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Executive Summary 
 

A robust land administration system provides opportunities to unlock the productive 

capacity of land. In countries where secured land title is guaranteed, land serves as 

collateral for small and medium businesses to access finance, sell property and support 

broader community development goals. 

Over the years, Ghana has implemented several strategies, legal frameworks and policies 

to improve land registration system and property map index, which form key 

components of land administration. However, these strategies did not deliver a robust 

land administration system that provides clear information on property ownership, 

transfer of property, secure land title, and support land market development. Thus, the 

land market in Ghana is characterized by land title insecurity, encroachment of public 

lands, multiple sale of residential lands, high property registration cost, and general land 

market indiscipline. These challenges in the land market are associated with factors that 

delay unlocking the productive capacity of land.  

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

administration, harmonize customary and statutory laws and minimize disputes 

associated with land. The programme contributed to strengthening institutional 

frameworks that streamlined land administration under the Lands Commission. The 

turnaround time for the registration of deeds were reduced from three months to two 

months and the turnaround time of securing land title reduced from twelve months to 

five months (World Bank, 2018). The programme also supported decentralization of title 

and deed registration, mapping and establishment of Customary Land Secretariats. 

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.  

These pitfalls in the land administration system have been identified by global 

benchmarks such as the “Doing Business Report” and the Quality of Land Administration 

Index as crucial to the effective registration of property and land governance in Ghana.  

Ghana is ranked 14th in Africa on the Registering Property Index, behind countries like 

Rwanda and Mauritius. The drawbacks in land administration in Ghana, if unresolved, will 

continue to affect the ease of doing business and culminate in a weak and uncoordinated 

land administration system which may worsen the land market indiscipline.  

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 system and building the relevant infrastructure to record and protect land 

information.  

This project is a partnership between IMANI CPE and ATLAS Network. 
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1.0 Background 
 

Access to land has been recognized as a pre-requisite to entrepreneurial development 

and poverty alleviation. Falkinger and Grossman (2013) in studying the role of oligarchic 

land ownership and entrepreneurship argue that increased access to land by landless 

groups correlates positively with entrepreneurial growth. In Ghana, land provides 

employment, food and opportunities for improved livelihoods for 40.5percent of 

agricultural households and 49.1percent of the population living in the rural part of the 

country (Ghana Statistical Service, 2010). Thus, delivering the residential and economic 

needs of the urban and rural population requires land administration systems to ensure 

secure property registration and equitable access to land.  

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 registration of residential 

lands and general land market indiscipline (Bugri, 2012; Forkuo et al., 2013). These 

inefficiencies have stifled business development and land related investments.  

Forkuo et al., (2013) in studying decentralization of land administration in Ghana assert 

that, the failure of land sector policies partly can be attributed to the dual ownership of 

land (customary and statutory), complex legal framework and different tenure systems 

that have resulted in inconsistencies in land market behaviours. The next section 

discusses the land ownership and tenure systems in Ghana. 

1.1 Land Ownership and Land Tenure systems in Ghana 
Land ownership and tenure systems in Ghana have evolved through time. The systems 

for land administration at every stage of development have been remodelled to meet the 

characteristics of the market. Evidence from pre-colonial, colonial and post-colonial 

periods suggest a fluid and complex system of land administration. The complexities are 

associated with the lack of synergy between the customary systems of land 

administration and formal land management systems. Forkuor et al. (2013) in assessing 

decentralization of land administration argue that the weak coordination between state 

institutions and customary land owners accounts for the challenges in the land market.  

Land tenure systems relate to the mechanism of access to land and land use. Bugri (2012) 

explains land tenure as the mechanism through which people are connected to land 

systems. Different forms of interest accrue to people as a result of their social identities 

and relationship with ownership of lands. While land ownership is basically customary 

and state owned, different societies have peculiar tenure arrangements to govern 

ownership and use of land (Kuussana and Eledi, 2015; Da Rocha and Loda, 1999). Land 

tenure arrangements can be classified under allodial, usufructuary, leasehold, tenancies 

and license (Kasanga, 2002; Da Rocha and Loda, 1999). Arko- Adjei (2010) adds that most 

of the tenure arrangement in Ghana may be unwritten and informally communicated. 
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The allodial interest of ownership is vested in stools/skins (Kasanga, 2002). The chiefs and 

kings administered lands in the interest of the people. The rules and regulations 

governing land administration are unwritten. (Josiah-Aryee and Armah, 2005). 

Usufructuary, also known as freehold interest is vested in families or individuals in a 

community. Usufructuary rights are commonly found in societies where allodial rights 

are vested. Members can transfer their interest to third parties, with approval from the 

allodial interest holders (CDD, 2002). The common law also established freehold tenure 

system where an allodial interest holders can transfer interest for an indefinite period 

through a sale or gift  (Ministry of Lands and Forestry, 2003). The 1969 constitution 

capped the number of years foreigners could hold interest in land to 50years. The 1979 

constitutions further abolished freehold interest in stools and skin land (Ministry of Lands 

and Forestry, 2003).  

In modern times, land interest allocation is mostly transacted through leasehold. 

Leaseholds provide access to and use of land for a specified purpose with a time frame 

and rent payment. The owners of allodial interest, customary and common law freehold 

use the leasehold system. Leaseholds normally have date of commencement and expiry 

date (Ministry of Lands and Forestry, 2003). A leasehold is supported by a contractual 

agreement and can be granted under customary laws or common law (Kuussana and 

Eledi, 2015). Leases are documented and deeds registered at the Lands Commission 

(Ewhi and Asante, 2016). In the absence of any restrictions to transfer to third parties, the 

leaseholder can sub-let the lease to other parties. In such cases, the sub-let lease 

agreements are drafted to reflect the main lease agreement. Licenses and tenancies have 

been employed in modern times and commonly used in the agricultural sector. Similar 

to a lease, the land owners enters into an agreement with respect to the terms of utilizing 

the land by land users.  

1.1.1 Land Ownership Systems in Ghana 
Land administration and ownership has undergone significant changes from pre-colonial, 

through colonial to the post-independence period. Prior to colonial administration, land 

ownership was vested with traditional authorities, families and clans - also referred to as 

customary land ownership. The passage of the Public Lands Ordinance (CAP 134, 1876), 

the Land Bill 1897 to declare all unoccupied lands as vested in the state, and the 

establishment of the Lands Department, Survey Department and the Town and Country 

Planning Department introduced state ownership of lands into the system. However, 

customary ownership is the dominant form of ownership because about 80 percent of 

land in Ghana are held under customary ownership (Woodman, 1996). Three basic land 

ownership forms have emerged from the historical antecedents described above, and 

are currently practiced in Ghana, namely, State lands, Customary lands and Vested Lands. 
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Customary Lands    
Customary lands refer to lands vested in families, clans, stools or skins. This form of 

ownership accords absolute interest to the custodians (kings, chiefs, and family heads) of 

the land in trust of and on behalf of the people (Kuusaana and Eledi, 2015). Land 

administration under the customary ownership is governed by native laws and 

community members have derived access to land. Customary land accounts for about 82 

percent of land in Ghana (Gyamera, 2018).  

