'t.o:;.;,
the cond.itLorrs an the country' and more especl.ally in':th,e-",'u~ban",
areas - the institutional,~, .technical .a:!l.c:l,s,~~,l.s., .l~,y.e.l~.~.of(',t,lie.i~'
agencies must be matched· , ,,' . h .'." \':''.''''''~(r''/'''!''\.' ,".,.h .-·,j\"~·,N

, • ".; •••.• < ',~:/: '''::, ' i :''?,<. ~::\~·,·::.~,:·<~:'.::~:\~·i".',:
(g) incrementa~ strategies should ba adopted which can be improvedj
over time in definite stages to match deyelopme.nt. pri,?~ij:.i.e,s. ~<;'.;'
the capacity ot the A~inis~,r.Ationl ~) .. ,:';:':.',',:''l,\·':~:~~:~l·';":'~·.~:::"<""':;-''''.\'

• "" "' ': I, •• ':.. ':'., ,:" II ~

(h) mechanisms to regularly up-date the p~.anned mAps,or d'AtA,;bAS~S..,~:
. should be investigated as ;1 fir.st stage of the d~signl "if':pq,~~i'ble:'~;
the up-dating method should be transaction bAsed, though"AS ~ ti.~,s,;\·i,
stage cyclic up-dating may be all that is possible; . '.. .' >: '!',-;'.,

'. ((1_' \0'1

'(i) the levels ot teohnology used tor the ~&rioua LIM't~.k.~hOU~~:
match the skill levels and 'logistical capacity ot. the,·country •.",..,.
i.e. a selective use of technology should be"used; 'IL list ;of",
cri teria for technology Applicability relates, to' 'eAch task' S.~;{'"
specificity, predictability, complexity, Lnd its relationship with~
uther tasks. LIM technology introduction should be undertaken and ::.
improved over time, but at all stages raust, be at ,amana.geable I

level. . !.
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The Role and Importance of Land Registration'.) : :
and Land InformatJon in Land Management and ~.-~.

Development
'\' .

INTRODUCTION

This paper indentifies and stresses the role of improved land
registration and information systems in addressing critical
problems of land management and development in the 1990s. The '
emphasis is on the us er of such systems in the urban' sec tor., .:",.,'::~(:.:
mun i cipaLities, governments I land developers i ( individuals,:"· '·::",* ..!,'.T;
cooperatives, commercial companies) and other actors in th~use:ah¢~
control of land. ' ",,',. if:;'

" ' ..

The paper is based on the ongoing work on land management bein~
carried out by Lynn Holstein, Patrick McAuslan, David Dowall and
the author, as part of the Urban Management Programme
(UNDP/UNCHS/WorldBank).

THE CURRENT CRISIS IN LAND POLICIES .'-,
• 'j"' '.' •.•• , ••• , '11 ". ~ •• '

a) Background: Massjve Urbanisation:-
The inescapable fact uqderlying any Jiscussion on urban 'land
development and management in the 1990'5 is the sheer·scaleof.
the urban transition in developing countries. The·rate 0'£
urban growth is the single most important phenomenon .
transforming human settlements in developing countries 'and the'
need for b e t t e r management of' this gl."-owth is c r i t t ce I for : 1, ., •• ,~};

gGvel'n;ilents,local cc-mmun It ies and il"~dividllals.The wOl'ld's "::"1'
urban population is expe ct ed to increase by some 50% "ill:,the",-'"
period 1985-2000, from some 2 billio~ to 2.9 billion,aud~the
share of people who Live In urban areas in .developin,gcountries
will increase from 58~t to 67% over the same pe ri.od: : More than
liaIf of the urban populationincreas("~ is now the l.-GlslIl t of

'1l.:llll1·cd lIICJ:t:aor;, alld not of l'l1J:c.tl-lll'!Jan JII.1liJ,l:at1on, andth18
CL)ll\lJ(>I18nt of urban gl-owth will strenu then ove r time. By'the '.
year 2025, ~ight out of ten urban dwellers in the world wiI12~~
IiviIlg in urban areas in developing countries ...While urban·:··
growth rates in developing countries are projected to decrease
from 3.8% per year in 1970-1975 to 3.6% in 1995-2000, these' :.
rates will still be high and will apply to growing absolute
numbers. of urban residents.
The benefits of urbanisation are clear. With rapid
u.rbanisation, the economic importance of ci t i es and towns in
developing countries is increasing; future nat10nal economic

----- ---- -- - - --~-- ---- - --_., - --------- - ---- -- --~---- --------.- ----- - --
* A list of relevant outputs from the Programme is included in

Annex I.

Page 1



Rapid urbanisation is likely to re~ult in a doubling in size of
buil t-up urban areas in Jeveloping countries in the next 15-20.'
ye ars . (For example, Bangkok, Tha~·.Land covers about 600 sq km
and expanded at ~ome 30 sq krn annually during the 1974-84 .
period: Mexico City expanded by soma 50 sq km annually1n the
early 1970s; Jakarta, Karachi and Bogota by some 24 sq .kID.
anllually in the 1970s.) Such rates of increase in demand for
residential, industrial, commercial and community land have.~ew
precedents in the h:i.storyof developeu countries.

b) Evidence of the crisis:- , ..

There is mounting evidence of a crisis in land policies in'
developing country cities in Africa and elsewhere. At the root
of the current crisis is the fact that, taken as a whole,
goverllment s have adopted pol icies .••...·:lichhave con tribu t ed to
land shortages rather than facilitacing the supply of land.
Evide~ce of the crisis includes;

- land for shelter is ~oo expensive, for the majority of ~ity
dwellers; . ",

" .,... ,
• <i " "~I ~ .,

I • f '.'

- land oWl1~rship is skewed whereby a small percentage of.peopl~
and government departments own most of the la.nd .an .urhan .
are c1S i\'

- in many cities, La nd prLc es are e.:tl.~e\melyhic;.rh relative to
oLl io r' connncd Lt Les olld ill(':J.·~al;ltl at;. l·Ot.UI ll.J.VhItL", thl<Jl th(!t o t;
illtlat:ioni

-.shelte~ and infrastructure projec~s involving land purchase
are becoming more difficult to un1ertak~ because· of the high
costs of land; .,'

inefficient and costlY bureaucrat~c systems for land .
transfers, insecure property righcs, ill-functioning land
regIstration systems and non-operative judicial systems for
resolving land disputes limit the supply of urban- land and
increase the au.o un t of extra-legal settlement;

- the majority of many self employe! and/or low-inco e grou~s
are excluded from access to credit;

Page 2



- poor infrastructure thwarts andus t; .t al , port and comme,t7cialdevelopment, '
,c) Reasons underly~ng the crisis:-

The crisis has been largely brought rbout by varying
combinations of the flllowing:-

", "\ '

- ineffective public sector land development strategiesj"in,
particular the generally unsuccessful history of' land
banking""""'" '

"';

irrelevant physical planning; i.e. the failure of,
comprehens ive I technocratic mas tar pI arming;' . " '" ~, >', •

•..". ...•, 'l,

inappropriate land use regulations and standa r-dsrvLn .
particular (a) the failure to attulle standards to the real
needs and affordability of the majority of residents and '(bY
the failure to compare the benefits of regulations with the,adm i n Lst rat Lv e and economic costs oJ implementinCJ;them", '

.~,:"" ," ,~ "'.

