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ABSTRACT
The capacity to plan, develop and coordinate the spatial distribution of human
activities in rapidly growing settlements is critical for national socio-economic
progress. Using Sekondi-Takoradi Metropolis as a study area, this research compares
and contrasts the two land administrative systems, namely, State Lands and Stool
Lands and assesses their relative influences on physical development. Following
preliminary investigations and the updating of sector layouts for the five selected
areas, primary data was collected on a sample of 250 homeowners selected through
systematic sampling technique while institutions were purposively selected for in-
depth interviews. The research found that the Land Allocation committees were
ineffective and as result, the land purchasers dealt with chiefs rather than the
committee. The analyses also showed that planning schemes were not comprehensive
enough to meet increasing demands for recreational and commercial activities. The
Traditional Authorities were not informed about updates to sector layouts and as a
result allocated lands were based on old planning schemes. These updates were
largely carried out to retrofit uncontrolled physical development into the planning
schemes. The land documentation process was found to be time consuming and
burdensome. As a result, physical development occurred contrary to planning
schemes as developers ignored the process. This uncoordinated development was also
attributable to the weak resource base in terms of logistics, funds and staff capacity in

the official land sector institutions.

The study recommends that state institution should offer training to the chiefs as well
as the Land Allocation Committee. Experts on land issues should constitute the
committee in order to discharge their duties effectively. The committee members are
also to ensure that the necessary official documents are obtained by the developers to
before development is carried out. In order to minimize unauthorised development of
the study recommends that lands on the frontages of major roads should be designated
for residential/commercial uses. Thus purely residential uses should not permitted
along major roads. Institutions like the Building Inspectorate Division and the Survey
Unit should be privatised and run as a commercial entity in order to generate money
for the smooth running of the office. The Land Use Planning Bill which is currently
before Parliament should be hastened to make Physical Planning Department an

autonomous organisation with powers to enforce development control.
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CHAPTER ONE
BACKGROUND ANALYSES OF URBAN LAND USE AND
ADMINISTRATION

1.1 Background of the Research

As a critical natural resource, land supports all forms of human activities. It is the
source of investments in agriculture, infrastructure, housing, industry and trade which
provides various forms of livelihoods and generates wealth. Land is an economic
resource and social asset which has spatial and environmental implications. As a
result effective and efficient land administration is needed to sustain it for present and
future generation (UNECA, 2004). The use or function to which land is put is seen as
land use. Urban land use is used in several ways and has attracted various definitions
in contemporary planning literature. The underlying definition that cut across views
land use as the spatial distribution of the functions (such as residential areas,
commercial centres, and the spaces set aside for institutional and leisure-time

activities) a city plays.

Land use planning is a process which involves designating space for various land uses
with reverence to planning principle including comfort, aesthetic, compatibility of
uses and accessibility. The objective is to ensure planned and coordinated
development. Land allocation influences the land use planning in that when the
owners of land do not alienate land with reference to planning schemes, planned

development will not be achieved.

Urban land use planning promotes harmonious spatial distribution of human
activities. It describes the manner in which humans utilize land to provide shelter,
office space, recreational area, extraction of minerals, and agricultural purposes
(Briassoulis, 1999). Miller (1996:265) has argued that land use decides “the best
present and future use of each parcel of land in an area”. It does this by addressing
present interests, aspirations, power relations and livelihood concerns while making
provisions for the sustenance of future generations. Another component of land use
planning is the flexibility factor. Flexibility is seen as the ability to tolerate
unexpected changes in circumstances, and produce new or amended plans quickly
when necessary. Prepared layouts and effective legislative instruments are necessary

for development control. The absence of these however leads to haphazard



development which has environmental and socio-economic consequences (UNECA,
2004). The conception of new subdivisions of land and new trends of land use has
significant impact on the land market. The urban land economists on the other hand
hold the view that, free exchange within a system of private property rights leads to
efficient resource allocation. The derivation of the bid-rent curve concept which
indicates that land markets allocate heterogeneous parcels of land to their highest and
best uses in light of household consumption choices was an early achievement in land
economics. The alienation and development of land has therefore been established on
different approaches. To ensure sustainability and coordinated land use developments,

the administration of land should be a priority to all governments.

Land administration covers the recording and dissemination of information about the
ownership, value and use of land (UNECA, 2004). Dale and McLaughlin (1999) view
land administration as a combination of routine processes. These processes begins
from regulating land development and conservation of land; revenue mobilization
from land transactions and resolution of land conflicts. Steudler et al (2004) sum up
these components as land ownership, land development control and land use planning
and fiscal (land taxation) and information management. Land use is influenced by
land development, socially rooted determinants of land use; and public interest as a
determinant of land use. The kind of development that is highly demanded, as well as
the traditional setting (customs and beliefs) influences the kind of land use designed
for the area. The interest of the public is also highly recognised and that can alter the

use to which land is put.

The control and management of land has been problematic in urban centers in
developing countries particularly in sub-Sahara Africa (Getis et al. 2006; Kombe and
Kreibich, 1997). The existing systems of land tenure which shape the urban land
market have far-reaching implications for urban planning. As Gareth (1991), Olima
(1993), Kivell (1993) have suggested, whoever controls landholdings controls the

land market and determines the nature of urban planning.

Lands in Africa are predominantly owned and managed by traditional authorities,
chiefs, clan heads and families (Arko-Adjei, 2005; LAP, 2007; Kasanga et al. 1996;
Ubink 2008). The land ownership systems in Ghana are state lands, vested lands and

customary lands. The customary sector holds about 80 percent of all land whereas the



state and vested lands consist of about 20 percent with varying tenure and
management systems (Arko-Adjei, 2005). These different systems complicate the
physical development processes and outcomes. Customarily land is viewed as a
resource that belongs to, and connects the living, the dead and the unborn (Dadson,
2006). It is seen as a property that has to be preserved and efficiently used so that it
can be passed on from one generation to the other. However, in the contemporary era,
economic considerations have generally displaced these cultural perspectives. While
traditional authorities manage the lands, the actual utilisation of the land is determined

by official land management institutions.

Customary authorities are responsible for the allocation, administration and
management of a large percentage of the area of the country. Traditional authorities
maintain a strong position with regard to land. They play a prominent role in land
delivery, land development and its management. Under the traditional system chiefs,
sub-chiefs and other agents of the traditional authorities are responsible for the
allocation and management of the stool/skin lands. Chiefs and family heads that hold
the land in trust for the people possess strong traditional, political and economic
authority but do not match up to the skills needed for land allocation and its
management. Wehrmann (2008) states that, competition between developers’ results
in the double sale of land by land owners and change of use without conformity to

plans.