State Lands 
Statutory ownership can be traced to the advent of colonization where the colonial 

government attempted to establish systems that streamline customary ownership and 

the public lands (Forkour et al., 2013; Ministry of Lands and Forestry, 2003). State lands 

are lands that have been compulsorily acquired for a specific purpose or in the interest 

of the general public by the state in exercising its constitutional powers or the statutory 

power of eminent domain1. State lands are vested in the President of the Republic in trust 

for the people. The state lands are administered with statutes, acts and legal instruments 

that predict consistency in behaviours in the land market and are expected to guarantee 

equality in access to land.  

Vested Lands 
Vested lands are similar to state lands but they are different in terms of their relationship 

with the allodial interest holders. They are lands that hitherto administered and managed 

by traditional authorities but have been declared under the Lands Commission Act 1962, 

Act 123 to be vested in the state for the benefit of the community (Gyamera, 2018). The 

government acts as a trustee while the community is a beneficiary of the use of the land. 

The government does not assume an allodial interest but pays the community from the 

revenues of the land (Gyamera, 2018).  

Post-independence development programmes required an institutional framework to 

govern land administration, minimize land dispute and improve security of tenure.  

 

 

 
 

 

                                                           
1 Statutory power of eminent domain refers to the power accorded the government to take private property 
and convert it to public use. 
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2.0 Land Policy, Institutional and Legal 

Framework in Ghana 
 

Post-independence period is a continuation of the colonial systems of building soft and 

hard infrastructure to streamline land administration. The period saw the 

implementation of laws which established institutions to deal with specific land 

administration activities. The 1969 constitutional review transformed the Lands 

Department to Lands Commission through the Lands Commission Act of 1971, Act 362 

(Kasanga and Kotey, 2001). The Lands Commission performed all land related activities 

except surveying and mapping, allocation of land and land use planning. The Land 

Valuation Board and the Land Title Registry were established in 1986 to support some 

activities of the Commission. The Office of the Administrator of Stool Lands were also 

established in 1994 to collect and disburse stool revenue in accordance with Article 267(2, 

6-8) of the 1992 constitution. The six institutions established were the Survey and 

Mapping Department (SMD), Public and Vested Lands Management Division (PVLMD), 

Land Registration Division (LRD), Land Valuation Division (LVD), Office of the 

Administrator of Stool Lands (OASL) and the Town and Country Planning Department 

(TCPD). Additional legislations were implemented to strengthen land title registration 

processes (See Box 1).  The Greater Accra and Ashanti Region were designated as the title 

registration centres, while deeds were registered in the other regions.  

The laws and institutional frameworks established to coordinate land administration 

could not deliver a strong land governance and an efficient property registration system. 

The National Land Policy (1999) found that the existing institutional and legal frameworks 

have not resolved land market inefficiencies such as encroachment, multiple sale of 

residential parcels, lack of capacity to follow-through policies to the later, and difficulty in 

accessing land due to the lack of effective coordination between the institutional 

frameworks to deliver an efficient property registration. The lack of coordination can be 

attributed to the fact that the institutions were operated autonomously and the linkages 

were not carefully structured. Additionally, the institutional weaknesses resulted in high 

transaction cost, multiple registration of lands which resulted in land disputes. These 

challenges if unresolved, can affect the capacity of entrepreneurs to unlock the full 

economic benefits of land.  

The land title registration process under this land administration was fraught with several 

challenges. The autonomous nature of administration affected the opportunities for data 

sharing among the institutions. Awuah and Hammond (2013) in assessing formalization 

of land title in urban Ghana found lack of synergy between the institutions. The study 

further provided evidence to the high cost of title registration, delays, travel time, 

duplication of roles and lack of logistics as major challenges that affected the efficiency 

of the title registration process. The study concluded that applicants pay “extra out of 

pocket” to facilitate the processing of their application. Jones-Casey and Knox (2011) in 
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studying land administration in Ghana provided evidence to the backlog of applications 

due to the lack of synergies in the systems. The study found that the number of 

applications registered were not up to a third of the 42,000 applications from 1986-2006. 

The study added that a backlog of 43, 314 from 1988 -2003 were cleared in 2015. This 

suggests that significant backlog remain from 2004 to 2020. These challenges result in 

delaying start-up of businesses, investment and slow the dispute resolution for lands that 

are being contested.  

Thus, the Land Administration Project (LAP) was developed to implement specific reforms 

to resolve the land market inefficiencies, improve the property registration process and 

secure land rights.  
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Box 1: Legal Framework of Land Title 

Registration 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Land Registry Act, 1962 (ACT 122) 

The major setbacks of the 1883 and 1895 ordinance was the absence of the cadastre maps and 

plans as the main requirement for registering land (Kasanga and Kotey, 2001). This occasioned the 

enactment of Act 122 to provide for the registration of deeds but not title to the land. While this 

legislation strengthened deed registration by making it compulsory, the implementers failed to 

follow through to ensure that the right maps and location boundaries were registered. Due to the 

verbal agreements and definitions of  locations, several lands in the state register could not be 

verified (Sittie, 2006).  

The PNDC Law 152 provided for the registration of title to lands. The Act 122 works with the PNDC 

Law 152 because it has not been repealed. However, Act 122 does not apply in the Greater Accra 

and Ashanti Region because these are declared as registration areas (Boni, 2008; Lambretch and 

Asare, 2016; Lambretch and Ghebru, 2017; Ehwi and Asante, 2017). This implies that title can only 

be registered in Accra and Kumasi and the remaining 14 regions register deeds.  

The Land Title Registration Law 1986 (PNDC LAW 152 and LI 1241) 

The PNDC Law 152 remedies the pitfalls in the Act 122, which had unintended consequences of 

fraudulent documentation, multiple registration of land and disputes. Section 15 of the PNDC law 

152 requires the attachment of the map and determined boundaries, approved by a certified 

surveyor or the surveying and mapping unit. This prevents the multiple registration of one land. 

In addition, it made room for the registration of customary land and the title adjudication 

committee that resolved disputes associated with title (Sittie, 2006).  

Deeds Registry  

Deeds registry is established under Section 1 of Act 122. The Act also provides for the appointment 

of a chief registrar of lands who is responsible of managing all deed registries across the country. 