- limited infrastructure: in particular the constraint at':"':;",':
infrastructure finance and poor coordination between land-anj
infrastructure agencie,s in enabling land ,development'''·'',

- inadequ~te uriderstaJding of land m~rkets; in particular' the
fact that most municipal governments have very little '
knowledge about their local land m~rkets compared to the
people and business: which operate day-to-day in those "
markets.

Each of these failures i,nl'~nd manaqemen t. and deve lopment .is
wor t hy of de t ai Led analysis but f or the purpose of the present
meeting we may con.centrate on the fL:th constraint, the "lack ,..ot
effective property rights and land rUCJistration systems.~'·., '",

} .. ,~ ; •. ,

d) The growing marginalisation o~ local government:- .
'l'llL~ net e Lfec t; o f uh ese r eri ur e 1:l that thCit !lIQJr.i.I.,'J.ty oJ!. U1.·,b"l~'i'
growth in cities, and towns in Af.1:icc!1 is now t"'kin~ plc!1CEs ,
outside "official" land policies and control sy st.emsr+ .~'.:':;"":

• J' ••••+-~----------------------~------------------~------~------------+I "The fact that many African coun trLe.s have, since Lndependence}
,I pa~sed various laws concernirig land, even laws nationalizing I

I land should not be cons trued vas indil.~ating,the existence of a I
I clear policy. What is clear is that most African governments I
I today prefer that Larid:and especially urban land, be held :in. I
I leasehold of a duration varying betw2en 49 and 99 years. ThlSI
I by itself need not be a deterrent to a vigorous urban land I
I policy I provided that a program is put in place to I.nsure that I
I this policy is effectively implement,.\S!. The tru~h, ~f course, I
I is that except for the restricted ar~~ of each c~ty (usually I
I the elite areas of the city) these laws are honored more in I

I:'
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I thei~ breaches than.intheir observan~e. In theirpl~~e, overl
I the 'greater part of African cities ,~he adaptive informal 'I
I system of land transactions and sale~ involving members of thel
I local land-owning population and the migrant population bold I
I unimpeded, if formally Vnrecognized, sway. Many reasons I
I"account fori-this situation', all of wh i cfi require that we . I
J examine in detail the relation of policy implementation". I
I strategies to the effectiveness of urban land management"~,( 1) . J+-------------------------------------~-----------------~-------+

In the face of rapid urban growth mo[~ municipal governments' in
dev~loping countries h~ve very little knowledge about their '
local land markets compared to the pr. )ple and bus t ne s s e avwh t ch
op e r a t-e day-to-day in tho se markets. Visits to the. planning'
offic~s of most municipalities reveals how little is known
a.b6,utpatterns of urban land development, the number of
transactions in housing units (both formal and informal), land
and hOllsing prices, rents for commercial buildings, land sub-
division patterns, and so on. The s~~e criticisms can b~ made
of the comme rci al private sector CiS well. Developers
frequently over-build markets because they do not have uP.to
date Ln Eorrne t Lon about prices, affordability, etc.·' .'
An increasing proportion of urban population in developing"
countries relies on informal access to land .. Because mun~cipal;.",:.,
and central government decision-makers frequently fail' to'.see:~~;;';:~X;
the need '~forproviding adequate land for housing low .Lncome '..<,'.j'.:;-"

families and small bus ine sses and as low-income families seek.···
to cvercoDle formal government interventions in the land market,'
there h<10 emerged a dual land market. The formal land market ' '"
is characterised by land transactiohs in the "modern" sector,'
zonin'g'ldensity.and other statutory regulations and a ,. '
predominantly middle/high income str~;ture. The informal land
mdrket is characterised' by a variety of settlement 'types on '
both public and private land, often organised in a planned and"
prellledjti;l.tedmanner and increasingly subject to control b~
"middlemen" in the form 'of unofficial land brokers, sub-. '.
d i v i de r s ,: et c . ' .."J,;',: .'

rl'JHI~ I inform",l r esLden t La I and business' cJ.evelOj..JIIlIUlt.'· '. .;
.i nc reasLu qLy domLn at es new uroau erees 'Ul~ it:! rO.1;cea to rfsly' on
self-help tecllniques. These range from illegal squatting ,and
tapping of urban services by low inccme households to the' G

provision of private electricity, wat~r and sewerage services
by developers serving high income households. Increasingly,
therefore, "traditional" planning act.ivities are restructed to
trying to c cn t roI "unplanned", growth, where possible trying to.
i~troduce some development coordination .and services to these
sett Leme nt s .

--------------~------------------------- --------------------------rom: Perspective on Urban Land, and ur ba.i Management policies in
sub-saharan African - A.L. Maboqunje, Visiting Research
Fellow, World Bank, 1990 .
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In such areas the traditional paradigm of. "planning-servic.ing-
building-occupation" is being replaced by_ a new paradigm: "
"occllpation-building-servicing-planning". ' This' is'a''situation
in which the much-dehated question o~ public participation in ,
the. pla:1nincfprocess does not arise. It is the public that.:· 0:

does the p Ianning and development i it is the planner who does"
not, or is not allowed, ,to participate. . 'i .""',.> , ,

, • ~'1'

LAND MANAGEMENT - TaE CHALLENGES
(a) ,New Approaches to LRnd Management:-

:!j "'. ",~': •
, II

,I -r- . •

, ~.. ',', ',!

, • i .,

Four key challenges for the 1990's are:-~
,'. ·b." , .. -.....

a) The physical challenge - how to improve land delivery"
systems in order to sus.tain urb.n development for all
purposes at levels affordable to all or most incom~ ',(
groups. Can cities create the resources from the public
and private sectors to provide urbanized land at a scale
s uf f ici ent to keep up with population,. industrial and
comm~rcial g~owth while respecting environmental':~'
considerations? . ~ ;,,'l

b) The financial challenge - how to deve,lopworkablepolicies
and techniques wh Lch , at the minimum, recover, the ,c.osts .of
providing services in urban expansion areas.' . ",:" .

c) The coordination challenge - ho\{ to improve coordination
of local and central governments and the various, actors in
the private sector "in the proce~s of land management, .,
c1a ri fy Lng r espons ibil ities fOl" administering lall<i "-,
development pol icies, dis tribllting land 1'i<;1ht s , l.'egulating
land use, monitoring, land markets, recapturing-costs,and
coordinating land development wJ.th other,elements·,of·urban
development.' '.. .':.,"

, ',' I ~ 1-li':' .:', .','., '
, ,\ ,.', ,,'_' .'f.,

d ) 'rh e Qoval"lH1I'lCIllc:110.11&1H/" - il1.£It:Ltutiono.l, technical,"
c u I t u r a L, f Ln e n c LeL, euv a r onmen.ueI and iibove all 'political
forces affect decision-Illctkingill lahd management. trn Le ss ':',
technical proposals take into account the multitude of ..'".
existing int~rests in land and the motivation behind these'
interests, all but the least radical proposals are :-..:..\:~:i._ ""
un Li ke ly to meet approval. At the same time there is a' ,
major challenge in many cities to modify the perspective '"
of government officials towards low income and/or informal .
settlements'. The underlying challenge is massive - how to
revive urban governance from its current state of being
under-resourced, under--staffed and under-powered.
New directions for la~d managem2nt· are urgently needed,
centred around the overriding objective of impro¥ing the
supply of urbanised land. The approa~h to land
development based on a project-by-project approach is now
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coming to an end, certainly in the larger cities of
developing countries. Instead, cities are now directly
confrdnted with the need to make fundamental policy shift~
which can address the four challenges identified. ,.The
emphasis on policies highlights the need to reappraise the
roles of the private and public sector in land develop~ent
and management, recognizing the comparative advantage of '
each in the variou~ aspects of land.development.~A.. '

The s111f t needs to focus on the following main policy;<:,,!',:~.r"{:
objectives;

. r·-' I ,I ,'; , ~.' .