These systems influence the urban land market and therefore shape the spatial
distribution of land development and urban economic activities in a largely unplanned
manner with implications for development. The Local Government Act, 1993 (Act
462) vests the responsibility to control land development in human settlements in the
‘hands’ to the Metropolitan, Municipal and District Assemblies (MMDA’s). This role
is performed by the Physical Planning Department (PPD) and Works Departments.
There is therefore an apparent tension created between the traditional authorities and
the official land managers. In Ghana, land administration is beleaguered by a
countless problems including general ‘indiscipline’ in the land market, which have led
to encroachments on public spaces and multiple land sales (Arko-Adjei, 2005; LAP,
2007; Ubink, 2008). These problems have contributed to conflicts and litigations
between land developers and among traditional authorities. Some strategies put in
place by Government, such as capacity building and training in Geographic



Information System (GIS) of land sector staff, participatory planning (bottom-up
approach to planning), and the Land Administration Project (LAP) have led to an
improvement in the land sector. However, these solutions have mainly focused on
enhancing the capacity of land related institutions. There is still a growing outcry for
better land delivery and management systems to ensure coordinated spatial
development. This research therefore explores the weaknesses and tensions associated
with the official and traditional land administrative systems in the Sekondi-Takoradi
Metropolis.

1.2 Problem Statement

In spite of efforts by the state agencies to plan and manage urban lands, there is a
recurrent problem of coordination and harmonisation between customary land holders
and planning institutions in Ghana. Some customary landholders’ allocate lands for
purposes which are different from the uses for those outlined in sector layouts. There
is, therefore, no guarantee that the content of a planning scheme can be realised in
practice. To the customary land holder, an approved plan is only a proposal by the
district and not definitive (Larbi 1996; Kasanga et al. 1996; Ubink 2008). Even
though in theory, lands are to be allocated with reference to the approved layout
prepared by PPD, in practice the allocation of most land is done without reference to
planning schemes. As a result development does not occur in line with the planning
schemes. For example, 45 percent of the structures in cities do not meet planning
standards (UN-Habitat, 2009), and only 44 percent of dwelling units in Ghana are fit
to be called ‘houses’ (Ghana Statistical Service, 2000). Situations of multiple sale of
land have led to several land-related cases in the law courts. In 2001, the Ghanaian
courts had to deal with 60,000 land related cases (Kasanga, 2003).

Sekondi—Takoradi is one of Ghana’s fastest growing cities in terms of population and
spatial expansion. The discovery of oil and gas offshore to the west of Cape Three
Points in 2007 and its commercial production in 2010 have fuelled this growth. There
is a high demand for residential and commercial land. As a result, the management of

land has become crucial in the Sekondi-Takoradi Metropolis (STM).

A study by King (2010) prior to commercial production of oil indicated that, land
speculation has been the order of the day. There has been the sale of large tracts of

lands to oil related companies such as Cirrus Energy and Bulk Oil Storage



Transportation (BOST). The commercial production of oil and the on-shore activities
of the companies have led to modification of existing schemes to accommodate the
current land use demands. The demand is created by an influx of people from
different professions particularly the expatriate petroleum industry personnel (King,
2010). In addition, some Ghanaian oil workers with experience in the Niger Delta,
Angola and even the US are moving back to the twin city as well (King, 2010).
Ghanaian skilled and unskilled workers from rural and urban areas are moving into
the metropolis hoping to find better jobs (King, 2010). Apart from the oil companies,
there are also ancillary businesses such as banks, insurance company and
supermarkets within the Central Business District (CBD) of STM which are springing
up along major road corridors. Preliminary field studies have indicated that there are
elements of uncoordinated land development, insecurity with land ownership within

the Assembly.

Owing to the economic value of land, the traditional authorities are not only the
custodian of land but have also taken on the role of allocating lands disregarding
approve schemes. According to the LAP (2007), the traditional authorities lacks the
skill to enable them efficiently administer and manage their lands. This had led to the
situation where sector layouts are grossly violated by developers, hence affecting the

beauty of the city in terms of the pattern of distribution of land use.

The hypothesis of this research was that, the weaknesses and tensions associated with
the traditional land management institutions have contributed to the informal land
transactions and uncoordinated physical development with negative implications. As a
result, the official development control mechanisms are applied with a limited degree
of success in the STM. These issues have prompted the investigation into the land

administration systems in the metropolis.

1.3 Research Objectives

This research aims at identifying uncoordinated physical development that have
occurred in the metropolis in order to strengthen the key institutions and promote
coordinated urban land use for environmental sustainability. The study examined the

following specific objectives:



To examine the processes involved in land acquisition in STM;

To assess the roles and challenges of traditional and official land institutions in
STM;

To identify emerging effects of land administration outcomes on physical
development in STM; and

To recommend strategies to promote harmonious land use development in
STM

1.4 Research Questions

In pursuance of the research objectives, the following questions were formulated

1.

What are the processes involved in land acquisition in STM?

2. What are the roles and challenges of land sector institutions in STM?
3.
4. What strategies could promote coordinated and orderly physical development?

What are the effects of land administration systems on physical development?

1.5 Scope of the Research

The research focused on Sekondi-Takoradi Metropolis (also known as the Twin City

and the “Oil City”) which is located in Western Region of Ghana. Sekondi-Takoradi

is one of the six (6) metropolitan areas in Ghana. It consists of 44 communities (see

Figure 1.1). These communities fall under different land ownership patterns. In terms

of context, this research analyzes how the components of land administration systems

(specifically land ownership process, land acquisition and development procedures)

influence physical development outcomes (in terms of residential and commercial

development) in the metropolis. Figure 1.1 shows the classification of the various

communities in STM. These categorization was made by LC using factors like

available infrastructure and housing conditions.
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Figure 1.1: STM Showing the various communities and study areas
Source: STM, 2010-2013

1.6 Justification for the Research

The development of our nation lies on how land is used and how spatial development
is carried out. Several research work has been carried out on land use, land ownership,
land acquisition and land management in Ghana (Dadson, 2006; Kasanga and Kotey,
2001; Ubink, 2004 & 2008; Wehrmann, 2002 & 2008). There is paucity of research
on the link between land alienation and physical development in Ghana. Like Accra
and Kumasi, the STM is experiencing due high demand for land which has led to land
conflict. However, the case of the STM is different because the forces driving the
growth are largely from the newly found oil industry. Research carried out on STM
focused on the social and economic dimensions of land administration at the expense
of the spatial implication. For instance King (2010) focused on alternative livelihoods
of oil and gas communities in Ghana but ignored the spatial dimension of
development. Despite the accelerated growth rates, there is a dearth of research on
land administration in STM which potentially means that the haphazard spatial
planning that has occurred in Kumasi and Accra could be repeated here.