Deed registry started in the Greater Accra region due to the resilience and competition in its land 

market. The deed registries are centralized in the regional capitals, and thus excluding regular and 

easy access to rural communities (World Bank, 2013; Osman and Manuh, 2005; Sittie, 2006).  
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3.0 The Land Administration Project 
 

The inefficiencies discussed above occasioned the Land Administration Project to 

materialize the National Land Policy. The overarching theory of change is to modernize 

and improve the effectiveness of land administration, thereby increasing security of 

tenure and transferability of land rights (Independent Evaluation Group2, 2016). The long-

term objective of the LAP was to support security of tenure, prudent land management 

strategies and efficient land titling system (World Bank, 2013). The programme was 

expected to wind down 15years after its implementation in 2003. The programme is 

compartmentalized into four phases;  

1. Harmonize land regulatory frameworks and land policy 

2. Institutional reform and development 

3. Improve land titling, registration, valuation and land use planning and land 

information system 

4. Project management, human resource development, monitoring and evaluation  

While all the four components are important to realizing an efficient land governance 

system, this report will focus on identifying the bottle necks in the property registering 

process and propose relevant reforms to that effect. Thus, this report will focus on the 

second and third component. However, the pitfalls in the other components that has a 

bearing on land title registration will be examined.  

The Lands Commissions Act 2008, Act 767 was passed to provide support for the LAP 

reforms and provide predictability in the land sector. Act 767 resulted in an institutional 

re-design that merged four land institutions, that is Lands Valuation Board (LVB), Land 

Registration Division (LRD), Public and Vested Land Management Division (PVLMD) and 

Surveying and Mapping Division (SMD), under the National Lands Commission (NLC). The 

purpose of this merger was to streamline the process of title registration, minimize the 

transaction cost and turnaround time for delivering a land certificate. The merged 

institutions are headed by a director and an executive secretary heading the NLC, 

appointed by the president.  

 

 

 

 

                                                           
2 The Independent Evaluation Group is a group under the World Bank that evaluates the development 
effectiveness of the World Bank projects to deliver better services. http://ieg.worldbankgroup.org/ 

http://ieg.worldbankgroup.org/
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Figure 2: New Land Institutional Framework 

 

 

Source: Lands Commission Act 2008, Act 767 

 

Under the new land title registration process, the LVD is the first point of contact to 

endorse (stamp) the indenture. The indenture is submitted to the LRD for the issuance of 

a “yellow card3- a confirmation of receipt of land title registration application form”. Ehwi 

and Asante (2016) in assessing the title registration process after the merger found that 

the number of days for stamping documents were dependent on availability of workers 

and the level of workload in the division. The study found that the processing of the 

document at the LRD can take about two weeks (14 days) while the expected turnaround 

time is days should be three (3) days. The SMD will visit the site and prepare the plans as 

requested by the LRD. The PVMLD officially will search the root of the title, publications 

are made and the LRD will then issue a certificate if no objections are raised. It is 

important to note that adjudication processes after objections are raised can influence 

the titling process, and the NLC has no influence over the process of adjudication.  

 

 

 

 

 

 

 

 

 

                                                           
3 The “Yellow Card” is an acknowledgement of submission of land title registration form to the Land Title 
Registration office.  
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Figure 3: The Land Title Registration Process after the 2008 Merger 

 

Source: Lands Commission Act 2008, Act 767 

Phase one of the LAP was executed from 2003 to 2011. The programme targeted 

institutional, legal and policy reforms to improve effectiveness of land administration. A 

new institutional framework for land administration was completed to streamline the 

activities of the agencies in the value chain. The programme also decentralized deed 

registration to nine regions. Under this phase, thirty-eight (38) Customary Land 

Secretariats were established and resourced. The programme supported the 

establishment of six new land courts in the Greater Accra Region, three regional land 

courts in Sekondi, Kumasi and Tamale and a sub-regional court in Tema (World Bank, 

2018).  

The second phase of the project was implement 

ed from 2013 to 2016 to build on the institutional and policy reforms under the phase 

one. The objective of the second phase was to improve service delivery, transparency and 

access to information (World Bank, 2018). The results should reduce the deed registration 

turnaround time from three months (90 days) to one month (30 days) and reduce the 

turnaround time of title registration from seven months (210 days) to three months 

(90days). Additionally, an improvement in business and service delivery should reduce 

the backlog of registration and reduce transaction cost. The programme was also 

expected to develop the Ghana Enterprise Land Information System (GELIS), a digital 

platform to manage land registration, digitize certificate and allow sharing of data among 

the state agencies. The World Bank (2018) in evaluating the results of the second phase 

found that the turnaround time for title registration had improved by 86 percent 

(reducing from 36 months (1080 days) to 5months (150 days)) and deed registration had 
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also improved by about 70 percent (reducing from 7months (210 days) to 2.1months (63 

days). This has resulted in an increase in the number of registrations by 1174 percent 

over the period between 2011 and 2017 (rising from 6,288 in 2011 to 80,109)4. The 

monitoring and evaluation reports do not indicate the actual number of certificates 

issued over the same period to give a complete overview of the performance of the 

system at the time. Furthermore, seven Clients Service Access Units (CSAU) have been 

established to provide a one-stop-shop for clients to have access to all land related 

information. These notwithstanding, several gaps in the implementation of the 

programme have affected the full realization of the project’s theory of change.  

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                           
4 http://documents.worldbank.org/curated/en/242551538603766204/text/Project-Information-Document-
Integrated-Safeguards-Data-Sheet-Land-Administration-Phase-2-Additional-Financing-P166907.txt  

http://documents.worldbank.org/curated/en/242551538603766204/text/Project-Information-Document-Integrated-Safeguards-Data-Sheet-Land-Administration-Phase-2-Additional-Financing-P166907.txt
http://documents.worldbank.org/curated/en/242551538603766204/text/Project-Information-Document-Integrated-Safeguards-Data-Sheet-Land-Administration-Phase-2-Additional-Financing-P166907.txt
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4.0 Gaps in the Implementation of the Land 

Administration Project 
Amidst several challenges raised in the National Land Policy (1999), the LAP programmes 

have significantly shaped the process of securing land rights, particularly because of the 

potential of secured land rights to stimulate entrepreneurship. Secure land rights in some 

parts of Ghana has influenced entrepreneurs’ access to credit and guarantee investor 

confidence in land related investments (World Bank, 2018; Independent Evaluation 

Group, 2013). In extremely poor communities, access to secure land is key to driving 

down poverty. However, some shortcomings observed in the implementation of the 

programme have affected the realization of an efficient property registration system. 

4.1 Service delivery of the land agencies 
One of the objectives of the LAP was to improve the functions and business process of 

the land agencies to drive efficient service delivery in terms of registration and issuance 

certificates. It is obvious that the number of title registration has increased from 2011 to 

2017. However, there is huge backlog of certificates to be issued. Delays in issuing 

certificate has implication on the duration for changing ownership of property and 

transactional cost. These result in delaying business projects that could contribute to 

employment generation and subsequently minimize poverty.  

