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Executive Summary 
 

Over the years land policies implemented to facilitate land administration have not delivered 

a robust property registration system. These have resulted in title insecurity, high cost of 

registration, encroachment, land disputes, multiple registrations of residential lands, and 

general land market indiscipline. These inefficiencies have stifled business development and 

land-related investments.  

The Land Administration Programme (LAP) was implemented in 2003 to strengthen land 

administration, harmonize customary and statutory laws and minimize disputes associated 

with the land. Nonetheless, digitization of the land administration, institutional synergies, 

effective parcel demarcation, transactional cost, and access to clear information on property 

ownership and security of title remain a constraint in land administration in Ghana. A critical 

analysis and stakeholder engagement was conducted to identify the challenges to property 

registration and solutions to effectively implement the reforms under the Land 

Administration Project.  

The findings suggest that the surest way to creating an efficient and transparent land market 

is through enhanced access to information, decentralized formal property registration 

systems, and building the relevant infrastructure to record and protect land information.  

 

Opening Remarks by Mr. Franklin Cudjoe (President- Imani Centre for Policy and Education) 
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Introduction 
Land form a greater proportion of households asset. Formal land agencies established to 

document the rights and ownership form a greater part of the local economy and tend to 

drive growth. Where the institutions fail to assure landowners continuous security and 

ownership of properties that would be acquired on the land, productive use and 

entrepreneurial activities could be curtailed. Thus, a clear assignment of land rights, 

ownership, and transferability of landforms the basis of sustainable land management. A 

careful perusal of Ghana’s land sector reveals lapses in the area of institutional effectiveness, 

registering customary land, and digitization of land records. 

Imani Centre for Policy and Education with support from ATLAS Network convened a multi-

stakeholder engagement on September 16, 2020, at the Coconut Groove Hotel, Accra. A 

report and video documentary that captures the challenges of property registration in Ghana 

was premiered to raise awareness about the drawbacks in Ghana’s property registration 

process and overall land management challenges. A panel discussion with representatives 

from all the stakeholder groups was undertaking to extensively discuss the mechanisms to 

address property registration in Ghana. Representatives from diverse stakeholder groups; 

the Lands Commission, Traditional landowners, business community (Real estate), Ghana 

Institute of Surveyors, Residential and Private landowners, Experts, Members from the 

Diplomatic Missions, Civil Society Organization, Mortgage and Financial institutions, Media, 

and citizens with interest in land-related issues.  

 

A Cross-Section of Participants                                                          



 

 

5 

 

 

 

Nii Otuboa III – Pantang Mantse (Traditional Land Owner and his entourage) 

 

Objectives of the Workshop 
 

The workshop among other things sought to; 

1. Launch a report on the challenges of property registration in Ghana. 

2. Premier a video documentary raising awareness about the challenges to property 

registration and mechanisms to address the drawbacks.  

3. Stakeholder engagement to discuss possible reforms to property registration and overall 

land management in Ghana.  

4. A panel discussion to draw lessons from the experiences of experts and stakeholder groups 

about the challenges of registering property in Ghana.  
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Mr. Selorm Branttie, Vice President – Moderator 

 

Highlights of the Presentation 
 

The presentation highlighted the major findings of the full report. The presentation 

started with a historical assessment of land administration, specifically property 

registration, from pre-colonial to the present. It captured the reforms, lessons, and pitfalls 

and how they have culminated in the present land management system. Using a fishbone 

analysis framework, the presentation revealed the main challenges of property 

registration and the sources of each of the main challenges. Key issues raised in the 

presentation were inefficiencies in the formal land sector agencies, digitization of land 

management system, and client experiences with the existing land sector agencies. The 

presentation also emphasized the various mechanisms for addressing the prevailing land 

sector challenges such as decentralization, land sector infrastructural development, 

logistics, and financial support, and the need to strengthen institutional capacity. The 

presentation concluded on the note that, despite the gains recorded over time, it is 

glaring that the existing land management system and infrastructure are not fit for 

purpose and cannot deliver a robust land administration system. The current land 

management system and its attendant challenges, if unresolved, pose a potential danger 