This research compliments the efforts of Land Administration Project (LAP) by
providing additional information on the land acquisition processes in the different
ownership patterns as well as unearthing the factors have influenced the physical
development of the metropolis. This study therefore contributes a new understanding
of land allocation and land use development which should be relevant to public
institutions real estate development agencies) and individual homebuilders. Cities that
are experiencing such challenges would learn from the experiences of STM and

proactive measures to minimize the conflicts in land use planning.

1.7 Organisation of the Report

This report contains the outcome of a research conducted and has been divided into
five sections. The first chapter provides the background information on land use
planning and urban land use market in general and STM in particular. It outlines the
issues in the STM and outlines the aim and objectives of the research. In chapter two,
the existing literature and theories underpinning the study is reviewed to provide in-
depth understanding for the research. A detailed account of the methodology used in
carrying out the research has been outlined in Chapter 3 for easy replication
elsewhere. Chapter four outlines the basic information on STM as a prelude for the
data collection and analyses. The primary data collected was analysed in chapters four
and five. Chapter six presents summary of the key findings, recommendations and

conclusions of the research.



CHAPTER TWO

A THEORETICAL EXPOSITION ON LAND ADMINISTRATION SYSTEMS
AND SPATIAL DEVELOPMENT

2.1 Introduction

Land is a natural resource on which all activities occur; devoid of it life on earth
cannot be sustained. Land defies a single definition and as such, it is based on
different perspectives and orientation. Land fulfils many physical, ecological and
legal functions in an integrated manner. From a physical perspective, it facilitates
movement and spatial interaction for production and productivity. It is the source of
human needs in terms of food and clothing and shelter. From an environmental point
of view, it plays an essential role in the breeding and existence of living species. On
the side of the economists, land may be seen as the underpinning component on which
wealth is built. In legal terms, it is a conceptual set of property rights, while from a
social and cultural standpoint; it is the source of peoples’ spiritual sustenance. In the
mindset of most people, land simply means life. The utilization of land may have
positive or negative effect on human being and welfare. This shows that trustees of
land (chief, individual, family head or state) and policy makers regulate these
competing activities to promote harmonious spatial distribution of land and thereby

promoting human welfare.

This chapter provides analyses of the forces shaping land allocation and land use in
the Sekondi-Takoradi Metropolis (STM). It reviews the theoretical understanding of
the land market and urban spatial structure theories and ends with reviews on land
administration on selected international and local cases. The chapter concludes with a

conceptual framework which illustrates the interactions among variables of the study.

2.2 The links between land and development

All the various perceptions of land suggest that land is elemental. It is where life
begins and ends (Gray and Kevane 2001). It also forms the basic consideration for
human and spatial planning. The concept of land in most countries can be categorised
into three dimensions, namely; socio-religious, economic and political (Dadson,

2006). Although these aspects are interconnected, they sometimes appear to be



conflicting during land policy formulation. For instance, indigenes may wish to
conserve a land because of certain customs and values while the government may
want to put it to a use that will result to optimum benefit in a sustainable way. Land in
the social context is seen as a function that involves social relationship that are
interlaced with subject matters such as kingship, the family system and the entire field
of human relationships. Land is often referred to as “real property” which is fixed and
immovable, as distinct from personal property (goods and chattels) which is not fixed

and can be moved.

To the classical economist, land is defined as “being all the free gifts of nature (soil,
water bodies, the forest and minerals) which yield an income” (Balchin and Kieve,
1995:3). This suggests that if the physical land is unable to yield income, it cannot be
regarded as land. The focus of the economist’s view of land is linked to its ability to

yield income.

Land constitute one-third of the earth’s total surface. However, parts of it are
mountainous and desert and as such do not support human habitation (Bradshaw et al.
2004:25). The world’s population has been increasing and the world is gradually
becoming urbanised. Development takes several dimensions. Whatever aspect it is
looked at, development simply means using the resources which are obtained from the
environment to improve the lives of people (Cunningham and Cunningham,
2002:313). Spatial development includes all development that take place in space
which may include buildings, utility lines and cables, transportation networks,
farmlands, nature reserves. Spatial development occurs in the environment (space). In
modern times, land is acquired and used for a number of developmental purposes,
which include agriculture, housing and recreation. If the use to which land is put is
unplanned, uncoordinated and poorly managed, the human life is affected because
spatial development will be impaired. This calls for the effective planning and
management of land. Effective spatial planning is needed to ensure judicious use of

land in the face of increasing human population.

Land use planning has been explained as a means “to decide on the best present and
future use of each parcel of land in an area” (Miller, 1996:265). Land use planning
encompasses the efficient distribution of activities (environmental, economic, social

and cultural land use) in space in order to achieve sustainable development. Physical
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development must be guided by plans. Whenever physical development violates the
plan of an area, then development occurs in an uncoordinated and haphazard manner.
There is therefore the need to ensure that spatial development of structures conforms
to the plan layout of towns. It is only when this is realized that the environment
becomes conducive for present use and generations yet to come. For development to
occur, there are systems that controls land delivery and the use to which land is put.
Land use controls including (zoning, building regulations, permitting) are utilized to
mediate the land market to ensure that spatial distribution of activities and population
conforms to the overall spatial development frameworks. Despite its rigidity, zoning
regulations allows for compatible land uses to be developed while prohibiting non-
conforming land uses. Building regulations ensure conformity in terms of land use
patterns. From the ongoing, land use development occurs as a result of interacting
forces including the demand and supply of land, ownership patterns, population and

the strength of administrative forces that implement development control mechanism.

2.3 The Spatial Structure of Urban Areas

Various models that seek to conceptualise how humans utilize urban space have
emerged over the years. These models mostly focus on how transportation networks
facilitate spatial interactions and therefore influences land values in urban areas.
However, other variables such as topographical conditions, cultural and historical
values, land holding patterns, government interventions and planning regulations may
interact to distort this gradual decrease in land values from the city center to the urban

fringe.