Data from the Land Title Registry from 1987 to 2010 and from 2008 to 2013 suggest that 

the new system has not contributed much to increasing the rate of issuing land certificate 

and minimizing backlog.  

Figure 4: Land Titling of Plots in Kumasi and Accra (1987-2013) 
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Source: Land Registry Department (2011), Ehwi and Asante (2016) 

Figure 4 suggests an improvement in the process of issuing certificates from 2001 when 

the LAP was introduced. However, the issue of backlog of issuance of certificate continue 

to persist despite the merger of the land institutions. The reduction in applications in 

2010 and 2013 suggest either a lower application, a lack of confidence in the system or 

weak customer experience. It should be noted that this data does not account for the 

applications that received objection and first-time applicants. That notwithstanding, the 

data helps to appreciate the nature of the challenge. Additionally, the high incidence of 

backlog also suggest that the digitization of the land title registration process has not 

worked effectively. Ehwi and Asante (2016) in assessing land title registration attributed 

the slow digital migration to the non-completion of the necessary supporting 

infrastructure.    

The Independent Evaluation Group (2013) in assessing the performance of the LAP found 

that most of the applicants who receive their certificate on time at every point of the 

process have had to pay bribes. Bugri (2012) in assessing land sector governance in 

Ghana concluded that bribery and corruption is wide spread in the land registration 

process. Ehwi and Asante (2016) assessed the waiting period of 100 applicants and found 

that 50percent of the respondents waited on average between 90 days 150 days before 

receiving their certificates. Additionally, respondents who received their certificates 

within 180 days reported paying bribes at one point of the process. This corroborates the 

findings of the Independent Evaluation Group (2013).  

Again, the programme established a Customer Service Access Unit (CSAU) to provide 

information to the public with regards to land title registration. The CSAU is to ensure 

ransparency in the land administration process. Seven of the units have been set-up 

across the country. The World Bank (2018) reported that the CSAU’s have improved 

information dissemination and that has enhanced the registration process. On the 

contrary, the report by Ehwi and Asante (2016) found that the performance of the CSAU 

has been moderate in terms of information dissemination. Additionally, the unit has not 

been properly decentralized to allow all citizens to have access to information.  

The Ghana Enterprise Land Information System (GELIS) has not been fully implemented. 

The GELIS would facilitate inter-agency data sharing and verification of title registration 

by the courts. The completion of GELIS is critical to keeping proper records, digitizing the 

cadastre, avoiding the tendency of misplacing documents and avoiding the multiple sale 

of lands. 

4.2 Transactional Cost 
The transactional cost of the registration process remains anecdotal since there is no 

records or studies exist that provide the true transactional cost of the process. Ameyaw-

Ampadu (2011) in assessing land reforms, inequalities and rural poor argue that the cost 

of the process of registering land title excludes the poor from leveraging the benefits of 

security of tenure for economic transformation.  
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Applicants are compelled to pay for the cost of transporting the officers to the site for 

survey. The transportation fee has been found to be expensive than the fees charged by 

the Land Registry Department. Ehwi and Asante (2016) found that applicants were  

compelled to pay a minimum of GHC 700.00 (USD128.91).  The Land Registry Department 

charge a fee based on the size of the plot. A fee of GHC 130.00 (USD23.94) is charged for 

a plot size between 0.16 and 0.64 acres and GHC 150.00 (USD27.62) for a plot exceeding 

0.64acres. The evidence of bribery in the land title registration process suggest that 

applicants can be compelled to pay more than the statutory fee in order to receive the 

certificate on time.  

Table 1: Cost Component of the Registration Value Chain5 

Agency 
Stamp Duty 

(%) 

Land VALUE 

(GHC) 

Land Value 

US$ (Equivalent) 

Cost 

(GHC) 

Cost 

(US$) 

Land Registry 

Department 

 

Issuance of 

the Yellow 

Card 

   25.00 4.60 

Land 

Valuation 

Department 

 

 0.25 10,000 1, 841.62 2,500 460.41 

 
0.5 10,000 – 

50,000 

(1, 841.62- 9, 

208.10 

5,000- 

25,000 

950.81- 

4,604.05 

 
1 Exceeds 50, 

000 

Exceeds 9, 208.10 25,000 or 

more 

4,604.05 or 

more 

Public and 

Vested Land 

Management 

Division 

 

Official search 

in respect of 

Land Title 

   15.00  

Registration 

(one acre or 

part of an 

acre) 

   23.00  

                                                           
5 US$ 1= GHC 5.43 as at 26th March, 2020. www.bog.gov.gh  
 

http://www.bog.gov.gh/
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Administrative 

Search 

   16.00  

Administrative 

Search of 

land/Acre 

   31.00  

Inspection of 

Land in 

Regional 

Capital 

 

 

   Discretion of the Officer 

Inspection of 

Land Outside 

Regional 

Capital 

   Discretion of the Officer 

Survey and 

Mapping 

Division 

 

    

Parcel plan 

for Land Title 

Certificate 

fees 

  Land ≤0.1H 

Land >0.1H 

50.00 

112.00 

9.20 

20.63 

Cadastral plan 

for certificate 

(areas without 

sectoral 

maps) 

  Land ≤0.1H 

Land >0.1H 

96.00 

156.00 

16.78 

28.73 

Approval of 

site plans—

Sectoral Plans 

  Land ≤0.1H 

Land >0.1H 

10 

60 

1.84 

11.05 

Approval of 

site plans—

Cadastral 

Plans 

   300 55.25 

Land dispute 

surveys 

   400 73.66 
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Licensed 

surveyor’s 

fees 

  At discretion of the officer 

Source: Ehwi and Asante, 2016 

 

4.3 Institutional Inefficiencies and Lack of Synergy 
Ghana practices multi-institutional framework in the administration and management of 

land. This approach to land management is likely to generate institutional discord as a 

result of overlapping roles or lack of clear legal and policy guidelines (Independent 

Evaluation Group, 2016). The LAP envisaged that the merger of the institutions 

responsible for facilitating land title will speed up the process, improve data transfer and 

reduce cost. Despite the support of the Lands Commission Act 2008, Act 767, the 

institutional synergies have not worked effectively. The World Bank reports that the 

institutions were found to be operating independently.  