to the productive use of land, revenue generation, entrepreneurial development, and 

sustainable land management in Ghana. A video documentary raising awareness of the 

challenges of property registration in Ghana was officially premiered.  
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Presentation by Dennis Asare, Internal Consultant- IMANI Centre for Policy and Education 
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Key Issues during the Panel Discussion 
A six-member panel was constituted to lead the conversations on the overall architecture 

of land management, the source of challenges, mechanisms to consolidate the gains from 

the Land Administration Project, and the critical reforms to resolving the challenges of 

property registration. The panel members were representatives from the Lands 

Commission, Real Estate Developers, private legal practitioners, land information system 

experts, and an independent consultant (academia). Please see the profile of the panel in 

Annex 1.  

 

Cross-section of the Panel Members 

The discussion began with a short presentation from the traditional landowners, 

represented by Nii Otuboa III, Pantang Mantse. He starts by explaining how honesty is 

critical to land acquisition, allocation, and use of land. Where people feel disenfranchised 

and unrepresented, they use illegal means to appropriate land to themselves. He argued 

that; 

“When you buy a land, you are not only a landowner, 

however, you become a member of the family or a 

community. For this reason, land administration 

institutions and individuals need to employ the 

highest level sincerity in their engagement with 

prospective buyers. When someone buys land from 

my community, I request basic information like your 

national id card, payment receipt, and the area map 
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as proof of allocation to a buyer.  However, it is 

disheartening when people who have no right to 

land collide with the formal land sector agency to sell 

and register lands without the permission of the 

chief, who is the owner of the land. People working 

at the local government offices do not own lands, 

hence cannot sell lands. Nonetheless, due to the 

dishonesty of some corrupt officials at the land 

sector agencies, we find ourselves in this mess you 

just saw in the video documentary” – Pantange 

Mantse, Nii Otuboa III.  

 

Nii Otubua III, Pantang Mantse- Traditional Land Owner 

He also raised other important issues on enforcement of judgments and the way the 

courts sometimes have interpreted past judgments without taking into consideration of 

past rulings. He concluded his submission by appealing to the formal land sector 

agencies, to be honest, transparent, and always insist on verifying the true landowners 

and resolving the challenges ith indeterminate boundaries.  

The panel discussion began with on the basic source of ownership and how to ascertain 

ownership in Ghana. The Lands Commission was represented by Dr. Benjamin Armah 

Quaye, who is the head of special projects and representative of the government.  He 

explained that; 
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“There are three main sources of land ownership in 

Ghana, i.e, customary, vested, and state land. One of the 

key ways of ascertaining ownership of land is the 

introduction of registration so that it can serve as notice 

to the public. If you want to buy land from the Pantang 

chief, you can conduct a search at the Lands Commission 

to verify if he is the true owner of the land. Over the 

years, the land records were kept in a manual format so 

it becomes difficult to produce the record of lands. 

Before the merging of land sector agencies, the records 

of the Commission were fragmented because the 

agencies operated independently. After the merger, we 

continue to operate in silos because these agencies have 

existed independently for so long that merging the 

records have become difficult. For this reason, it is 

possible to find different information about a single piece 

of land as a result of the fragmented nature of the 

administration. So I agree with the submission of one of 

the members from the business community in the sense 

that you can have conflicting information from the Lands 

Commission when you conduct a search. Nonetheless, I 

will throw more light on the new strategies we have 

employed to curb this problem in the course of the 

conversation”- Dr. Benjamin Quaye, Lands Commission. 

 

Dr. Benjamin Armah Quaye, Head of Special Projects – Lands Commission 
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Mr. Tony Mallen Ntiador, the managing director of Tenth Generation Technology 

Systems, one of the leading land information system firms in Ghana threw more light on 

the system of registration in Ghana. He explained that; 

“Before addressing the question, Ghana used to 

have almost two separate regimes, I,e, deeds, and 

title. The title regime is synonymous with the 

Namibia approach, which was adopted through our 

partnership with the World Bank and advice from 

other development partners. The fundamental 

change in the two regimes was the land as is on the 

site plan. The legal recital doesn’t change but the 

parameters that the land is captured that changes. 