The relationship between accessibility and land values was first set out in Heinrich
von Thunen’s theory of rural land use. The theory has been criticised since it assumed
improbable situations such as production taking place around a secluded market and
soil being of a stable fertility. However, it generated a link between distance and cost
which has in recent times served as the basis for urban location theory which does not
only explain the pattern of land use, but indicates a solution to the question ‘what is
the most rational use of land’. It recommends ways in which the current land use
models can be improved. It seldom happens that an activity’s location is determined
by a single locational condition. A mixture of interacting factors usually influences
each locational decision. Factor inputs maybe equally important in determining
location. High levels of accessibility within the Central Business District (CBD) are
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reflected in low transport cost, thus attracting the greatest demand for sites, especially
for commercial users. Conversely, low overall accessibility and high transport cost
within the suburban areas and the rural-urban fringe will attract a much lower level of

demand, especially from commercial users (Balchin et al, 2000)

Unlike the central place theory, which was concerned with the distribution of products
from urban centres to its hinterlands, the Dependency theory maintains that cities
growth occurs parasitically by exploiting and holding back their surrounding region.
Urban growth alters not only the pattern of land use and land values, but also the
intensity of site use. As the supply of land in an urban area is fixed in the short term, it
creates scarcity. Only in the medium and long term will business and residential

development extend the city outwards.

Irrespective of the location and size of an area, a logical sequence of land use evolves
and to the business users of land, an activity’s location is influenced by the desire to
maximise profit. However, in the case of residential users of land and other non-
business users, accessibility to utility is a critical component during the decision
making process. Land use in an urban area is determined by competing activities, thus
the demand and supply phenomenon. The demand looks at the needed parcels of land
at a given price whereas the supply side explains the available property at those
prices. The greater the profit to be derived from using a site for a particular purpose,
the higher the rent or price the prospective developer is willing to pay (Balchin et al,
2000)

The theory on Bid rent curve explains that land values (which are influenced by the
cost of transportation) are the determinants of land use patterns. General accessibility
refers to nearness to transport facilities, labour, customers, and service facilities such
as banks. Another kind of accessibility (access to skilled labour, common ideas) exists
when complementary uses are in close proximity to each other (Balchin et al, 2000). .
The importance of accessibility to residential land is illustrated when the utility of
particular site depends upon monetary factors such as schools, shops, public and
private open spaces, and travelling cost to, work and upon non-monetary
considerations such as peace and quiet, fresh air, and compatible neighbours. The
greater the accessibility, and the higher the value of land in question (Balchin et al,

2000). Thus the nature of accessibility creates a path of urban land use which will be
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concomitant with the pattern of land values. Again, there exist a connection between
accessibility, land uses and values, and the intensity of utilisation (Balchin et al,
2000). As demand is greatest for those sites with the highest degree of accessibility, it
is more feasible to develop those sites intensively. The Bid-rent theory gives a clear
understanding to the dynamics of the growth of urban areas (Balchin et al, 2000).
Figure 2.1 displays the different category of land users and their capacity to have
access to the CBD.

Rent

™ X-X: Rent that
COmMmerce is

- willing to pay
Y-Y: Rent that

- industry is

willing to pay

Z-Z: Rent that
residential areas
are willing to pay

Koo tron
ta from centre

1: CBD with commerce and offices
2: Industry
3: Residential with highest density nearest centre

Figure 2.1: A figure showing Bid-Rent curve

Source: www.cronodon.com/Planet Tech/Earth-cities html accessed 23/01/2014

From Figure 2.1, it can be seen from line XX that commercial land users are
interested in areas closer to the CBD and as such are willing to pay the highest rent to
get the desired area. The CDB is an area of interest to such category of land users
because it serves as the hub for major activities where most of the population are
easily accessible. Industrial users on the other hand (YY) prefer zones around the
CBD. Such areas also have benefits like market, and good transportation networks.
There exist more lands to accommodate factories in such zones making it attractive to
the industrial users. Moving further away from the CBD, land becomes less attractive
to commercial and industrial users, although land becomes cheaper. This creates a
room for residential developers to purchase land. This explains why inner city areas
are very densely populated (terraces, flats and high rises), whilst the suburbs and rural

areas are sparsely populated (semi and detached houses with gardens).
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Ecological theories influenced by ecology studies the relationship between living
organisms and their physical environment. Park and Burgess (1925) suggested that
human beings compete for scarce resources to meet their different economic and
social needs. The boundaries within such environments are continually changing-
largely as outcome of demographic and economic forces of attraction; forces of
spatial differentiation; and by means of the economically and politically-strong
acquiring land at the expense of the weak. From this basic premise, a number of
ecological theories of urban land use emerged throughout the 20" century-most
notably the concentric zone, sector and multiple nuclei theories of respectively

Burgess, Hoyt, and Harris and Ullman.

Burgess developed the Concentric Zone Theory, which states that “cities have the
propensity to develop from the centre to form a series of concentric sectors”. The
growth comes about as a product of centripetal forces from an original core and as
expansion occurs, each inner zone tends to widen its area by overrunning the next
outer zone. This sequence is known as invasion-succession. The speed of this
occurrence depends on the rate of the city’s economic growth and population
increase. Burgess explains urban growth to mean the process of development and
reconversion of land uses, with a possibility of each inner zone to develop into the
outer zone. This theory states that the concentric circles are based on the amount that
people will pay for the land. This worth placed on land is influenced by the profits
that are accessible from undertaking a business on that land. The centre of the town
(which is very profitable for commercial activities) attracts the highest number of
customers. Developers in the manufacturing sector are only interested in accessibility

for workers and goods and as a result will pay slightly less for the land.

This theory was based on certain assumptions such as; cultural and social
homogeneity, economy based on commerce and industry, private ownership of
property and economic competition for space, easy rapid and cheap transportation in
every direction, the city centre is the main centre for employment. The axial model
incorporates transportation networks (not directly referred to in the concentric zones
theory) which appear to be an improvement of the Burgess model. However,
considering the fact that each sector may indeed accommodate a mosaic of activities,
these concepts have been criticized by many present-day urban geographers. First, the
model focuses on USA and does not fit into other countries (especially those
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developed under different historical context). Even with USA that seems to be perfect
for the model, because of advancement in transportation and information technology,

cities are no longer organised with clear zones.