The 2013 review by the World Bank revealed the lack of synergy between the government 

institutions and customary land institutions due to contestation over rent in areas with 

high land values. Regardless of this setback, the World Bank 2018 review revealed that 

the customary land secretariat was becoming effective, transparent and efficient. It had 

registered 36,178 customary rights to beneficiaries. The Customary Land Secretariat has 

documented customary rules guiding land administration and guarding against the 

inefficiencies in the customary land market. In the Northern Region, the Customary Land 

Secretariat (CLS) documents are regarded as proof of right over land and facilitated 

microcredit access to women and small and medium enterprises. The benefit of the CLS 

resulted in the increase in the number of CLS from 37 by close of 2013 and 88 by close of 

2018. This suggest that the CLS has the capacity of improving the title registration process 

by interfacing with the Lands Commission on behalf of their beneficiaries. This may 

contribute to reducing the cost beneficiaries incur because of lack of information about 

the processes. Thus, it is essential to harmonize the diverse customary land norms with 

the statutory frameworks.  
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5.0 Improving the Quality of Land 

Administration 
The process of registering property correlates positively with the ease of accessing credit 

and other factors that has the potential for driving the growth of business (Doing 

Business Report, 2020). The quality of land administration index is a framework by the 

World Bank to assess the extent to which property ownership can be changed and the 

cost incurred in the process. The quality of land administration index6 assesses five key 

areas that are tangential to the ease of doing business. The quality of land administration 

index influences scoring of the registering property index the doing business report. 

Ghana is ranked 14th on the Registering Property Index in the 2020 Doing Business 

Report, behind countries like Rwanda, Mauritius, South Africa and Togo. This assessment 

will focus on lessons from other countries that can support policy reforms to improve the 

quality of land administration. Summarily the themes of possible areas of reform include, 

and the best performer Rwanda is used as a case;  

1. The reliability of infrastructure  

2. Transparency of information 

3. Geographic coverage 

4. Land dispute resolution 

5. Equal access to property rights.  

 

5.1 Land Title Registration in Rwanda 
Rwanda is ranked first on the Registering Property Index in the 2020 Doing Business 

Report as the country with an improved land administration system in sub-Saharan Africa 

and third globally. Ghana shares some similarities with Rwanda in terms multi-

institutional administration and management of land and dual ownership of lands. 

Careful planning, political will and streamlining institutional responsibilities has delivered 

a robust land administration system in Rwanda.  

Land reforms were occasioned by the protracted land conflicts arising out several claims 

over land after the genocide. To address the land sector issues, the new country decided 

to overhaul the colonial land legal and institutional frameworks and develop a new 

framework that coul respond to the needs of the people, especially the rural areas (World 

Bank, 2015). Rwanda developed the National Land Policy in 1999 to address tenure 

security issues and land right issues to enable access to land (Republic of Rwanda, 2004). 

This is similar to what the National Land Policy in Ghana in 1999. The Rwandan National 

Land Policy was implemented in 2004 and the Organic Land Law (No.08-2005) that dealt 

                                                           
6 https://www.doingbusiness.org/en/methodology/registering-property  

https://www.doingbusiness.org/en/rankings?region=sub-saharan-africa
https://www.doingbusiness.org/en/rankings?region=sub-saharan-africa
https://www.doingbusiness.org/en/methodology/registering-property
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with land issues was also passed. The Organic Land Law was a broad regulation aimed at 

resolving tenure security and all other and related problems. The Organic Land Law 

recognized customary ownership and made registration of customary land mandatory 

for first time registration and follow-up transfers (Sagashya and English, 2010). This 

resulted in the establishment of the National Land Registration System and a cadastre 

linked to the registry for accessing land records and transaction on lands. Various 

Ministerial Orders and laws were promulgated to support the Organic Land Law, which 

is the overarching law (Land Administration Manual of Rwanda, 2012). In Ghana various 

independent laws regulate land related activities. These laws have been found to be 

contradictory and weak to support efficient land administration (World Bank, 2018).  The 

Organic Land Law of Rwanda has been repealed in 2013 and a new comprehensive land 

law passed in 20137. The Ghana Land Bill was completed under the LAP 2. However, the 

bill has not been passed to law.  

The Land Tenure Regularization (LTR) is the main programme the government has 

implemented to facilitate title registration and enhance security of tenure. The 

programme started as a pilot in four regions but is currently implemented across the 

country. Under this programme the government developed a cadastre to record land 

demarcation and mark all the land parcels across the country (Ngoga, 2018). The 

surveying and registration of a parcel cost an average of US$10 while it cost US$124 in 

Ghana. The data obtained from the demarcations are digitized and organized with an 

information system. The programme further implemented the Land Information 

Administration System (LIAS) to digitize land records. The LIAS was a mixture of licensed 

software and open source solutions. The digitization process has facilitated data sharing 

among the regulatory institutions. Additionally, the LIAS helps in setting targets to 

improve service delivery and correct deviations in legal frameworks (World Bank, 2015). 

These infrastructures have been decentralized to all districts and municipalities to bring 

the process closer to the people. The Land Tenure Regularization programme leverages 

local capacity to implement the policies and programmes to achieve the desired 

objectives.  

A multi-dimensional institutional approach is adopted to manage land and ensure 

secured tenure systems. The major institutions are the National Land Centre, National 

Lands Commission, Office of the Registrar of Lands, Ministry of Natural Resources, Land 

Tenure Regularization Support Project and District and Sectorial Officers. Ngoga (2018) in 

assessing land reforms in Rwanda found a strong coordination between the institutions 

as a result of effective decentralization of land administration. The study further found 

that the institutions collaborated at every point on the value chain unlike the Ghanaian 

case where one institution performs a single task in the title registration process. 

Furthermore, the LIAS supports data sharing and easy access to information strengthens 

the coordination among the institutions.  

                                                           
7 https://rlma.rw/fileadmin/user_upload/New_Land_Law_Official_Gazette_no_Special_of_16.06.2013.pdf  

https://rlma.rw/fileadmin/user_upload/New_Land_Law_Official_Gazette_no_Special_of_16.06.2013.pdf
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The World Bank (2015) in assessing innovations in land reforms in Rwanda found 

continuous communication between land sector agencies and the citizens. The report 

adds that the state agencies mobilized campaigns to educate citizens about the new 

administration process and sensitize them about the relevance of a title or lease 

certificate.  

The political support and leadership were critical to Rwanda’s land reforms. Ngoga (2018) 

in studying land reforms in Rwanda asserts that the demonstration of willingness and the 

urgency to improve land administration by the government influenced the speed of 

implementation looking at how other countries like Ghana has struggle in improving land 

administration.   

The digitization of the land title registration process has provided a reliable infrastructure 

to guide the administration and management of lands. Computerization of the process 

has strengthened the transparency and access to information. Thus, policy directives 

aimed at sustaining the quality of land administration is based on the right information.  

Using the above established gaps and Rwanda as a frontier comparator, any reform in 

Ghana must seek to address a number of questions regarding the current programme 

(LAP) and its implementation constraints. We have outlined these in the research 

questions to guide the field interviews and engagements with key actors in the land 

sector. 
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5.0 Research Question 
 

1. What are the factors necessary to drive institutional synergy between the land 

administration agencies in Ghana? How can the current structure be improved 

by these factors? 

2. What are the factors affecting the implementation of the Ghana Enterprise Land 

Information System? How can technology be effectively utilised to improve the 

title registration process beyond the Ghana Enterprise Land Information System? 

