EDITORIAL 

PARTICIPATORY HOUSING DELIVERY PROGRAMME

Housing is one of the major issues in National Economic Empowerment and Development Strategy (NEEDS). Experience of practitioners in land administration and housing management in the South-East zone indicates that there is great apathy among communities because of delays in the payment, or in some cases, complete absence of compensation for land acquired for that purpose. Consequently most communities are reluctant to allow Government takes their land for housing schemes on the paltry compensation some payable. This situation is often worsened by the long delays in paying the compensation. The communities also feel very aggrieved when such lands are parcelated and allocated to non-indigenes to their exclusion (without due compensation to them). Their general attitude is flagrant resistance to any effort to take over the land. They do not however react in the same way for acquisition for public buildings and other non-housing projects which are of common public benefit. This somehow is a cause for concern to Government because the communities query housing as “overriding public purpose”.
To address this problem various State Governments have adopted an informal community–participatory programme for effective housing delivery. Governments negotiate to set aside a percentage of available plots, usually 20-25% as compensatory plots to the communities affected. Though this may not be a common legal practice, it has become a customary approach to solving the problem of access to land in most States in the South- East zone.
A much more interesting approach is adopted by Plateau State Government in the North Central zone. The cost of acquiring plots of land includes the cost of compensation and infrastructure which makes the land truly serviced and available. 
Without access to land, there can be no question of titling and economic empowerment of the people. The question of meaningful secondary transactions in such land would therefore not arise.
The issue of compensation and infrastructural facilities are therefore critical to effective land administration. Government should make adequate budgetary provisions for payment of compensation and provision of infrastructure to ensure effective housing delivery. The current informal community–participatory housing delivery programme may be a clear way forward.
Chairman/Coordinator (NTDF)
September 2006.
KEYNOTE ADDRESS DELIVERED BY HIS EXCELLENCEY, ASIWAJU BOLA AHMED TINUBU ON THE OCCASION OF THE ZONAL WORKSHOP OF THE NATIONAL TECHNICAL DEVELOPMENT FORUM ON LAND ADMINISTRATION ON TUESDAY 15TH AUGUST, 2006
PROTOCOL

I welcome all of you most warmly to the South-West Zonal Workshop of the National Technical Development Forum (NTDF) and thank the organizers for choosing Lagos State as host.

I have been informed that the NTDF was created in response to the generally expressed desire by stakeholders to establish national standards for the over-all improvement of land administration throughout the nation, and especially when all land holdings are defined and delimited by one common statutory document, the Land Use Act, tightly embedded in the constitution and requiring constitutional review or is it amendment before any changes can be made to it.
We think that the Workshop, which aimed at bringing all stakeholders in land administration from the geo-political zone together for an exchange of views, models and best practices on the current issues of land administration, is a laudable idea.

I have no doubt in my mind that this two day Workshop will make far-reaching recommendations that when interfaced with recommendations from the other Geo-Political Zones will create a basic template for land administration thereby serving as a useful policy formulation guide.  Since the provisions of the Act bind us all, the true challenge is in effecting appropriate reform that will improve capacity and efficiency and ultimately serve the public interest.  Hopefully your recommendations will be of tremendous economic, social and political benefit to the people and governments of our nation.

My conviction in this regard in borne out of our own experience with land management reform in Lagos State and its impact on land transactions generally and the spill over effect that a more efficient management of land has on the overall economic health of the state.

Demand for our limited land area in Laos, a state that accounts for over 60% of the non-oil economy, presents a unique problem in itself.  The city is growing at a humongous rate.  There is huge and completing demand for land for industry and manufacturing; for commercial ventures such as offices, hostels, shopping malls, restaurants, golf courses, car lots, banking halls, telecommunications, heliports, events centers, car parks, motor parks, markets, and so on.  There is social demand for schools, hospitals, charitable and NGO projects and institutes; there is demand for residential housing on an astounding scale, each big corporate organization desirous of building estates for its workers or as an investment and other companies set up purely as real estate companies; and with the deepening of the pension funds and the growth of the capital market, more long term funds in the market will drive the mortgage business thus creating yet more demand.
Everyday I get requests from some professional body or the other for land for their national or stat headquarters, and of course, usually they want it gratis.  And then government itself needs land for its own business:  office blocks, public schools and hospitals, local government secretariats and clinics, housing schemes and so on.

For us, not being a derivation state and deriving no revenue at all from the presence of the largest and busiest sea and air pots in West Africa, land is primarily an economic asset and our management of it is centered around this bask fact.  Allocations must be geared towards driving development without sacrificing social issues.  It is difficult balancing act but one that we modestly claim to have fairly, if not perfectly, mastered.  The process must be quick and painless and communication must be maintained between the government and the applicant.  There is too much anxiety driven by silence in our system.  If the applicant is successful, let him know early and the same if he is not.