.~------------------------------------ ..-------------------------+
I * Ln c r e a s e the supply of urbanised land; l.
I . I... ,,'
I * improve the funding 0, infrastruc turei" I
I I
I * remove the financial and ,economic costs of inappropriate I
I land use regulations; I
I I
I * provide basic anf ras truc ture to gi.lideurban development; I
I "I * mitigate environmental impacts by preventative and remedial I
I a Ct I,0 n (~,. ' " , "" '" " 'I '

- .~. • ~.: «"". ( .' •

I " . ",""; ',:: J, J

I * provide efficient land titling anJ regis~rations systems.-~~l
+---- ..-------------------------------.'----~--------------------+

(b) Implementing the New Approaches:-
. i·~.' il

The 1"ange of pos~ible Clctlons to implement the new policies:is,
wide and will vary by individual cOLntry and city according to,
their lc ve I Of urbanisation, eccnom ic development, histor,ical -:
and cultural ~raditions of land man6gement, extent of '
decen t ralised author i ty and other f~.ctors. The starting':point
for developing new approaches is to carry out a Q~n~ral'" .
~:L();:·Jd:~d\.111CJ of t.h e c,ity Idlld IIIdl"kt:i!;; dB l.l pn.1J.;-''luiaitafol.: au:!
proq runun e of ac t Lon . A check. list c: actions includes;" '
* land market assessmen t s and, wh ere appropriate, Lni ti.eL

cortstruction of a land information system;
* develop strategies for increasing land supply, using (a)

city-wide actions ~o prepare a lanl development strategy:
(b) area-specific actions such as public land acquisition,
land pooling/readjustment, guided iand development, use of
vac an t 1and I etc .; (c) improving access of low income groups
to existing and new, urban land; ani (d) incorporating
informal settlements into city-wi{8 land development
strategies;

* mobilise funds for infrast~ucture, using direct sources of
publ ic sector funds, _borrowing , taxation, user ct1arges
contributions in kind and public/p:ivate participation in
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land development projects;

r
r
r

f

, ~,.\' ,

. '.···r : ~lt~:"';~:~'il."~.~

'7< removing the cost effects of regula ..:ionsand standards,: ".'
using a performance criteria approa;h, as well as permissiv
systems of,-.development control, better enf or-c emen t ':"
procedurei, etc; .,

'.,, ,

* rapid planning and programming of nl,jor infrastructure,' as
part of more effective structure pLmnin-g approaches "to ":
preparing c at y -deve Lopmen t s t rateq.ies , "",, ,',

* mitigutiJlg environmental impacts, throu9h both preventdtive
and remedial actions; .\';:.t, .

"* improving land titling and r eqi stra rLon, taking' careful','·:""":,,
account of traditional systems of a~quiring title to land, ~
the role of informal settlements anJ introducing ,
improvements in administrative procedures.

': 1-'1,' " ~

'. II,.

CONTRIBUTIONS TO LAND MANAGEMENT BY IMPROV.m LAND REGISTRATION'-:AND
INFORMATION SYSTEMS '.', ',"; :.' ;'/

a) Introduction:-
. '.

The commonly assumed benefits of land ~egistration and
informa tion are described in detail ill Professor Dale' s "paper,
along wi th the various deficiencies in such systems." From "the,
viewpoint of urban land management in Af ri can cities it is:·":"~,.
important to strike a cautionary note in the application of"
registration procedures. Based on such premises we can then
identify a core group of benefits which respond to the urban",
crises and new policies for land manag~ment as describ~d i~'
Chapter 3 above. .,,,t,

',.',';"H:~':':·:h:;;'.·'i!!
\, ..11;;1' ~(f.!,.1'4~f.'~"'-iJA~.r.!·~\i.

• -: r••~, .;.~ II. ,. '~;<.~;~~~.ir\'\?~};.:.i:.~·:'.·'i>:i';~

r.· .

bj Complete or partial reforrn?:-
Evidence from many c cun tri.e.sdemoris t re tes t tha t security of'.'",~':',""
It?IHIl't! 1~; a n t3::its en t i ~l pl'econdi t 10n bo th fOl' pl."iva CQ invilEltm&nt
ill s heLt.e r a nd [01" clev eLop f nc a 6en60 o f citizenahip ~monq city
residents. Equally, as already noted .:!arlierin this paper,~
informal as well as formal markets in land are commonplace ·in ,
most cities, despite betng often clandestine and illegal. '
Better poli.cies are needed to bring Le.w and administration into
line with fact and reality. "
In virtually all developing countries, a major stu~~ling block
in the way of the goal of the ideal system of land law is the
existence of plural systems of land law. By plural systems is
meallt customary traditional systems, informal systems-operating
within pop~lar or unauthorisedurban L~ttl~ments existing
alongside the official statutory syst~~ which may itself
exhibit 'informal tendencies' arising from its inefficient
operation. A common assumption is th~t the way forward i~ to
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'.I'.,.,:, , .•

reform, i.e. assimilate the traditional and informal systems,
a n to the existing' statutory sys tern through government action.
A second common assumption is that one of the deficiencies of
traditional cus t oma ry systems is the absence of' an owner' 'who
can deal w~th the land, thus preven~ing its marketability. '

'to

There are many pi tfa.lls along the road to as sLmf Le ti.on.:"
Lesotho is a good modern example of how reforms encouraged from'
the outside can go wrong. Zambia is a good example of how ,
reforms proposed from the inside failed the test of,'polit,ical'",i;:","
acceptabili ty. Trinidad and Tobago! s reforms failed the ','tesc'
of both poli tical and 'legal pr o f esLc .reI acceptability .."Earlier
reiorms are bedeviled by traditional 'infiltration'; India,~~ ,
Pakis t an and Kenya. Can lessons be learned from the "
experiences of developed countries which have had to pass
through the same phase?'