3. What are clients’ experiences with the land title registration process? How do 

clients/citizens expect the processes to work, and how can this be realised? 

4. What are the potential pathways for addressing the challenges of property 

registration in Ghana? 

 

6.0 Methodology 
A qualitative research approach was utilized to critically explore the structural, 

managerial and behavioural components of property registration and land management 

systems in Ghana. This approach provides a vehicle to evaluate the underlying 

characteristics of property ownership and also analyse the multi-stakeholder 

perspectives of the overall architecture of land management in Ghana.  

A case study research design have been noted as traditional frameworks for examining a 

phenomena or a problem to provide deeper and much investigative analysis of the 

research problem. To carefully undertake an ex-post analysis of land reforms and reveal 

the fundamental challenges in property registration from multiple perspectives, the case 

study design helps to examine different evidences from diverse sources and empirically 

evaluate the state of land administration, the role of reforms and potential strategies to 

remedy the existing pitfalls.  

Land use and rights issues affect myriad of stakeholders in Ghana. To navigate the web 

of issues and interest of stakeholders, a multi-stakeholder interest analysis was 

conducted to identify the primary (Customary land owners and government) and 

secondary stakeholders (Experts, business community, community interest groups) in the 

land sector, as shown in the diagram below.  
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Figure: Stakeholders in the Land Sector in Ghana 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

-Customary Land Owners

- Government

-Experts in land sector governance

-Business Community

- Community interest groups
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7.0 The Drawbacks in the Formal Land Sector 

Institutional Framework 
 

In the critical review analysis in the previous sections, lack of coordination among land 

sector agencies was identified as a key challenge to registering property in Ghana. 

Interfacing with different agencies resulted in duplicated functions, delays, increased 

transactional cost and opened the system for all forms of abuse. Reforms introduced 

under the LAP I&II sought to resolve these institutional bottlenecks. Nonetheless, 

merging the land sector institutions have not proving to be sufficient enough to deal with 

the institutional bottlenecks.  

Passing a law to amalgamate all the land sector agencies was not enough. Land sector 

agencies have existed since colonial era and overtime have built different data sets. 

Integrating the land sector institutions actually meant integrating the different data sets, 

human resource and legal frameworks that established the agencies. The Act 767 has 

created much more complexity by merging the land sector agencies without creating the 

requisite organizational management and operation systems that would ensure the 

smooth transition of data and human resources. The organizational management and 

operation systems would indicate the data transition, management structures and the 

human capacity needed to drive the smooth transition. The effects of the absence of 

proper transition management systems have resulted to the land sector agencies 

working in independently after the merger. In an engagement with the Lands 

Commission, they shared their perspectives on the merger and the associated 

challenges.  

 

 

 

 

  

 

 

 

 

 

 

 

“In the process of merging the four land sector agencies, the transition systems did not 

resolve the smooth transition of data form the institutions that have existed 

autonomously. The combined effects of the failure to institute the relevant management 

operations systems has affected the coordination anticipated under the law. The agencies 

continue to face overlapping functions 

Furthermore, the organizational management and operation assessment should have 

been completed before the law merged the institutions. The organizational management 

and operations would have established the mechanisms for digital migration, power 

distribution, organization structure and protocols for sharing data. 

The managerial ability to integrate all the processes so that it would be seamless have not 

been completed, don’t forget that when they existed as individual organizations they were 

also overlapping so communication was virtually non-existent among them so you will be 

cutting your line but you don’t know is crooked so that is what has led to this, so it is what 

we have inherited that’s what we are trying to make a meaning of and try to shift it to a 

new direction.” 

Lands Commission, Accra 
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The challenge was more of efficiency and not the autonomy of the land sector agencies. 

The conceptualization of merging the land sector agencies was based on the premise that 

the roles of the institutions were overlapping and duplicating functions. While this 

premise was valid, the land sector agencies overtime has built bureaucracies within their 

operations and that has resulted in the inefficiencies within the land sector agencies. The 

land sector agencies are established by law to undertake specific functions in the 

property registration process. If these agencies were unable to create an effective system 

to deliver the needs of clients, integrating the agencies is synonymous to merging a whole 

bureaucratic systems. Thus, the problem is not about the institutions existing individually, 

however, the problem is about how to create an efficient and a well-coordinated land 

management institutional framework.  

The inefficiencies within the institutional framework can partly be attributed to lack of 

information on land ownership and property registration. As population growth increases 

and land market becomes more complex, the land sector agencies have not overtime, 

evolved to meet the high demand for its services. The land sector agencies have not been 

decentralized properly to bring recording of ownership and managing land close to the 

client. The effects of the existing system is that clients need to travel to the regional capital 

where the Lands Commission has offices to conduct search, enquiry and register land. It 

is important to note that the regional offices lack the human capacity and technology to 

undertake the functions of the Commission. Some experts shared their perspective on 

the information asymmetry in between land sector agencies and clients.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

“One of the problems we have in the land registration process is the way notice is served to the 

general public with respect to registration of a parcel of land. The standard practice is that, the 

owners of the land that shares border with the parcel advertisement must be informed about 

the registration. Several countries have adopted different strategies to do this effectively. In 

Liberia, a radio announcement is made concerning an application to register a parcel of land 

and all the details about the land. Where there are contestation over the land, this approach 

helps the other interested parties to raise an objection. In Rwanda, a notice of registration is 

pasted on a community notice board to inform the community about parcels of land for which 

application has been made. However, in the Ghanaian sense, if you don’t buy the newspaper 

weekly to follow on the lands for which application has been made, someone could register 

your land without your consent. This the reason why we see multiple registration of residential 

land in Ghana. Therefore, when people are unable to raise objections at the early stages, they 

tend to use land guards to secure the parcel. “– Expert, Land Information System  

 

“The inefficiencies in the land institutional framework has made the process of registering 

property bureaucratic. Sometimes the more the system become bureaucratic, the land officers 

tend to benefit from the information asymmetry in the land sector. The lack of information has 

created lots of anxiety and people are ready to pay to get their land titles.”– Expert, Land Sector 

Governance 
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The notice of registration is the most important stage in land registration. If properly 

implemented, it is able to resolve most of the supply-side challenges associated with 

property registration in Ghana.  

Furthermore, the architecture of land ownership in Ghana has also contributed to the 

institutional incoherencies. The ownership and administration of land has undergone 

several transition. Before independence, the British instituted mechanisms to guide the 

ownership of land in Ghana. New regulations and legal frameworks were implemented 

after independence to make land registration compulsory. However, these policies and 

regulations were not implemented to the later partly due to the decentralization 

arrangements Ghana. This culminated to delays in registering property and the sporadic 

approach to land registration because people were not interested in titling. Therefore, 

the institutional structures to effectively implement the legal frameworks were not 

properly established.  