So under a deed system, a hand-drawn map will 

qualify for registration, while a title system will 

require some surveying approach. As technology 

changes, tools and information become 

sophisticated. Thus, if you give me some data points, 

I should be able to find it when I go there, I should 

find it. So the difference between the two systems is 

that there is more clarity under the title system 

because the maps are drawn to scale. Thus, there 

are more clear boundaries with land registered 

under the title.” – Mr. Tony Mallen Ntiador – MD, 

Tenth Generation Technology Systems.  

 

Mr. Tony Mallen Ntiador, MD, Tenth Generation Technology System Limited 
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He also added that the idea of the title system was to also capture the existing deeds 

under the land title regime. However, the fragmented nature of the formal land sector 

agencies affected the flow of information, consolidation of data and this culminated in 

the different information when people conduct searches at the Lands Commission.  

“While efforts have been made after 19years of 

implementing the LAP, we do not have more 

10percent of land records in the land records and 

that 10percent is not national but land transactions 

in Accra” – Mr. Tony Ntiador. 

Dr. Yaw Adarkwah Antwi, an independent consultant, argued that the challenges in 

Ghana’s land administration system are similar across the West African sub-region. He 

explained that; 

“The problems we face as a country were clearly 

explained in the documentary by the business 

community, i.e. a single search at the Lands 

Commission would give you different information. 

We have built a land administration system that fails 

to capture a great deal of the land ownership and 

transactions into the database. I will not quote 

statistics, however, I will not be surprised that the 

number of land transactions captured in the 

Commission’s database will not be more than 

10percent of the total land transaction and 

ownership. The challenges with land records are 

about just 10percent of the database, which in my 

view is in a mess.” – Dr. Yaw Adarkwah Antwi, 

Independent Consultant. 
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Dr. Yaw Adarkwah Antwi, Independent Consultant 

Dr. Yaw Adarkwah also mentioned that the main challenge he sees with property 

registration in Ghana is that the existing systems have failed to recognize customary land 

transactions that are legal. In rural areas, land transactions are undertaken without 

registration at the Lands Commission.  

The business community was represented by Mr. Kofi Anokye, the Chief Executive of 

Officer of Koans Estate. He shed insights into the challenges businesses face in registering 

property.  

“For us in the real estate sector, the major challenge 

we face is inconclusive information about the land 

and the bureaucracy in the registration process. You 

conduct a search at the Lands Commission at 

different times of the year and you will get different 

results. I think the challenges we face can also be 

attributed to our inability to identify that land is the 

basic natural resource of the country and failure to 

identify its economy is the reason why we are in a 

mess.”- Mr. Kofi Anokye, CEO Koans Estate.  
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Mr. Kofi Anokye, CEO of Koans Estate 

He also added that the risk business face as a result of the mess in property registration 

partly explains the high cost of land in urban and peri-urban areas in Ghana, particularly 

in the Greater Accra region.  

“Sometimes you have acquired a loan to undertake 

a project and in the middle of the project, you have 

to stop and settle a land dispute in court because 

another person is claiming ownership of the same 

land the Lands Commission provided you with 

information when you did the search. Sometimes 

the court cases can take up to 5years. The effect is 

that you spend the debt on defending your interest 

and when you lose, you lose the property and incur 

a lot of debt. My business has been involved in a lot 

of dispute that has even taken us, as far as the 

Supreme Court. As a business, when you win the 

case, you have to pass the cost to the final consumer. 

For me I would blame the Lands Commission for 

failing to deal with their institutional inefficiencies”- 

Mr. Kofi Anokye 
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Mr. Jeffery Adu, the business development manager of DEVTRACO Estate Limited 

supported the statements made by Mr. Kofi Anokye. He explained that; 

“The major problem I see within this industry is that 

the Lands Commission has not done quite well in 

educating landowners about the property 

registration process in Ghana. I can confidently say 

that is the source of the mess in our land market. 