The Sector model (Homer Hoyt, 1939) emphasizes the influences of transport
networks. It is a modification of the concentric zone model of city development. The
application of the sector model allows for an outward progression of growth. It agrees
to the existence of a CBD and in addition suggests that zones enlarge from the city
centre along railroads, highways, and other transportation arteries. Chicago for
instance experience the higher class residential cluster developing along the Lake
Michigan shoreline north of the CBD, while industry sector grew southward in sectors
that followed railroad lines. The model focused on aerial pattern of shifts in
residential location. It was argued that the diverse income groups in a city tend to live
in sectors of a circle around a city centre. Hoyt argued that the location and extension
of high quality zones tend to proceed along the fastest existing transportation lines
and towards another existing nucleus of trading centres. The competition for the
centre increases rent thereby making it affordable only to the business outfits and the
growth along any particular transport route consists of land use of similar

characteristics.

The Multiple nuclei (Harris and Ullman, 1945) introduce the element of sub business
districts. The emergence of polycentric urban landscapes often reflecting suburban
business districts provide alternative centers to stimulate more activity and population
dispersal from the urban core. The model notes that while a city may have started with
a CBD, similar industries with common land use and financial requirements are
established near each other. These groupings influence their immediate
neighbourhood. Hotels and restaurants spring up around airports, for example. Harris
and Ullman contended that cities often develop around several distinct nuclei rather
than one centre of origin. The number and kinds of nuclei mark a city's growth. These
other centres may be district centres established in an earlier urbanisation phase. The

major flaw of this theory is the clarification of the characteristic of the nuclei.

Empirical evidence in most cities of the world has confirmed that none of the theories
of urban structure can singly serve as a tool in understanding contemporary urban

land use development and structure. Each city has unique history, structure and
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processes of changed pattern. The theories nonetheless provide useful starting point in

the search for the understanding of urban land use in developing countries.

2.4 Urban land market

Land use rights and restrictions are aspects of the land market and thus are vital in the
determination of property values. The ownership of land varies and it can either be
owned by the government or communally owned by families or clans. The planning
of the use to which a land is put has significant impact on the land market. This is
because the use of a land influences the value of the land. Physical improvements to
buildings cause small changes to the market price as compared to situation where an

approved land use is changed.

The demand for urban land is mostly for commercial, industrial and residential
purposes. According to Farvacque and McAuslan (1991:1), this demand is affected by
the income of the household, the ability to save, and the availability and accessibility
to credit. The supply is however influenced by the spatial distribution of
infrastructure, the nature of topography, willingness of landowners to release land and
government restrictions on the use of land (for example, zoning). Urban land market
has to be efficient and effective in order to serve citizens. Urban land market which
does not run efficiently and effectively adversely affects the development of an
economy (Zevenbergen et.al, 2007 as cited in Koroso, 2011). The land market is not
homogenous, so are the land actors. These stakeholder exhibit different characteristics
and may have conflicting agendas. A well functioning land market should have ease
of entry and ease of performing transactions. A market can function as expected when
there exist adequate land information, secure tenure arrangements, and an appropriate

registration mechanism.

Land markets in developing countries operate almost totally outside the jurisdiction of
the public authority. This is because, a dual system (traditional and state) of access to
land exists and the official system controls very limited amount of lands (Mabogunje,
1990). Ensuring that urban land markets are managed efficiently to serve the
economic and social needs of urban residents is one of the pressing issues in Third
World cities (UNCHS, 1999). The link between residents and land is usually

complex, and varies between societies depending on their history, culture and legal
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system (Daley, 1997). The ongoing system for land allocation in African cities are

characterised by the interplay of different medium of supply.

Private and state lands are the most prevailing in land transactions in Botswana as
compared to tribal lands (Sietchiping, 2004). With regards to private freehold land
rights, there exist a formal market which allows for the land supply through medium
such as sales, leases, assignments, and mortgages. Tribal land is generally available
for allocation by Land Boards, but quality land is scarce and efforts to systematically

record land information have been slow (Sietchiping, 2004).

There has been the policy (inherited from the colonial era) in Tanzania that a land has
no value until developed (Kironde, 2000). This policy was included in the
compensation law which limited the value of land when acquired by the government.
Until 1947, public auction was a medium through which rent on land allocated to non-
natives was determined (Kombe, 1995). Outside land allocated through public
auctions, or through premium tendering, the rest of the land was allocated at much
below its market value. Currently, the determination of land rent is theoretically based

on the economic value of land.

In recent times, the land market of many African cities are characterised by a
combination of two or more land supply structures (indigenous tenure, illegal modes
and capitalist markets) with bureaucratic allocation procedures. Land dealings are
increasingly taking place on an individual basis, mainly in urban centres where land is
usually held in leaseholds of between 50 and 99 years. Subsequently, development
occurs before planning and laws are more often broken than observed (Mabogunje,
1990).

Many African nations are now in the process of decentralising their administrative
structures including their departments responsible for land management. Arguments
in favour of maintaining communal tenure to arguments against as to how best to
manage African land markets have emerged. The argument for the maintenance and
improvement of the customary land tenure system is based on the belief that it is
better to make incremental improvements to the existing systems of land supply rather
than to introduce radical changes (Simon, 1992). Having looked at the different

perceptions of land, the concept of spatial planning and urban land market, the next
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section considers the concept land administration, land tenure systems in general and

with reference from some countries.

2.5 Land Administration

In some literature land administration is related to land management. Land
administration and land management differ in context and in meaning though there is
a thin line between the two. As such, the two terms are often used interchangeably in
most articles, journals and books (Odame-Larbi, 2006:1). According to Alden-Wily
(2003:1), the two functions overlap and are frequently performed by the same
institution. Alden-Wily gave a general definition of the term as “land management
refers to land use regulations such as associated with zoning, placing a ceiling upon
the size of holding, conditions and environmental protection measure” (Alden-Wily,
2003:1). It is clear that land management deals with the day to day running of land
use that must ensure its sustainability. Young (1998:179) identified sustainability as
the ‘fundamental principle in land management’. In summary, land management aims
at ensuring the careful use of the land resources for both present and future

generations.