The possible lesson is that significant statutory reform is
generally preceded by a long period of evolution which is"the
product of socio-economic forces within society and' that the
statutory reform itself must be a~d be perceived to"be in the
:interests of a significant sector of the population.' Thus, in
Engl~illd,Evolution of the land laws over three or so centuries
was followed by a century of s t at utory reform culminating" ill"
the reforms of 1925; land law reform ~ellt hand in ~alld with the
political and economic emancipation of the middle and working
classes. Significant reforms of land laws,in France began in
the Napoleonic era and continued from then on. The German'
Civil Code of 1900 which provides the basic rule,ot'
registration of title in Germany was preceded by ~arlier
legislation and practice' from differe ..t cerman Lander~t' "
Japanese experience too may be noted. "", ;.,'j\'".: .....·;~~.;r~·

. i"',

A nlajor issue of principle seems not to have been resolved by
r eforme rs, is a modern statutory .sys teu of land law a pre-
condition of an effective market in lbnd or is a working market
in land, a pre-condi t i o.i of land J.aw r eform? Should reform be
market-led or <Jovernmollt-led? 'l'l1e colonial tr,\c11t1011waFJ for
r ef orm to be qovernment-l!':ld which i~ l1QW tl c on t rJbu cory factor
in mu c h La nd t enu re confusion in Af rLca , Asia and the pacif.ic.
Some examples where market forces seem to have contributed to
the relative success of reforms are Kenya, Thailand; 'squatter
settlements in Zambia and parts of ths Caribbean.

Ques tions may be asked, of another st anda rd as sump t ion of
reforms; the benefits of title registration. Rowton Simpson
has made the valuable pointj

"Land reg istra tion. .. is a device wh i ch may be essential to
sound land administTation but it is m~(ely a part of the
machinery of government, it is not some sort of magical.
specific wh i ci: will automatically produce Hood land use and
development ... , it is not even a kind ~f land reform, though
it may he a valuable administrative aid to land reform ... Our
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''':. '/:,.\'. :,.... .: ,,','~,,!;:;•
..

•'~ ~ , ',i.' ' , ' ;.:;f\
.' .study of land registration must clearly disting'.lishbetween',?,:·

its public and its priat~ function; the former relaiei t6 the}'
welfare of the state or community as a whole,' the latter' to ,f::::
the adVan~age of the .iz:1dividual ci t i.z en .:.II :.. , ~ ., ; '~"!'~~;~:;C'::!..';~~~~

The que st i o.n is therefore what does the consumer' need? '."It, is(~,;
worth po r n t Ln q out that rapid urban development in the UK and',,::
USA t ook place w i thou t systems of land registration in ",' ,,:,)existence. ',.' " "',.'."',' " ',I,

" • ".:-: I .'

""",1" I'
• ',IThe approach most likely to succeed is one which seems tq bui+~

on existing laws and practices rathcr than one that seeks to ""'0"

replace them entirely. Hechanisms .shou Ld ,be provided to" enabLe:
lalld-holders to transfer their land' and rights therein ·from arie
sys t ern to another and incentives cou~d b~ d~ve~oped to 'i~:;>,:.';./}~;,:
encourage them down that route. As a n z amo t a a n the ml.d,.70.s,,/,
the benefits of statutory title registration could .be t ext ended.
on a simplified basis to hou seho Lde j-s in unauthorised:'r:",',':".',,-;:::
s et t Le.ne n t s . Part of this package Lowever would,be,.,."a",:,,:,·,~.:·" i,.:~;,:'.

~P-l-'i--f-i.e_~OdE! . ~ . -,:';'-';.:," <.
'c) ;::~ e:,:: t::~:: :: ~ in t in part i cu"ar, we may summari:~:~"~he ';.

various ccn si de ra tLpos needed in reforming or introd.uci~g.l~nd.I'

titling and regis..t--rc:.'cionsystems as follows; , '.::--;:.. ,;'
~----a) SY-S--~lld be carefully designed in relat~o~:~~ 'the ',,<' .
L anticipated benefits, the staff and other resourca&,:

available, the lega~ heritage, the requirements of'c~edit
agencies regarding the nature Gf the interest in land I: ....being offered as securi ty on a loan; - <. ,<,.,: .

(b) improvements should be made incrementally, with a qradual'
strenghtening of institutions hnd upgrading of recording ~ ..systems; , ,,~',,::.:,~.,..: ,I' ,,'.'

'. ~, '

(c) systems will need to take account of intended tenure
choices, i.e. use rights, occupancy cert1f1cat~s, full I

rights, c ondouu.u i um t e nu r e , etc..,;. '

(d) the wholesale replacement of tr~ditional tenure systems,
may not be desLrab Le : a more se.is Lt Lve approach will build
on the traditional, system and ITarge it with a modern '
system over time, thus avoiding the hostility engendered
by a tc6-abrupt change in direction.

Where the State wishes to recognize de facto title to land in
extra-legal settlements, the procedures could include; (a)
simple basic surveys,of land in such settlements, using local
knowle(jge via "adjudication committE:3S11 to determine general
boundaries and settle dispute~; (b) !~cal title.registe~si in a'simple format, to reco~d detal.ls of tltle, etc., fl.nanCla .
incentives such as reduced fees to e.lcourage use uf the system,
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(d) d~centralised land title offices motivated to~carry'out,
transa;:tions speedily.and accurately. , I ••.. :. ""

.••..•• ' I • • -; i. .,';., 'l", ,,~-

Other actions m~y include; (a) deve_opment, of legal, '
administrative and financial structures for alternative ,means
of guaranteeing title (e.g. deeds registration, title ,.y~.

insurance, private conveyancing )i (b) deve Lopmen t ,::if' .
feasible, of specialised dispute settlement mechanisms for
handling land disputes i( c) review cf all legislation imposing
publ ic controls on t unur e and transactions (e.g. pr Lce control,
rent control, etc.) to assess their ~ffectiveness in general,
alld in particular th~ir'effectivenes3 in increasing the'su~plj"
of affordable land, and make necessary changesi (d) review and
if necessary reorganisation of administrative structure of land
offices so as to move towards an integrated and decentralis,ed
II one stop" service for the public. '" -: ,"

,",

The importance of activating or re-a..::tivatinga neig,hbo.urh90,d
level of action in the process is.a key element 6f a pio~oial
for a "half-way cadastre" made by' Professor Akin Mabogunje.' A,
description of the proposal is included in Annex 2.. ., " ;;'" \'

d) Critical benefits of improved systemL;-. ", ','I: '::"
'," "

". !