Our main areas of reform are in the transactional areas, for instance in the land registry which is the heart of land management as it essentially records and stores valid titles and is the only statutorily recognized repository, a sine qua non for successful and hassle-frees business.  Land is the most valuable asset known to man and if your transactional machinery is inefficient then you are tying down capital.  You can ask the banks about the impact of delays in mortgage consents.  Transfers of land are transfers of capital and delay in the process strangles the economy.  Land as collateral is an economic tool and it a government doesn’t understand this then its reform will be wrong headed.  Consequently and as the key drivers of land reform in Lagos State will illustrate in their presentations, our main focus has been on improving the lands registry and in the consent to subsequent transactions procedure.
I am aware of the fact that a lot of concern has been expressed in may quarters regarding the perceived impediments to social and economic progress that the present land administration has constituted especially since the establishment of the land Use Act and I am aware of strong advocacy among may stakeholders for a review of the law. However, I am a pragmatic man and we’ve seen just how difficult it is to amend the constitution.  While law reform is no doubt an option, we have adopted an approach that looks at how far we can improve efficiency and increase revenues under the present system rather than spending fruitless hours on the at present academic exercise of amendment or abrogation.  My administration, working through a policy blue print which I had designed for me by experts before my inauguration in 1999 after a thorough examination of the existing land administration, embarked on a painstaking review of the whole system.
The result of that process was the recommendation of a complete overhaul of the system in the certain knowledge that one of the most critical indices of development is institutional reform.  Today, the stat is well on the path of substantive institutional reform, a reform that is designed to outlive its designers and provide deep institutional memory, easy succession transfer of such memory, i.e. records and responsiveness to public needs.  The focus is an improving efficiency in the provision of services thereby attracting more customer with the attendant increase in volume of transactions.  In doing so, your revenue is substantially enhanced without the need to transfer the burden of change to the public by way of increased costs.

One of the key reforms was the introduction of the fully enabled Electronic Document Management System (EDMS) which is the standard operating platform for the Land Registry and which now has over three million search-ready documents in electronic format.  The Registry inherited by the administration was essentially paper based and was in a scandalous shape with searches, a critical element of land transactions, a most frustrating and corruption ridden process and documents falling apart and hidden deep in dusty and moldy corners.  Today you can search for your document at the work stations in a maximum of 20 minutes against the old method that could take as long as a month, and get your CTC just as easily.  We have converted the Registry into a modern, igh-tech and IT compliant system, which has reduced considerably time energy in the registration and search/validation of titles in the state.  Because we are now more efficient, more people use us thus cutting down the rate of illegal transactions, and fraud and speeding up pace of transactions.  The quicker you can know the title status of a landed property the quicker you can move to the next stage.
The old saying is that ‘seeing is believing’ and so I urge you to find time to have a look at the Registry before departure.

Another substantial breakthrough in land reforms was achieved when after a most detailed review of the consent regime that we inherited, we established the 30-Day Consent procedure.  The intention was to remove the protracted delays, intricate bureaucratic red tape, frustration, corruption and manifest inefficiency associated with obtaining the Governor’s Consent to land transactions in the state. This innovation was also accompanied by generous reduction of consent fees, capital gains tax, stamp duty and registration fee etc.  And because more people use the system, revenues are up, to the tune of 1.5 billion naira on consent fees alone from January to June and I am signing consents within 30 to 45 days of the receipt of the applications.

The effects of all these efforts have reverberated throughout the entire economy of the state, which has improved the wellbeing of the people.  As the state is aware that reforms must be ongoing to achieve lasting successes and that no one can claim monopoly of knowledge, we wait anxiously to hear from our brothers and sisters of the SWS so as to share their experiences in reforms and learn from them and grow further in our attempt to better serve the public.

We have achieved quite some success also in the survey department, which, as you know, concerns the critical issue of land identification.  We are mapping the whole state and have vastly improved our capacity through the use of modern tools such as GPS and satellite mapping.  And the faster you can carry out your surveys, the faster you can issue out C of Os.

We have also recently established a department of Land Regularization which is charged with the responsibility of regularizing titles to land in acquired areas where it is no longer feasible to demolish or where the original purpose of the acquisition has been overtaken by time or events.  People who have unwittingly encroached on such land are given an opportunity to validate their holdings and become recognized state granted holders.  The goal is to capture all land within the state and thereby enhance its economic value.  

On this note, I wish you fruitful deliberations.  I also hope that those of you who are with us for the first time will find time to visit some of our importnat landmarks.

Thank you and God bless us all.

RESOLUTIONS AT THE  ZONAL WORKSHOPS OF THE NATIONAL TECHNICAL DEVELOPMENT FORUM (NTDF) ON LAND ADMINISTRATION OGRANISED IN COLLABORATION WITH BRITISH COUNCIL’S DFID 
SECOND ZONAL WORKSHOP HELD AT HILL STATION HOTEL,

JOS, PLATEAU STATE FROM JULY 4 – 5, 2006.


In continuation of the programme of the Federal Government to introduce effective and unified land administration practices and standardize the operations nationwide, the 2nd zonal workshop held at Hill Station Hotel in Jos, Plateau State for the North Central Zone resolved as follows:

1.
The Forum commended the progress made by the Federal Ministry of Housing and Urban Development through FELIS and the FCTA through AGIS in the computerization and modernization of land administration and noted the growing need for similar programmes across the States. It also emphasized the need to ensure compatibility in the process of computerization across the country.