Land administration is concerned with three principal and interdependent
commodities - the ownership, value and use of the land - within the overall context of
land resource management (UNECE, 2005). Zaney (2007) defined Land
Administration as “the building of infrastructure of tenures, rights, registration,
planning and valuation to support the operation of the land market”. The term was
also defined and distinguished from land management by Alden-Wily (2003:1) as,
“land administration covers institutions and processes associated with land rights,
regulation and among which the recording of rights is prominent”. Aryeetey et al.
(2007:21) also defined the concept as “land administration refers to the processes of
determination, recording and dissemination of information about the ownership, use,
and value of land”. It can be deduced from the above definitions that, land
administration involves the coordination and running of the various facets (planning,
utilization, development) of the land resource in order to ensure proper spatial
development. Land management is performed under the institutional framework
established by the administration of land. Good land management leads to a better
land administration outcome and as such should be treated as a means to an end, not

an end in itself.
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The way in which rights in land are held is called ‘tenure’ (UNECE, 2005). Rights to
land include rights of ownership and right of use. In some countries the absolute
owner of all land is the State whereas others have the customary tenure in practice.
Development outcomes are largely influenced by the type of tenure system in place
which is diverse and complex in nature. These systems can be formal or informal;
statutory or customary; legally recognized or not legally recognized; permanent or
temporary; of private ownership or of common property; primary or secondary
(IFAD, 2008). Countries in sub-Saharan Africa and Asia are usually practicing the
dual system; that is statutory and customary rights, which is often the source of land
related conflicts. Socialist countries Eastern Europe and Asia have been challenged in
relation to giving out land to private individuals and setting up frameworks to ensure
effective administration of land (IFAD, 2008).

European colonies had authority over land through “agreements”, conquests and
appropriation. Prior to colonialism, land was generally held under customary land
tenure (whether a family, a lineage or a clan) (Payne, 2001). The right to use the land
was however in the hands of the political people. The dual system emerged as a result
of the colonial powers refusing to allow the operation of a free market economy in
African cities. Over the years, rural-urban migration has also become a contributing
factor to the emerging issues relating to land tenure systems (Payne, 2001). There
was an extension of the authority of the state over lands to include the ultimate control
of land and the right to compulsory acquire a land for developmental project for state
benefits. This called for the establishment of state agencies in Africa during the 1960s

and 1970s to oversee the processes on land documentations (Amanor, 2004).

In Ethiopia for instance, land supply systems has undergone various land tenure
structures as a result of the existence of various political transitions. Notable examples
include the free hold land tenure system (pre-1975), public controlled permit system
(1975-1992) and public lease hold system (1993 up to date) (Gondo, 2011). In
Ethiopia and other developing countries, land holding systems tagged customary and
informal are in existence. South Africa also operates within two land delivery
systems. Gondo (2011) argues that both land alienation system (whether state or
private) have not being able to address the needs of urban population in relation to
land supply. The land ownership in Nigeria is a combination of individual ownership,

family ownerships, communal ownerships and government ownerships, in practical
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terms there is a thin line between these types of land ownerships. Though the existing
land use decree of 1978 vested all urban land into the custodian of the state governors,
in reality private ownerships and transference are still the norms. Botswana’s land
(582,000 km?) is divided into three categories viz; Tribal Land (71 percent), State
Land (23-25 percent) and Freehold Land (4-6 percent) (Country Report-Republic of
Botswana, 2011). These categories were inherited at independence from the British
rule in 1966 except that they were then called Native Land, Crown Land and Freehold
Land respectively. Most of the people were and still are residents on Tribal Land.
Tanzania is a relatively large country (9,500,000 km?) and regardless of the
implementation of a market economy since the mid-1980s, the state remains the
custodian of lands with individuals having only usufruct rights. The Land Act of 1999
(Sections 19-23), recognises the existence of three land tenure regimes, namely: the
statutory or granted rights of occupancy, the customary right and other informal rights
(Kombe and Kreibich, 1997).

According to Kasanga et al (1996), customary land tenure is seen to be a democratic
and an unrestricted system that has inO-built checks to regulate the abuse of powers,
whereas state land institutions regularly function in favour of a select minority and are
discriminatory, indifferent and excessively bureaucratic (Kasanga et al.,1996).
Acquaye et al. (1989) claims that by making the processes (land acquisition and its
documentation) of the indigenous tenure system simply, the act can be the starting
point of an efficient land administration system. The next session considers the

different tenure systems and how it differs from one country to another.

2.5.1 State/ Formal land administration systems

Land in China was treated as means of production and was allocated administratively
by the state free of charge during the socialist era. The country had an objective to
maintain their socialist principle of public ownership and accommodate the interests
of foreign investors too. In order to achieve this objective, the Chinese state, since
1980 separated land use right from land ownership. The land reforms also led to
increase demand for land and that resulted in massive land development (rate of
conversion of agricultural land to non-agricultural use was two and one-half times
faster than previously) (Wong and Zhao 1999; Guo 2001). Land, which is an
immobile factor of production, is still under the authority of the state. Much of the
land for urban development has in fact been obtained from the rural areas. In a case
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study in Guangdong Province, for example, Wong and Zhao (1999) acknowledged
that officials in the public sector took hold of rural lands at cheap prices and in an
unofficial manner. A case was recorded in the North eastern part of Yunnan where
farmers whose lands were taken. These lands were then used for activities in urban
centres which were of high values and generated high returns. Another case study of
land expropriation in the rural area of northeast Yunnan revealed that farmers were
poorly compensated when their land was taken away for urban development and that
the bulk (60 to 70 percent) of profits from land sale was taken by the township and
county governments (Guo, 2001). In dealing with land management, the state makes
several distinctions about land according to its location, ownership, and use. “Land in
rural and suburban areas, except for that stipulated by laws as being owned by the
state, is collectively owned by rural residents” (China 1998, Article 8; China 2004,
Article 10 as cited in Lin and Ho, 2005).

The state abolished the previous land system under which rural land had been owned
by landlords. In November 1950, the State Council disseminated “the Regulations on
the Reforms of Suburban Land” under which the state confiscated all suburban land
owned by landlords and expropriated the suburban land owned by urban industrial
and commercial entrepreneurs. The confiscated and expropriated suburban land, now
owned by the state, was then allocated to peasants for agricultural pursuits. In return,
peasants had to pay an agricultural tax to the state, and the state-owned land was not
allowed for lease or for sale (Lin and Ho, 2005).