Improved systems will contribute to each of the ..main. land,'
management poli~y objectives described in chapter·3, but w~,ruay
concentrate on two:-

o Improved functioniny of land market~:- .r .• ,\ " .r

The immediate benefit is to che improved functioning of'~and·
market s . As no t ed , .it is essential for municipal90vernments
to understand and wcr k with the increa~l'ing val-iaty, of sub~'
markets in land and housing, both in quan.titative and"
qualitative ~errns so as to plall for the future development of
all inoome groups. In c arryf no out such land marke tv.':,:"i':':' .
assessmellts, municipalities will ne2d to gather"togethe~:and'
analyse a wide variety of Loc et Lon=npe cd f Lo data (land :',','1'-:-,:." .•.,,,.,,,,,
c onversLon r at es I laud' pr Lc es , l,-ent.:\l vaLue s , role'of" '.
official and uno rrt ci eI "actors" in ·the market,' land ,.,-.."
transactJon procedures, extent and :ystems of tenure,'
titling, registration, etc.). such land market assessments
can; (a) .provide valuable information for public sector ;.
plannirlg and decision ...•making, particularly in relation' to
informal set t tLeme nts : (b) evaluate ;;thepositive and n,ega,t;;ive-'
impacts of government policies and a~tions in land",'
management; (cl help to design more !ffective land-based'
taxatiop sYEtems, infrastructure cost recovery mechanisms,
etc. and (d) help private sector inv..!stmentand development
decisions by providing a clearing ho~se for information on
land prices, demand, supply, etc. ..
While there may b~ a£air amount of information about land
from existing maps, cadastres, tax records, etc., the land
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market assessment will benefit by usin~ a coordinat~d land
infocmation system. "The L.I.S. (lata base may be ..restricted
at the start to cadastral items (land parcel boundaries) but
over time can be expanded to incorporate topographic,":"("">'::"'.
registration, utilitie~, socio-economic, environmental and ,
other da ta , using relatively ariexr.ens rve computer hardware
and software to manag~ a data load with few staff resources.

, . . ~- . ~ «" .1•
• '., r'

Access to even the basic cadastral infor.mation'willhelp·
improve the efficlency of recordi:.g and transferring ..:"'.~'."
interests in land, whether formal or informal. Speediri'g up
land transactions and transparency in information on .
boundaries, ownership and price will benefit' individuals and \ .r-:
businesses alike. .',.',..,

" ~.I,'; "' I '" 'i. l '.~.' .

o Increasing the supply of urbanise~ land:-
,I , ••••

'" ,,;; .

As noted in Chapter 3, strategies for increasing. urban land.
supply include city-wide actions, area-specific- actio~s(" .' ~
(such as guided land deve Lopmeti t, land pool ing/readj us tment f'

etc. ); improving access of low ancome groups to existing' and .",
new urban 1aud , and incorporating informal settlements into' ,';
ci ty-w:i.de land development s t r at ej i.es . Improved land'" "' '.' .
registration and LIS is of major importance to individuals".iri~
terms of security of tenure, c er t aLn t y of ownership," ···.:i.,:,.,
efficiency in transfer and securi~y for credit particularly
where a hlgh pr opo r t Ion of residents are self-emplc)yed "and ',c/"
cannot offer regular salaries as Collateral; to·the .':" ".
municipality it offers more effic~ent identification 'of urbahj~
expansion areas, monitoring of land prices, transactions, ''-:'':','":,'''
supply and demand and easier implementation of' land pooling ,.>,:,,':;
readj ustmen t, consol ida tion I compulsory acquisition "and \ otheb;;/

. public-private sector initiatives ill land supply. Move al,l.I" ';'
by taking into eccoun c the needs.)f the mass of 1n.formdl < >t;~:;:1
set tlemen t res iden ts, both the municipality and indi vLdue.L ):i~::?~;,F)/':':
residents benefit in terms of imr,~-oved living cOl'ldit;ons"f'··::i::~}::.~;;;:'·;;
employment opportunities , health and secur i ty" .:~.:,,.',·::1"·'~)'~':''''';'.''.:'~·.':·'·:''/?'.:~:1

, . '. .~., " ,I' . ."1.~I :~I' .: ,.:~·:~::~·';',\':,;·r~·:{;rt
Illlpl'oved l.-ec;;iatl·otion and LIS wiJ.l ccn t r aou t e directly"or;n'r.1~::~·~;;i,.

Ln d I r e c tLy to the o tne r ma Ln poli.:y ok>jectives •. Tllu·~/\i·by~:;·ti'.,:.!{f;:~
provicling the basis for the improved assessment ana' r~",',,:,~':•..-,!:'/ "'1 . .'

collection of property taxes and assuming there is ·the ./.:~:(~'~:'-:'~;'.;:.:;',:
political will to collect taxes ~nd update records' and" .."","';';:::',
assessments, the opportunity arises substantially to' Lnc r eas e.vs
city ~evenues at a time when finLncial resources from central ~~
government are static or decreasing. 'In turn the city'will " ~'.
llave more capability for initial funding of infrasttucture ~~
guide growth, to mitigate envirol ~entalimpacts of city
growth, to achieve more rapid assembly of land for' -,
development project~, etc. It sl~uld be emphasised at this
pojllr that it is critical for households to be able to see
the benefits of increased propercy taxation or simil~r II

changes in terms of improved inf:-astructure and serVlces· on
the groundll• Prograwmes of regiGtration, taxation and
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improved services should be developed in a well' coordi~at
strategy, therefore. ," ....'.

, ., '/;:.',"./ ".-'i 'to .""- ;·',1"'-

t.as t I y ;" Lmpr ove d s ecur i ty of tenure should b,e"'carefully "
coordinated,with more realistic policies, 'regulatiotisand
standards for land use and building standards'particularl:
for low income families. The key element he r e ,is"'an,,,~
incremental approach, us ing performance s t andar-ds=wn Lch '
emphasize affonS.abili ty 'and the chance to meet, poli,ticall
desirable goals for'standards overtime. ,",'~:',i;,'"

• ~ 1

S. PRIORITIES IN LAND INF,ORMA'l'ION
, •. " , I

>::.,1 i., ""?:~.
" " ~'., " '», ',,~t:.!::/;'~'"""' " )

As a concluding note, it is useful to focus on' the'longer~,:term'
development of land information s ys tens from an urban .va ewpoi.nt.,
Professor Dale tightly emphasis that land-relatedinformationml
be treated as a corporate resource that is managed "'in,the'~:intere
of all. From the urban 'viewpoint~the ~ritical fac~oi'ii~the'1,~
rapidly increasing number, variety and interac~ions~between~the'
suppliers and users of such information. A dilemma may'exist,fc

, many cities there [ore. The increas il~g complexi ties 'of ' soc ra l; ,',:
e conomi c , financial and ins ti tu tional interactions' in rapidly' "
growing c:ities points to a widening scope- for LIs'to'achi~ve .mo r
efficient urban management (e.g. the integration of'" -"I;:!:;~:;' ';, '.,,:,
infrastructure, land registration, spatial plannin.g,~topograph.ic
en" a r onmental and other needs). Yet it is in the" ca ty, th'p.,t .t her
exists the most urgent needs to improve basic cadastral'and'land
reg a s-t r a t ion c cve r ao e , hot h to catch up on gl'owingbacklogs'of,,·:w
and at the same time to address the,needs of informal settlemetit
The need to establish priorities is uiven even more, urgency by~t
typical situation of staff and finance snor caces in'rnalXY"urban (:,..
adininistrations. "" ,; i:j'}:',<, ~ ".:,i..';,.,

, , .I; r J r' ,..:" '~"f. " ,. ,
• , , .'t. v- 'j' r J " ~ iI' \

How can the political will and committmentto change~~o 'iucreas~
resources and adopt coordinated strategies for LIS ·be'engendere~
Dll'I~C L dPIH'O<.lches to ccve rnment based on the apparently obvious
poo r' op e r a t Lon o f lend mQl'}(et~ Illay not WOl:K, Qiv~n':the' highly ,
political au d c uLt ur eLfy compLex u e t.ur e of land tElnl.ll,·(i:!'.' "Ind1J:(tcl
approaches, for example, by identifying the finar~c1al benc#fitB 0;
introducing fiscal cadastres, the employment benefits of secur1t~
of tenure as a basis for credit, the opportunities for community
invol v e.a en t in LIS to lif t part of the resource burden:'on' th,e:~:''"
city 's administration I etc. may have more suc ce s s ,' In al1:",-.·, "
situations it is important, if difficult, to quantify the benefit
of land registration and LIS, (e.g. in terms of additional .incoau
to individuals and governments, increases in economic output, '
:increases in rev enun s , savings in government expenditure by
avoiding ove r Lapp i nc functions in surveys, data coLf ec t i on , etc.
and by sharing common data among government departments,·
parastatals and the pr ivut e s~y,' or.