Ghana runs a very complex tenure arrangement, particular lands owned under the 

customary systems. Land could be owned by families, individual or a stool. In most cases, 

a parcel of land is owned by these three different groups. This create the challenge of 

identifying who is the right owner of the land. In such a case registering the land would 

be difficult. A client would apply to the Lands Commission to register a piece of land and 

the search would reveal that the same piece of plot has been registered under different 

interest. The land officer in this instance cannot register the land because true ownership 

is in contestation.  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

“One of the challenges we face as a Commission is the indeterminate boundaries and 

identifying the true owners of land with the customary ownership structure. Whatever record 

you enter creates a legal interest. When the interest is created, it is very difficult to remove 

the interest, unless through a court decision. The challenge with the court system is that, the 

court rule on the premise that the contestation is between the two parties and fail to 

recognize other interest in the same parcel. Therefore if an owner gets a judgement from the 

court, it is sometimes impossible to enforce the ruling because another interest has also been 

registered. This could drag the whole property registration process.  

A classic example I will give you is when you take the space between Obetsebi Lamptey 

roundabout all the way to Mallam junction, if you look at first light in Accra, first light, all that 

area have been adjudged by the supreme court to belong to the Gbawe-Quartey family, so 

the Gbawe-Quartey family owns lands that crosses through Bubuashie, part of Bubuashie and 

then Mataheko all the way to first light up to the roundabout, Dansoman and it goes all the 

way to Mallam junction. At the same time Akumajo also in a dispute involving they and Sekpe 

we got a judgement which shows that from Obetsebi Lamptey circle all the way to Mallam is 

for Akumajo. So, if you are sitting here now as land administrator, supreme court 1, supreme 

court 2 has given decisions giving titles to one, one. How do you register it? These are the daily 

dilemma’s we face. So sometimes the document is submitted and because of this type of thing 

you cannot proceed.” 

Lands Commission, Accra 



 

 

27 

 

Institutional effectiveness of the Lands Commission is constrained by limited financial 

resources and inadequate logistics. Infrastructure for land service activities have changed 

as technology evolves. Years ago, surveyors used compasses to develop maps. Modern 

geographical networking systems have introduced new mechanics of surveying and 

produced better and accurate maps. Since 1974, Ghana has produced no new maps. The 

existing maps were produced using rudimentary surveying equipment and could not 

produce accurate maps. Some of the maps due to the poor storage, have shrunk and 

cannot be used to develop a national map for development. To effectively map the whole 

country, the Lands Commission need to establish about 52 geodetic reference networks 

at a cost of approximately US$30miliion. A digital map would serve as a vehicle for the 

Commission to monitor development and ensure predictability in the collection of 

property registration.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The capping of revenue generation has affected the Lands Commission capacity to retool 

its operations and utilize new equipment. The revenue of the Lands Commission is 

capped at 33percent. This amount is not enough to correct the infrastructural deficit and 

demand for their services is high.  

“as part of our transformation agenda, and we have also looked at the kind of tools and 

equipment that we’ll require to drive this and we’ve provided a budget line across so we can 

have a policy of providing the tools and retooling over a certain number of years as part of a 

rolling budget going forward so that at every point in time we know that we have the right 

tools to work with and then over a period we know we can replenish so we have to have a 

process of what do you call it sinking fund that can help us to retool as we go along and you 

find out.. you realize that there is a capping block so whatever revenue that we generate which 

is capped at a certain level currently its capped at 33% so whatever we generate we’re only 

getting 33% of it to operate and of course we know that the Ghana government budget apart 

from salary nothing comes so in terms of retooling I mean taking care of everything that we’re 

talking about to be done from the 33%, meanwhile the demand for our services continue to 

increase on a daily basis.” 

“we don’t get all the 33%...because the appropriation bill puts a limit on it, so even though we 

generate more by November/December ministry of Finance puts a restriction on us and 

sweeps off the rest of the 33% so…so you are given four quarters and the limited money 

they’ve given you, you’re to spend it in 4 quarters. By the time the first quarter window is open 

its left with 3 weeks for it to end. I mean Ministry of Finance they have protocol, so its left with 

about 3 days to the end of it so you rush and put in the inputs and sometimes through the 

rush you make a lot of mistakes, and you haven’t corrected it you haven’t read it so by the time 

you are getting your first credit, you are maybe in your second quarter, and the same thing 

goes on and in October they just put the this thing there, and whatever is left is sent back to 

the consolidated fund.” 

 

Lands Commission, Accra 
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The political economy plays a key role in determining the effectiveness of the land sector 

agencies. It is an indisputable fact that fast tracking the implementation of reforms of the 

LAP I&II has the potential to increase property rate collection, boost the mortgage market, 

increase the internally generated fund of the Commission and minimize the land sector 

challenges that have saddled the existing system. Nonetheless, other government 

priorities that has the capacity to attract votes and make the government popular would 

always would be at the top of the scale of preference. This can partly be attributed to the 

relatively low government revenue and rising government expenditure. Ghana is ranked 

among countries with relatively low tax collection rate below 15percent of GDP.  

These suggest that the challenges affecting institutional synergy are multifaceted and 

requires cogent strategies to create an agile formal land management institutions. The 

rationale for creating formal land sector agency is to close the access to information gap 

or minimize information asymmetry, which is the cause of all the land sector challenges. 

Overtime, the existing land sector agencies have created more information asymmetry 

and the surest ways to close the information asymmetry is to decentralize land sector 

agencies to the community or zonal level. Decentralizing land sector agencies must not 

at all times be creating offices at the community or district level, however, the focus of 

decentralization should be creating a system that directly sends information to client. For 

example, if a client can access the true location of a site plan and the history of the parcel, 

it will resolve the challenge of multiple sale of land and criminal activities like land guards 

will be resolved.  
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8.0 Digitizing Land Administration in Ghana; the 

Status of the Ghana Enterprise Land 

Information System 
 

Digitization has been touted as one of the clear pathways to improving land sector 

governance and resolving the existing challenges in Ghana’s land administration. 

Automating land administration basically converts land records from manual form to 

digital format to ensure data maintenance, information sharing and provide security over 

land. For a digitization programme to work effectively, the fundamental issues related to 

clear land rights and ownership needs to be resolved. The Ghana Enterprise Land 

Information System (GELIS) was conceptualized under the LAP as a means of automating 

land records. Currently, the Commission is preparing to pilot the GELIS in parts of Greater 

Accra. Despite efforts towards implementing the GELIS, the programme has not be 

launched. Several factors have accounted for the delays in the implementation of the 

GELIS.  

The current state of land records is in a mess. The institutional inefficiencies coupled with 

the general land market indiscipline has resulted in poor management of land records. 

To effectively undertake a digitization programme, the Lands Commission should be able 

to identify the true owners of the parcels, the ownership system and other relevant 

information about the parcel of land. Presently, the ownership and right of most of the 

lands in Ghana are in contention at the courts. For example, about 80percent of court 

cases in Ghana are land related cases. This implies that digitizing the existing records 

translates to digitizing the mess in the system. Some of the data with the Lands 

Commission are incomplete, and that makes digitizing the records difficult.  