Information asymmetry creates opportunities for 

people to abuse innocent clients who would want to 

buy and start a property. I am surprised at the 

information I am hearing today because even as an 

industry player I didn’t know a lot about the things 

the Lands Commission is talking about.” – Mr. Jeffery 

Adu, Business Development Manager, DEVTRACO 

Estates Limited 

 

Mr. Jeffery Adu, Business Development Manager, DEVTRACO Estate Limited 

From a legal perspective, Lawyer Yaw D. Oppong explained the position of the law and 

how the courts have ruled in such matters. He explained that the courts have held that 

there is no ownerless land in Ghana and that customary land ownership is recognized by 

the law. The challenge with property registration from a legal perspective is that the courts 

have held that the rights of ownership are inherent under the customary system and that 

documenting the right doesn’t change the underlying principle.  

“The Supreme Court of Ghana, on several occasions 

has held that that customary law knows no writing. 

In effect, how can you in the first place register 
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something that is not in an instrument? This is 

confirmed by the Conveyances Act passed in 1973, 

which states clearly, that no interest in land shall be 

deemed to be valid except it is in writing. However, 

there is an exception where the law states that 

unless the interest in the land is acquired under 

customary laws. For example, you do not need to 

document a land acquired through a customary 

transaction. It also has been held by the Supreme 

Court that land transactions under the customary 

law need not be reduced to an instrument. 

Documenting such transactions only endorses the 

agreement. This is why most land transactions 

acquired under the customary laws are not captured 

in the land records. Until the land is needed to 

complete a commercial transaction, there is no 

motivation to register their lands.”- Lawyer Yaw D. 

Oppong. 

 

Lawyer Yaw D. Oppong, Private Legal Practitioner 

The panel discussion was raised critical issues about the process of digitizing land records, 

decentralizing land administration, and private sector participation in the property 

registration value chain.  
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Panel Discussion 

 

Stakeholders present also contributed to the conversation by sharing questions and 

experiences with property registration. The views of stakeholders centered on 

bureaucracies in the process of registration challenges with enforcing the judgement and 

in recent times the menace of illegal land guard activities at the community level.  

“I have lost my land as a result of the problem of 

multiple registrations of land. A chief sold my land 

to a fuel station operator when I traveled out of 

Ghana. I think these are critical issues that need to 

be addressed. I remember someone was killed on 

my land as a result of a land dispute with another 

party who was also laying claim to the same land I 

had purchased.”- Private Land Owner 

 

 

Private Land Owner 

A member from the Ghana Institute of Surveyors commented on the issue of land records 

and the management of land information and dissemination.  
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“The major challenge we have in the country is 

getting information disseminated to the public. We 

have not created a sound database to capture all 

the land records and transactions in the country. A 

report by the World Bank in 2005 stated that only 

8percent of land transactions have been 

documented in Ghana. Land documentation 

started in 1800 and if as of 2005 only 8percent has 

been captured, it speaks to the nature of land 

administration in Ghana. The most important thing 

is to create a comprehensive database, make it user 

friendly, disseminate information, the certainty of 

the system, and make the utilization of the system 

less costly. Where the system cannot deliver 

certainty, people apply self-help strategies and that 

is where we see violence in the land sector”- The 

Honorary Secretary of the Ghana Institute of 

Surveyors.  
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The Honorary Secretary, Ghana Institute of Surveyors 

Summary of Actions 
 

1. Decentralize land administration 

2. Strengthen dissemination of information on property registration 

3. Build strong stakeholder partnerships to advocate for changes in the property 

registration process in Ghana. 
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Closing Remarks 
 

“Let’s thank our panel. I think they have done so well and 

explained the issues very well. I do not understand why 

politicians are not interested in the Ease of Doing 

Business. Since 2008, Ghana has retrogressed in terms 

of the ranking on the Doing Business Report partly due 

to the challenges of property registration. Although the 

2020 manifesto of the political party touches on 

property registration, I think we need to engage the 

political parties to clearly understand the issues in 

detail.”- Mr. Franklin Cudjoe, President, IMANI CPE.  

 

Closing Remarks by Mr. Franklin Cudjoe- President, IMANI CPE 

PHOTO GALLERY 
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