Inci-"H\ •
In S uuuna r y then, ins ti tu ti6'nal,r is sues rather than technical
problems are the greatest bar'n'Br t() creating or improving land

ri.
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i' , •• ,"'~I \~~e"'~ .. ". \n:\,.",' ~,

" . ;\"r-'t~. . . .!(~i">·.\·.,\.~, , .

information systems in cities. As such, "a long ter~~~~£~'~~;~'~;':~'~~~~,~
establishing LIS (10-20 years in many ~C\.Ses) will be the, rule,: :.:,.:·,~;ii
r ather than the exception. Lynn Holste i.n emphasises .the importanc
of an incremental approach to LIS (1); II ••• (The establishment o£."~i'
and informatiort-systems) involves a network strategy forag~ncie~f
working together, at least,c.sharil1g discrete 'parts of,their'"'''' ;',':u:,!
information. It is based upon simple concepts )of" agreeing\~hat:::'ar
.the naming and mapping conventions, and on the linking" of'··land .:.:);,q

information data-bases held in agencies when the various ~agencies~
l-equire. computer techniques are not ncce s s ar y from the·,sta·r.t';. blft
steps should be taken which make the t r.ms i t i on to comput e rsveas'i e:
in the future. A Land information network approach should":'allow,,·L'

. agencies to maintain t he information for wh i ch they areresponsibll
- the'!)roperty tax agency responsible for property tax information
plannillg information with the development and planning agency~and
so 011. . The ui tima te theme pursued is tnat the human resource ~.,' I'~~

problem is ov er+r ada no . and education and training must form:'::a'.~'·'<,~.
prominent part of any land, information :!lanagement st~rtegy.II:·· .,:';

~ I. '0:·'·· .:". ' I':':' .. '~<:

. '." ~ e • ! ~'f~'!'"'.~:;>,":.., ....,/ ...r'

.. t:

, ~.'';.

.j

1",."11""1

, .'

I ,. ,"

.."
.• t '

" J'

,', ,I,' •• '; " ••

I '/,; ". '

',,' ': ::",':: ',: :~.;;:;
·1 \ • ,

:,0 ," ': f' t,."; . ·-: '1f·!· ::~
<I, '~~:JI;'" .' ,",

, '
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't',

~ "; ". ,'. .~" \;1

... .. , ,.," .'. "" .
:.J .: •. .;' ~:'~:~:,::',: J ;:./.",".;:;~

,'. .: ;~;:-.~' .:~:;. .' ::.;'.1~~'.:;
. ', .

• ~, , I .J \ "r , ,' L. "t ,.J i.
• l .••I ,,';~::'.,1.,: ~

.• !, '" ,"

"' .. :

.~-------------------------------------------------------------------~~
See Annex 3 for his summa!y of urban LI~ demands, issues ·and
options ..
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ANNEX II ''''-
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. 1'1' : I I

" .

, "':, '-*':_ ",

...:: ": iii,~':,;',;:):;i' ,V:::';;;~;,;,;:~,:~~~:
,:!,,": '·,J.i.:Ji~ 1'1,~~,1 • 'r,\!",r\!',,(~'-:it.('I:-; tlo'ltI-';':f ~!'I':!r.'1.(

. t. ",' ,'~: : .r ' ~,I~I'\_! .;j~ •• ,', .~~ ". :/.,; ••.••,., ",·\t'.'.,~tl';
•• v., , •• 1 ...•. \',H t- ""~I" . -J~,:.{~I·'~').""f·111':'iI,t,.1

,.~"r"::, :"".'" :,:<:/ .·~:f>'·:\~ifi?:'~~1~~~ff;~~~
.-' '; .:!:\:/':':: ;""< ;~..:.:'.,~;;I'...,.: ,~;~:::'!.,:':;'\j~rr:

Dcsi~in~ a "Half-Way Cadastre" ,I , " ;~};'~l::,;";'I'.: 'A.'\;:J(:,~;:~::,':1::\'i:r:'~:;0:;;·:,;.[:;,:t:·;:;U~:.J,~
Clearly,' if (he current effort at admin.istra. .ve decentralization': and strength.crucg •'of'

municipal authority in sub-Saharan Africa is to have any meaning, it must be on (he basis that thccipaciiy'
of municipalities to generate much of the revenue they need to be financially self-rcLiant is ensured, To do';:,
this, 'serious artcutiou must be p,aid ~o pro~ding thc~ with the beginnings of a <:&da.:.,rc~.or whit bu.r~c~~,~
called a'-Half-Way Cadastre", Wirb umc, this can be Improved upon and brought up' to 8cncraily.a~p(a9tc.;"
standards, But that should be a long term project lasting over, ~y 10 to 15 years, It cannot be an unmcdi~i~.~~
goal although it is important to ensure that whatever temporary SlructW'c is designed c;&Il' be casily upgraded;.·
to higher standards of acceptability,' 'J""" ' ';' :.~~ ";:/7",,;:'; !:>::';}::.';', ;:;.:"::;:;','.

" :. ,..•', ~~::~. :"'\:J( ¥':':',' ~~::.,f ;:it\·!.Y.'~;~:~I~',\:,. :~~~.~;

Jul'y 1990
J.

,11.',
-:?"

In 4Jclliiuiui u "bull-wuy CA~IUIrC", it La Iw~(llUll 10 be clelll' wbat tbo obJectIve, ilC,'
Essculially, there IICC three objectives that mwt inform tbc JCli~i JWd devciopmcDt Qt&'~~~lt·~flY.·
cadastre", These arc;./ ,,'. :.,' ~".", ':'~:~:\?:;:<~:;:',.'.

• '-1' ·r, ...

the achiev(;me~t, of a total coverage of all identifiable properties in the.'Ptr.'·<\).t,
... .1. '-' \ '.J~' ;. r,~ ' •.•". " •••_' . '.'.'.".', •

the presentation to all the owners (wl .ther individual or corporatc)oi,rcgLsUlltion ..
documents to establisn their credentials in regard to their property;

the enhancement of the State capabilities _to operate, sustain and update the,
cadastre whilst also engaged in a continuous process of improvement to bring it
to an acceptable standard of aOOU'a(;,and reliability. .

