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Abstract 

Over the years, land policies and reforms 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. This brief examines the challenges 

to property registration, land management, and recommend critical reforms and policy 

trajectories to guarantee sustainable land management in Ghana. 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.  

1.0 Introduction 

Lands 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 have 

the tendency 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.  

Ghana has implemented several strategies, legal frameworks, and policies to improve the 

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 sales 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 the land.  

 

 

POLICY BRIEF 



 

 

 

Figure 1: A Fishbone Analysis of Challenges to Property Registration in Ghana 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.0 Land Sector Reforms 

To address the challenges to property registration and land management, the National 

Land Policy was developed in 1999 to charter a new path to addressing the fundamental 

problems associated with land management (National Land Policy, 1999). The National 

Land Policy was effectively implemented under the Land Administration Project. 

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. The programme contributed to strengthening institutional 

frameworks that streamlined land administration under the Lands Commission. The 

turnaround time for the registration of deeds was 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 the 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.  
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Figure 2: New Lands Commission 

 

Source: Lands Commission Act 2008, Act 767 

 

3.0 Key Findings  

3.1 Drawbacks in the Formal Land Sector Institutional Framework 

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 proved 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 the colonial era and over time have built different data sets. 

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

resources and legal frameworks that established the agencies. 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 in the land sector agencies working 

independently after the merger. 

The inefficiencies within the institutional framework can partly be attributed to 

information asymmetry in the land market. As population growth increases and the 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 a recording of ownership and managing land close to the 

client. The effects of the existing system are that clients need to travel to the regional 
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capital where the Lands Commission has offices to conduct search, inquiry, 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. Anxiety caused by a lack of 

information is the source of abuse of the property registration process. 

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

institutional incoherencies. Ghana runs a very complex tenure arrangement, particularly 

lands owned under the customary systems. Land could be owned by families, individuals, 

or a stool. In most cases, a parcel of land is owned by these three different groups. This 

creates the challenge of identifying who is the rightful 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 the plot has 

been registered under different interests. The land officer in this instance cannot register 

the land because true ownership is in contestation.  

The institutional effectiveness of the Lands Commission is constrained by limited 

financial resources and inadequate logistics. Infrastructure for land service activities has 

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 needs 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. 

3.2 Digitizing Land Administration in Ghana; the Status of the Ghana 

Enterprise Land Information System 

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

the general land market indiscipline have 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. 

 

4.0 Conclusion 

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.  

5.0 Addressing Challenges to Property Registration in Ghana 

Decentralize land administration along with the current decentralization system: 

Decentralization has been noted as one of the clear pathways to sustainable 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 the 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 of land sector challenges in Ghana. It will minimize the centralization of 

information, reduce the 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 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.  

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.  

To minimize the level of bureaucracy in the land administration systems, the Lands 

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

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

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

The government must explore opportunities to increase the revenue of land sector 

agencies, improve logistics and transparency in the operations of these agencies.  

 

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

blockchain technologies have been noted as effective in improving the security of land 

records and the 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 a modern or digital map to guide national development, land use 

planning, and revenue generation. An effective digital land record minimizes the cost of 

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

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

for the private sector such as the mortgage market.   

 

 

Click to watch the full video documentary  
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