 

 

 

 

 

 

 

 

As indicated earlier, digitizing land records also requires development of modern digital 

maps and the human capacity to effectively run the digital platforms. Since 1974, no new 

maps have been developed due to lack of the requisite logistics and the financial 

“The deployment of the GELIS has delayed because there are several challenges with the existing 

data with the Lands Commission. Most of the data are incomplete, poorly managed and 

overlaps with proper maps.”- Lands Commission,  Accra 

 

“We have invested in technology since 2003 to automate land management activities in Ghana. 

Nonetheless, the expected digitization of land records has not been achieved because the 

fundamental issues to land rights and ownership has not been resolved”- Expert 
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resources. Thus, it is difficult to digitize land records using the old maps. Digitization is 

not a magic bullet that would resolve all the land sector challenges, however, it is a more 

secured form of keeping land records.  

 

9.0 Clients Experiences with the Business 

Service Delivery of the Lands Commission 
 

The overarching aim of establishing formal land sector agencies is to provide relevant 

land sector information, facilitate registering of interest and provide security of title. 

Inefficiencies in the formal land sector agencies have resulted in general land market 

indiscipline. This has compelled private land owners, real estate businesses and 

residential land owners to either develop the land before registering land or take private 

security over land. The growth in the issue of illegal and violence in land sector in Ghana 

is as a result of the formal land sector agencies to provide security to title. In our 

engagement with clients, they shared the following experiences; 

 

 

 

 

 

 

 

 

 

 

 

Inefficiencies in the land market coupled with the challenges in the customary land 

ownership systems such as indeterminate boundaries and lack of clarity of the true 

owners have opened the customary land sector to several forms of abuse. The report 

explored challenges customary land owners encounter when registering property.  

 

 

“One of the challenges we face in registering property is the inability of the Lands Commission 

to provide information on the true owners of the land. In some instances, you would have 

negotiated and purchased materials to begin construction of a project, and you would have to 

contest ownership of the land in court because the information on ownership you received 

earlier has changed. This affects predictability of project completion and projection of cashflow. 

If you are using debt to finance the project, you will be running into losses before the project 

even starts”- Real Estate Developers 

 

“Lack of information is major challenge in the process of registering property in Ghana. Most 

land owners do not know the process of registering property. I know people who have tried 

registering their lands and it has taken them more than 5years and even in worse cases more 

than 15years. The main problem is people don’t know the registration process.”- Residential 

Land Owner 
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The combined effects of the inefficiencies in the land market results in delays in 

identifying true owners of land, slow down the process of unlocking value of land and 

renders land an inefficient asset to support businesses and families to access capital and 

debt. Additionally, the delays may result in high prices of land in urban and peri-urban 

areas because cost of delay, litigation and other determinants of land values are 

considered in the final price of land.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

“People collude with the local government officials and the Lands Commission to sell and 

register land without my notice as the chief of the area. There are several instances I have made 

checks at the Lands Commission and found people endorsing indenture and other documents 

without permission from me”- Traditional Land Owners 

 

“If government does not intervene in the work of the Lands Commission, they will create 

challenges over land management in Ghana because of their inability to protect the true owners 

of land”-  

“When you are able to go through all the contestations and win title over the land, you have to 

pass the cost of the process of registering the property to the final consumer. The real estate 

businesses face worse crisis because sometimes the litigations may go beyond the debt service 

period.”- Real Estate Company 

 

“In most cases, you have to borrow to continue the project. This is when you win the case but 

if you lose, you will be paying a loan you didn’t even use for the intended purpose”- Private 

land owner. 
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10. Addressing Challenges to Property 

Registration in Ghana 
Land forms 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 has 

the tendency to drive growth. Where the institutions fail to assure land owners 

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 land forms the basis of sustainable land 

management. A careful perusal of Ghana’s land sector reveal lapses in the area of 

institutional effectiveness, registering customary land and digitization of land records. To 

resolve these drawbacks, we propose the following policy reforms; 

1. Decentralize land administration along the current decentralization system: 

Decentralization has been noted as one of the clear pathways to sustaining land 

management across the world, particularly in West Africa. It has become pronounced in 

land administration based on the premise that, there should be institutions to record 

land transactions wherever they occur. Customary lands form a greater proportion of 

land ownership in Ghana and the laws governing lands recognizes that the right to the 

land is inherent and does not need to be documented to be valid. Thus, customary land 

rights tenure systems could be oral. For this reason, the surest way to capture the 

customary lands in the country, is to bring the registration process closer to the people.  

The fundamental problem in Ghana’s land sector is that a system has been created to 

manage lands, however, it fails to capture majority of land transactions, i.e., under the 

customary land ownership system. Decentralizing land administration to the district and 

community level would resolve the problem of information asymmetry, which is the main 

source land sector challenges in Ghana. It will minimize centralization of information, 

reduce cost of registering property and incentivize people to register their lands. 

Fundamental to decentralizing land administration is revenue generation. As more 

people register at the district level, it enables the local authorities to map out lands for 

property rate collection and drive entrepreneurial activities in the local economy because 

land can be used as a collateral to access credit. Additionally, it would resolve the 

challenge of sporadic registration of land, clear ownership rights and proper demarcation 

of boundaries. The success of Rwanda’s land administration was built on decentralization.  

2.   Strengthen institutional capacity of formal land agencies: With the growth in demand 

for land and increasing land transactions, access to information has become extremely 

important. Textual and spatial ownership recording of land manually, cannot deliver a 

robust formal land sector institutional framework. The Lands Commission must fast track 

the completion of the Client Service Access Unit to resolve information asymmetry and 

reduce contact with land officers.  
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To minimize the level of bureaucracy in the land administration systems, the Lands 

Commission must facilitate strategic partnership with the private sector. The Lands 

Commission must outsource some of its activities to the private sector. Competition and 

the innovation would drive effectiveness of the property registration process in Ghana. 

Government must explore opportunities to increase the revenue of land sector agencies, 

improve logistics and transparency in the operations of these agencies.  

3. Build the right infrastructure and digitize land records: Geo-referencing systems and 

block chain technologies have noted as effective in improving the security of land records 

and effectiveness of formal land sector agencies. It supports information sharing from a 

central data point to connected networks across the country. Decentralization can be 

effective where information is properly linked and connected.  

Furthermore, it is important to fast track the construction of the Geographic Reference 

Networks to build modern or digital map to guide national development, land use 

planning and revenue generation. An effective digital land records minimizes cost of 

accessing information and resolves the bureaucracy in the operation of land sector 

agency. It could also facilitate access to information, which broadens the opportunities 

for the private sector such as the mortgage market.   
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