I,,' ,
', ••• ' I • \ • • •• : ~,:~j:*~'~~''t~:....

:..\..,~,~:~o··1",', ,;~::'. : .• " .
•

. "-' ... ' ..,'
, . ;,....,. (;~ . : . ."0,

----_ ..---,".,,--_.'"- .'\:' .--...,.,_.--"t'"-;- ..,
•• J' ~



':~":" ~,i:f'\ ~1"':~,:1,,1?:~!: I r" " l·jH'/:.(n.'~"~(·(t~?~I\oi·;'lI~.• ·.~ ~;{""'f'~11
, f. ').\ ,.,,{l ~.~.~;.' • I ~ ,('("(l:,IIJf:"/~":l~ &.·.{~J!,\J~'l·:'\-dJI!,,~

". ;; '..>~:",":' '/ ";',~',.'.'. . ;.:' ,:'~,.;'I:~.~~:;~:"'~~';;;:;~'~::-:~;':1!\~
, ~ .,'.(. ; II.-.~··•.tl -I., rr;~'~;h',,;".i ~••'

.. ,,,. r·'. .1 "" " j •• i"~j;/;o1rl .{,.../\:.~)~ltJ.i',·'.&A~~iliI,
, , ~~. . I ,. '. I .,: .....'r ';i, fr;':...•I, }ff~'f.k,r}1

,'(.':';':;:~:;;,: j't ~/()::9~:':':<'::;~~'=:,;~¥,,:';';,?:l,::~,:'~':\~~
,lot,'. ~~, :. (" ••'f.(\~f I ·~~·I.'" ·fC'\\'·:¢.'.1f,ll~)1"',\>'I't,:t~4j";'1·i;r..(~ i

I • :'" . 29 • .'>;".:c<,:, .··h'!,~'t~i;:!rS;t;;~,~
.' '" ~esc t¥e~ o~jec~ives arc a.tt~able throu~ a creati~e p~ocess ~nt~g a'mix of simple";', ':
lechnologte~, ~tilutlOnaJ radicalization and miaor bureaucratic re-crgamzeuou. It IS nec~,~.aJY to.t~~r:~ach.·
of these objectives one by one to show what can be done. . '; i.~~•., ',' ..' \. 'c;> ..:'\ ,','

.t'r I' r , ':,',¥,,; " r ,; :"'k,,,{ ;''''~ •••..:t': , ''''":.

. . , The issue of achieVin~ (otai' ~d~tral. coverage of the ~i'tY entails' d~~~~~iJh~::~~~~~~':~~;#
casung built-up area and rhe urban fringe which 1.5 still to be developed. The former cao"be·dealt···Wilt,n/,:',:
through a house-listing program; the latter through innovative programs of land development whicb\~iU::bc'· ,.,;;;.
considered in later chapters. The basic logic behind the house listing is the argument that each houschtands~:/::"
on a parcel of land which can be assumed to have been individualized. even ,if this is to a corporate body like'
a family. To the extent that such st~uctules constitute the basis of t' ; extensive urban sprawl ~esultUig Irom ".
tbe rapid growth of cities we. must expect that .they represent widespread tr~a,~tions,~I~d,.,,!Et:~;:;;t:,'.~.'

'. " t' ~ • t., •._) ,N, __.' < s:~...'-.i!·~.'t~..!;.-,/i.(, ,,: :II:';

To put all this on a map quickly, there are, today, various options besidesthe 't'edi~'~::i~d:~:};f
surveying techniques. Photogrammetry, with its emphasis on providing the best image quality 'combined:with·'::,.;:;t
coverage of the largest possible area per photograph, is valuable but increasingly quite expensive. A recent.', f

,.I development in this field, whose value for the rapid production of the 'half-way" type of cadastral map' is" '.
increasingly being appreciated, is provided through the use oC th~ sma'l format microlight 'survey (SFMS).·Th·e', . \
SFMS is a low level, localized aerial survey based on the use of 3..-' extremely lightweight and inexpensive
aircraft (the microlight), recent developcieuts in camera design and easy availability of improved films in:bolh':,'
monochrome and color.5 Details of the operation of the microlighrs or of the"SFMS need not' concern' ~:; <,
her~. Wh~t. is important is th~t fo~ a considerably small.investment, it ~ now possible ,to"p'r<;>duce, for:,f!.lOsC;,":,',
African cures, a first approximauon of a cadastre which would provide complete' coverage' and enable '-.'
municipal authorities to begin the process of building up much reeded urban management informatioQ::';l'~:
systems. . > t .:;. . . ~:. t:,: ~~i~.: /J ~- ". ::. ::~;~ -,j.~~,.';:'~' ' ::',;.:~.,.:~r~:~~·!21}~:~~~~;·

1 ) • J f , • I. ,i," • .! t "~.' . ~ Co • ~' " .•••

The second objective is to create a situation in ••.•.hich every property' owner has a' pre-"
registration document to establish his credentials in regard to his spcciflc property. It is. of course; common.: .
experience that if the existing municipal bureaucracy were to handle t.h.i.s aspect of the process" liule·,:wo.uld·, '.
be done. This therefore requires re-activating and radicalizing institutions in the city which are best' placed\/. ; .
.lb distribute, collect' and monitor subsequent activities in conaectlc a with the establishment and useof a ' .
.cadastre. Such institutions should also' be part of lb, process of loco.' statcpcllclratioQ of u,ban ~ety ~nd
oC enhancing Slate social control Cilpabilitics. - 'v . .. .,' , . ::'~.<.::>i::.·'.;:~:.::.:: ', ~:" .

• . ~·t·: , " " I, •• ' .•• / ",t._ $•.•.:'. ,,- I

. As. mentioned in Chapter 3t~,~verycity, whether fifadi~i~nal or mOdern' ui~~Q,i~\'tends to' " ,
organize itself in neighborhoods. A neighborhood is' often a smaller' territorial unit than lhc:,clectoral wards
in the city such that the latter often comprises a number of neighl.orhoods. But neighborboods tend to be '.
of ~ size that its ~csidcnts can be a 101 .m.;,re cohesive in action. As such, they',proyi~~; .~:b.asi.&Jo.r..~ns.~.riflg.· ,
II hl~bcr level of Iuvo!vculoul IlU~ pllnlclillllloQ 1u tho iIJvcrulWCC of lho CiLY.., fl,;;·!;".,.·.,·1, " .;- , .••.. "':,,,. ,:"", '-.~,.

. ; , I... :' '. ~'OJ "":i'~!;p.'t/tVl!lr:}~I'\ "t~\j.tt"':'C;\~r)4"'j .•..".,1'

In pro~ot4tg the, devc;lo~~ent of the "half-way cadastre", therelo·r.C:·~,~~i~~~~~ >i: .~
committees constitute an important institution that need to be revived and radicalized':iJ:l'the'.sense\o£:<
performing functions that make them more effective as intermediaries between the grass-roots and the highe~iSF
levels of the municipal administration. In the particular context QC the 4e.velopment . .of the' cadasrre; such. ,
committees can be expected to perform the following functions: .', r , '" •••• ;. ':~'..:,;i:;. . I"~~~ '~;,y:~}';:,<;':'"

. '~'~" , • . .>. " .•.. ;'·\;5~·~.~\'·.>1.:. "''.,·.1:'j'.>' "'~1.

erplaiaa; the level of the ~eighborh~ ~~)~~,,~dn~t,~~c~,~C\,~,: -:~~,~~'f.:;,r:·,
. . ~'. ( - ~. .

distribute to, monitor and collect the pre-registration documents. Crom all .house··"':.;:
owners or occupiers in the neighborbcod and deliver these to the municipal ..
authority; , .

i. . :"

;. :'
I' .'