In Tanzania, lands are released under leasehold agreement by the government and
such lands are to be occupied up to a maximum of 99 year under the statutory system.
In such situation, the right to own land is solely for the state and this give the sate the
right to take back the land when the lease period is up or when conditions attached to
the release of the land is not met by the developer. The President is also empowered
by laws (the Land Act of 1999, the Land Acquisition Act of 1967 and the Urban
Planning Act of 2007) to acquire land for public interest but the compensation
acquisition law states that compensation (equivalent to the market value of the land)
has to be paid promptly to the person whose land is expropriated (Kombe and
Kreibich, 1997). Compensation is provided as a necessary instrument to limit the
property rights of the state, especially the abuse of compulsory acquisition powers
(Blume et al, 1984 cited in Ndjovu, 2003). Apart from the primary functions
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performed by the central and local government authorities (LGAS), they also regulate
land development and management. The Local Government Act (No 7 of 1982,
section 59 (e)) gives LGAs powers to identify planning areas, prepare planning
schemes (general and detailed) and enforce development control strategies (Kombe,
1995: 41).

State lands in Botswana include national parks, research stations, roads, military
purposes, large dams, game reserves, wildlife and forest reserves. According to the
country’s report in 2011, state land is administered under State Land Act (1966)
which empowers the President of Botswana to make and execute grants of any state
land or of any interest therein. The President has however delegated these powers to
the minister responsible for land matters. State land, most importantly urban land, is
administered according to the State Land Act by central government and local
government councils. State lands can be accessed through the issuance of a lease from
the state. The lease is given out after the payment of fixed period state grant (FPSG),
which has to be paid fully up front (Republic of Botswana, 2011). FPSGs are
transferable in the open market if the conditions for development are complied with.
In urban areas, state land is allocated to citizens for residential purposes, as 99-years
FPSGs which are registered in the Deeds Registry. For business or industrial purposes
grants are for 50 years. In low-income housing areas, land used to be allocated to
eligible households in terms of a certificate of rights (COR), but this form of tenure on
state land has been discontinued in favour of the FPSG. The Department of Lands is
responsible for overseeing the administration of urban state land and for coordinating
the development and allocation of non- Self Help Housing Agency (SHHA) serviced

land.

In 1994 new Ethiopian constitution was promulgated. Article 40 (3) of the
constitution states that land “is exclusively vested in the state and in the peoples of
Ethiopia” (Gondo, 2011). It further stipulates that ‘land is a common property of the
nations, nationalities and peoples of Ethiopia and shall not be subject to sale or other
means of exchange’. While every Ethiopian citizen has the right to own private
property (Article 40 (1) of the constitution), the constitution does not provide for
private ownership of land. Lease proclamation No 272/2002, is the current active law
regarding land provision, and indicates different ways land can be acquired (Gondo,
2011). While the leaseholder of urban land is free to dispose off part or all of the
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interest by sale or other means of exchange, the lessee of public land is prohibited by
law to sell the land or enter into any contract that binds the land. The policy allows
that the government can retain land needed for public interest and individual holdings
for better development activities by paying compensation to owners for the properties

located on such pieces of land.

2.5.2 Traditional/ customary land administration systems

Customary tenure (tribal land- 49 percent as at independence) is the prevailing land
tenure administration in Botswana. By 1980, the conversion of state land to tribal
land and the purchase and conversion of freehold land in congested areas had caused
tribal land to increase to 69 percent, and state land to fall to 25 percent (Republic of
Botswana, 2011). Today, tribal land comprises 71 percent of the land area. Every
person at the age of 18 is entitled to be allocated land for residential, cultivation and
grazing by virtue of being a citizen. Land rights are inheritable and cannot be sold or
mortgaged. Up to 1970, tribal land was vested in the chiefs of various tribes, to be
held in trust for the members of that tribe (Republic of Botswana, 2011). Land was
allocated by the chiefs’ representatives (the ward head and the sub ward heads) upon
application by the tribesmen. Women were only allowed access to land through their
male relatives (Republic of Botswana, 2011). Land administration under the chiefs
took the form of land allocation with limited traditional land use zoning and record
keeping. Tribal land was the main source of livelihood and was therefore necessary
for such lands be well managed to secure and sustain these livelihoods. The
government decided to put in place structures (laws, institutions and policies) that
would improve the management of customary land. The government enacted the
Tribal Land Act in 1968 (Republic of Botswana, 2011). This law established new
institutions for administering Tribal Land. The act provided for the establishment of
the Land Boards which took over the administration of land from the Chiefs. The
functions of the land boards with respect to land administration have been identified
as land allocation, land registration, land use planning, land use monitoring, land
acquisition and land adjudication (Tembo, et. al, 2001). Botswana has experimented
with customary land tenure reforms since independence in 1966. Key changes have

been spear-headed into customary tenure such as:

e Chiefs were substituted by the lands boards in administration;
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e The replacement of the word ‘tribesmen’ by ‘citizen’ in the Tribal Land Act
which meant nobody could be denied access to land based on tribal affiliation;
and

e The introduction of common law leases in tribal land to facilitate access to
bank loans and mortgages

Botswana has long had customary rules and procedures governing land rights. An
important feature of customary land tenure system was the ‘right of avail’ that was
automatically shared by all people belonging to a particular tribe (Kalabamu, 2000).
This right did not depend on the discretion of the chief. The chief was required to
provide residential, arable and grazing land for all his subjects. A tribesman was
entitled to land without giving anything for it, but he had a duty to protect and
conserve it. Customary law permitted tribesmen to transfer interests in residential land
among themselves. Although the concept of land sales was unknown, there was no
rule forbidding payment for improvements. The free transfer of unimproved land
could be taken for granted. It was received free and was given free. It was not viewed

as a commercial asset (Republic of Botswana, 2011).

In Tanzania, customary rights are held by natives under various traditional customs
and cultural norms which are mainly in rural and some peri-urban areas. Although
Land Ordinance declared all land to public property, it recognised land right of native
communities or customary land holders who had been occupying land in accordance
with native or customary right. According to customary law and traditions land
belongs to the whole community or clan and not to an individual. The chief or clan
head is the custodian of the rights and holds the right on behalf of the respective
communities. Most of the lands which were held under the customary tenure systems
have been privatised. Such lands are therefore held by individuals or families. Family
heads are responsible for the allocation of land to family members or its disposal as

need arises.

2.5.3 Land administration and spatial development in Ghana

Land administration in Ghana has evolved through ambiguous processes (Kasanga,
2006). Before colonization, occupants of stools and skin administered lands (Busia,
1951).With the onset of colonization, attempts were made to streamline process of
land administration. Institutions were established to help in land administration

(Survey Department, Lands Department, Town and Country Planning Department). In
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the mid eighty’s and early ninety’s government established 3 land institutions (Land
Title Registry, Land Valuation Board and Office of the Administrator of Stool Lands).