"".t, .,':;" ..i," ,:;;" .' 4, •
. "-. . ' " :'~., ,- ,'. ~.

R.o~rd W. Graham, Rorer Eo Read and Jog !Cure, ·Small Formal MiaoIipl SurYCyI', rrc Journal. YOl..l"l~; pp.'
14-20. . \' ", :. ,0'" 'o' .~.. ." '!'~~;/':'~' t~l~;·.\:J~. . .."

. In'' ,'", ...• .:'; ~....
• ,'!

., ", i ~ •

.,.:' .• 1'- r
" ';. ., . '-"!:'.' . '1 .~' •

"'r ••... :,. "; ~ . ,~~.'.)I , •.•.

"

. "
, I



,.d.' '·j~f":i··.. , ~.- 'e:'/(~':~.':\~~fl\\~~;:.!~·)~.:~q'~~
•• "! J'''''t'~',,,, ',.;,,\I!' "~ \.i'~'''''~'''f't.(..' :·,;..•d'~;14-~~:'.tI~-'.

. ' r" ". ~ , •~.••' ,-. ,f n.j!t. :If. ~\'i-'~"J.fl"o.!'lr·"
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. 'i· ·30 • ···:'/i,,:~;;:/J,'ii':;f~:~~fi1J~I!~~;:';~~;?~\
where there are. disputes, serve as' .be first level of: adjudicators, without
prejudicing theri~tl of contestants to appeal t?~ghed.exeJ:s·,of,adjudicatjo~;,;\

.,:,:~i' ..r. .' / I,. ::1''/':",'''''~ .;, '\ ;~l,;;~~ll,i:.;:~~fI[:){;~'l.f.f"::~.~~·,~~t,.•>.....,.':,..: .. .'
~rform ?ther Cf.t.~.~ions(e.g. monitoring property tax payments) .that.may. fro~
tune to tune be.'¥Slgned to them on a.:;reement with the ~unicipa1,aut,horjti,cs.·

. !.t .~.: • I',. . "r .~:!! .,..;i.•.•••i,.''.:., ... ,:~

The importance of estauli.shing such an intermediary institution between the u~b~·'pop~ld.ce·
at large and the bureaucracy of the municipal/ administration caaao; be over-emphasized: One .of. the 'factors'
responsible for the lack oC observance of mO,s't laws or regulations' is inadequate State, penetr'a'tion;~'to:·ldv~/s·

.where it matters. Moreover, colonial attitudesidie hard in the relatiouship between the: bureaucratS\'aDairt'hCT'
public in most developing countries. Leaving' the promotion of the development o{'lhe,: cadastie':'~h:tihe
bureaucrats alone can thus be a prescription for ineffectiveness as experience to ,d~~e ~.~.sho~;. "'.;1.";;,'~;.;:.."

'•• '" .• ~ • ~ .':-" •• t •

Finally, an important objective of engaging in this "half-way" solution is to. begin 'the process
of enhancing State capabilities at the level of the city to create, sustain, update and improve the cadastre 'until
it attains an acceptable standard of accuracy and reliability. The role of neighborhood commiuees in.this-
regard has already been noted, The expectation is that the chairmen of these committees will relate directly'
either to their ward representatives in the municipality, or to the council representative in charge of this whole.
effort, or to the chairman of the municipal administration or to all three at different stages 'of the process.'
What is important is that the chairmen of neighborhood commit -es must be made .tc?,feel that they are
perf~r~in.g a most vital role in the develo,p,m,ent of self-reliant capacity, t.o:;.m,~age~,~.~,h~"af.C~~s,.,~t.:'l~~,-e:
municipaliry. . . ,r.' " . f, . ."-,,,·,, ..•... ' .~(.,~.y. '.

: t. ~';I I~:;'.,:"~;r'I.J.:';':"· ,- !.)·r .•.• J

The provision of so much information to municipal administrations. with '~h~' ~'n~~~itaJ:ln
demand for other types of documents Crom them must put considerable stresson ,the"ability and ~ana'g~t.Il~ntf
capacity both at the municipal and central government levels. The situation must be,' a .m,ajor co'nSidcraii~~::
in the new round of technical assistance prqg.rams Cor capacity bu.Idiag in the fieldof Ulbanma..iageme'n~:~
Data management using the now moderately priced range oC mini-computers must be seen as a sine Qua non'
Cor efficient municipal management. This should .uaderscore the need for greater coordination among agencies-
that have to deal with the issue of land both at the municipal and central government levels. In spite of the
multi-faceted nature of the task 'of developing a cadastre-involving surveying. cartographic reproduction, laq~ ..:
registration, land adjudicatlon, properly valuatlon, rating and raxatlo.i, it is important (0 qcsi~nate one,agc:.nt):·~~
(usually the Land Department) as- primarily 'responsible for keeping the records lUld ·CQ.\W'lUg thllt-:Il11.jb~~',
oiber agencies relate to it and inform it of all transactions negotiated througb tbelll in respect of any land
parcel. One way of ensuring this is to pay attemioa (0 the format of relevant documents used by these other
agencies and build in a device that necessitates that a copy of 8IJj lrA.lWlction ls sent to the p(iml1ry.l,a~J
agency as a matter of routine., . ; ; " '. ':;. '.... ,,;.. .., .. . , "
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CUPIU;ilY building, however, ,boul~ Dot be seen ,imply U I aliner ot lo.tltutICJoul··
arrangements or of staff development, ahhough both of these are vc.ry important. It lUU.' WO embrace; Ia hit'h.
degree of quantifiable productivity and accountability. The proceszc involved in tbe development, updating i

and use of a cadastre is one that requires dedicated attention Crom officials in a municipality." Sille\!.-
neighborhood committees are finite in number and their leadership have easier access to the municipal ..
authorities, they can be used as sounding boards from the neighborhoods to monitor the productivity' of, '.
relevant municipal departments and elicit a higher level of accountability from .their staff than hitherto,

f i " I<

The task of improving, on a continuing basis, the .tandard of accuracy and reliabilityof .th<"
cadastre is, of course, one of providing more detailed survey of tbe land parcel. Tbis can be avery e~%i~'c:,:'
task especially if each individual land owner were left to provide such survey plans .oa his own. With the ,~hal(-."
way cadastre" already available to the municipal authority, it should be possible to considerably bring down ;
the cost of producing the plan Cor each parcel of land by offering each surveyor a large number of parcels
10 do' at a lime. Indeed, this could be done OD the basis of each neighborhood negotiating..an acceptable.rate 4
per acre or hectare with the surveyors. ,".
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