Eight years (1999-2007) after the adoption and operation of the Ghana Land Policy,
not much has been achieved with respect to the minimization of land problems such
as the indiscriminate sale of land, haphazard development and encroachment of public
and private lands (LAP, 2007). For example, sub-section 4.3 (k) of the Land Policy of
Ghana requires that all buildings/structures or substructures without building permit
should be demolished at the cost of the developer, but this has not been enforced.
Again, sub-section 5.2 (I) that is to collaborate and minimize the adverse effects of the
practices of traditional authorities with respect to the disposal of lands has failed in
implementation. The National Land Policy states clearly to help the various
independent traditional authorities to establish land secretariat to coordinate the
disposal of lands in their traditional areas. As at May 2007, that is a year to the end of
the first phase of the Land Administration Project, only ten (10) autonomous
traditional communities/areas nationwide had Land Secretariats established or
strengthened by LAP, one in each region (LAP, 2007). Moreover, most of the Land
Acts and Decrees in Ghana do not regulate the activities of traditional authorities but
focus on land management and administration (Lands Act, 1962). The Ghana Land
Policy since its enactment in 1999 has also not had the desired impact in the land
market. The problems, which the policy aimed to solve, still exist, making the land
administration system in the country weak and filled with outmoded laws.

Ghana, with the assistance of the World Bank, has established the Land
Administration Project (LAP) charged with the mandate of reforming the land sector
in Ghana. So far LAP in Ghana has recognized the participation of traditional
authorities as essential to sound policy and administration of land. It is hoped that
these land reforms would make land management institutions in Ghana to live up to

expectations in order to bring a new hope and discipline in the land market.

The existing land administration structure in Ghana as shown in Figure 2.2 is headed
by the Lands Commission with its Chairman appointed by the President of the
Republic. A critical assessment of this framework for land administration reveals a
problematic situation. From the structure, there is no unit responsible for spatial

planning and revenue mobilisation. These roles have been left to the District
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Assemblies and the Office of the Administrator of Stool Lands. These two bodies
perform the above functions outside the formal structure as spelt out by the Lands
Commission as shown in Figure 2.2. Also, land owners (traditional authorities) who
allocate lands to developers are not represented in the framework of land
administration. Spatial planning, monitoring of spatial development, revenue
mobilisation and land allocation are critical aspects of land administration and
therefore must of a necessity be an integral part of any model of land administration.
The exclusion of these four (spatial planning, monitoring, revenue mobilization and
land owners) critical aspects of land administration in the framework (Figure 2.2)
means that the head of the Lands Secretariat does not have direct and total command
and control over these functions of land administration and therefore, to a large

extent.
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Figure 2.2: The existing land administration structure in Ghana (Derived from Act 767
of Lands Commission Act, 2008)
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Ghana’s land tenure system is dual in nature (a complex mix of customary and state
systems) (Kasanga, 2002). These systems are differentiated in terms of their
characteristics and form of management (Bentsi- Enchil, 1964, Woodman, 1996;
Agbosu, et al 2007). Customary land tenure is characterized by unwritten laws and
norms that are flexible, negotiable and location-specific (Agbosu, et al 2007, Owusu
and Agyei, 2007). It is usually managed by a traditional ruler, council of elders,

family or lineage heads.

The State land system, on the other hand, usually has codified, written statutes and
regulations. These laws, which outline what is acceptable and provides consequences
for non-compliance, have their roots in the colonial power. Management of such
codified systems is usually in the hands of government bodies having delegated
authority. Land rights are allocated and confirmed through the issue of titles or other
forms of registration of ownership (Agbosu, et al 2007, Owusu and Agyei 2007). The
foundation of Ghana’s land tenure system, have gone through several changes and

reforms over the years (colonial era to date).

In the pre-colonial era (the then Gold Coast), land was held by the indigenes under
local rules and practices (commonly called customary law). The customary tenure
varied from place to place (Agbosu et al, 2007; Owusu and Agyei, 2007). According
to Enchill (1964) and Woodman (1996), three kinds of customary law rights exist
namely, the allodial title (held by the customary law community), “customary law
freehold” or “usufruct” (which can be held by an individual or group of people who
are part of the community holding the allodial title), and various types of tenancies.
The position of every allodial title holder in Ghana is said to be titular (holding the
land in trust for the whole community) (Kasanga and Kotey 2001). At customary law,
the absolute title to land was vested in the traditional authorities (stools, skins,
families and earth priests). Individual subjects of the stools and members of the family
were said to have beneficial interest in these lands. Such benefits depended on

individual’s effort in the exploitation of landed resources.

During the early part of 20th Century, the advent of colonization brought change in
the land tenure system of the Gold Coast. In colonial times, through legislative and
judicial processes, the colonial state established a system of land tenure which

retained some pre-colonial land interests while creating new interests based on
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English land law. With the new law, there was a significant role for the state in land
administration and adjudication of disputes (Agbosu, et al, 2007). During the 20"
century, the Europeans thought the customary law that neglected absolute individual
title couldn’t support the economic development that was emerging (Agbosu et al,
2007). The colonial powers sought to introduce new dimensions to the form of land
ownership, title, rights and responsibilities relating to land and natural resources, and
land management. The colonial government pursued two different land policy
administrations which created a sharp disparity in the land tenure and administration
systems between southern and northern Ghana. In the south, the policy was largely
laisez faire while in the northern territories, the policy led to nationalization of all
lands (Kasanga, 2002; Agbosu et al, 2007).

The post-independence land policy continued within the framework of colonial land
tenure paradigm. The state passed laws that vested large parcels of land which were
under the jurisdiction of customary authorities in the state. The State Lands Act,
1962(Act 125) recognizes the state’s eminent domain by conferring on the state the
power to compulsorily acquire land when it considers it in the public interests so to
do. The Administration of Lands Act, 1962(Act 123) on the other hand, gives the state
power to take over the management and control of any stool or family land. It has
been noted that the passage and implementation of these laws often led to a dual,
unequal and hierarchical system of land tenure (Kasanga and Kotey, 2001). It was not
until 1979 that the Constitution reverted land administration in local authorities. The
1992 Constitution upholds the authority of chiefs and divides land into public (vested
in the President and managed by the Lands Commission) and customary tenures under
chiefs. In fairly recent years, several measures includ