2.
In view of the critical importance of technical expertise for effective land administration especially with the need for computerization, the forum recommended that the Ministries should embark on capacity building by exposing the officers involved in land administration to GIS training.

3.
In view of the seemingly poor implementation of the existing provisions of the Land Use Act by the operators, the Forum recommended that a National Workshop for stakeholders should be called to discuss the strategy for the implementation of the different aspects of the Act.

4.
The Forum noted the importance of title deed plans for the preparation of C of O and recommended that title deed plans should be properly referenced and tied to appropriate control.

5.
The Forum noted that title documents make land parcels very valuable and invariably a major source of revenue to Government and recommended that Government should give due attention to the process to facilitate and hasten the preparation and execution of C of O.

6.
In order to ensure coordinated land development and effective housing delivery system nationwide especially in the urban areas and to make land acquisition easier, the Forum commended the practice in various States whereby plots are allocated to the land owners in lieu of compensation and the self-paying layout scheme operational in Plateau State which substantial reduces conflict and covers part of the cost of infrastructure.

7.
The Forum noted that various Federal Government Agencies do not always channel their requests for land acquisition in the States through the Federal Ministry of Housing and Urban Development and advise such Agencies to route such requests through the Federal Ministry of Housing and Urban Development while relevant State Ministry should always insist that all such requests are appropriately channeled.

8.
For effective implementation of the objectives of the forum so as to impact on all facets of the economy, the workshop recognized the need to involve relevant officials of the Local Government councils in the programme to be able to harmonize their land administration activities with the practice at both Federal and State levels.

9.
The Forum noted that a situation where State Unilaterally revoke land allocated to Federal Government is contrary to the provisions of the Land Use Act, and recommended that States concerned should take necessary steps to restore such lands to the Federal Government.

SOUTH WEST ZONE - IKEJA LAGOS FROM 15TH – 16TH AUGUST 2006
In continuation of efforts by the Federal Government at introducing standardized practice in land administration nationwide, the 3rd Zonal Workshop of the National Technical Development Forum on land administration held in Lagos with delegates from the six (6) States comprising the South Western Geo-political Zone of Nigeria resolved as follows:

1.
States are encouraged to prepare a process manual as the primary step towards computerization of their land administration and registration process to facilitate the adoption as a common template.

2.
The Forum observed that inadequacy of compensation paid to claimants is due largely to the poor implementation of the Land Use Act.  It frowned at the situation whereby a bona fide claimant is placed in a worse position than he/she was prior to the dispossession of his/her property.  The Forum therefore calls for a stakeholders’ Workshop to critically examine all issues associated with the assessment and payment of compensation.

3.       3. 

The Forum noted with concern the disparity among States with respect to the delegation of the power to sign Certificate of Occupancy (C of O) and other titled documents and recommended that the authority to sign such documents should be delegated only to the appropriate persons as prescribed in the Land Use Act.

4.      4. 
The Forum noted that the low level of title registration is because majority of title holders are not being reached for proper enlightenment and encouragement.  The Forum thus recommends that an extensive enlightenment campaign be carried out by both the Federal and State Governments in order to generate greater awareness. 

5.
4.
The Forum decried the absence of Land Use and Allocation Committee (LUAC) in most States of the federation and call on State Governments as a matter of   priority to inaugurate such committee  where the committee has either been dissolved or does not exist so as to foster transparency and due process in land administration.

6.
The advanced level of computerization and modernization of land administration in the Federal Ministry of Housing and Urban Development especially in establishing the Federal Land Information System (FELIS) was commended. The effort of Lagos State on its Electronic Document Management System (EDMS), Federal Capital Territory Administration Geographic Information System (AGIS) and the Enugu Land Information and Management System (ELIMS) were also singled out for commendation. The Forum therefore calls on other States to emulate these authorities.

          7.
The Forum noted the need for the Federal authorities to energize the Office of the Surveyor General of the Federation to facilitate the establishment of primary controls all over the federation to provide necessary Geodetic Network reference points.  States are similarly encouraged to embark on the establishment of secondary and tertiary Geodetic Network reference control.

8.
The intention of the Federal Government to offer Technical Assistance to the States for modernization and computerization was recognized and highly commended.
TERMS OF REFERENCE FOR NATIONAL TECHNICAL
 DEVELOPMENT FORUM ON LAND ADMINISTRATION
INTRODUCTION

Land is an indispensable factor of production and a major source of wealth both to government and to individuals. Nigeria is endowed with vast land resource that needs to be properly managed. The management can only be easier if everyone involved in the process can co-operate and learn to work together across traditional divides.

The recording of ownership information at both Federal and State levels is conducted under different variants of the 1924 and 1935 Land Registration Acts. Land registration in the Southern and Northern protectorate in Nigeria was unified under the Land Registration Ordinance No. 12 of 1912. Other amendments however followed subsequently that brought about the Registration of Title Ordinance No. 13 of 1935 which remained the law on land until Nigeria adopted the Federal System of Government. While registration does not cure defects in the instrument of title, it provides good grounds for just and proper adjudication. It also gives strong recognition to the rights of those claiming under any valid form of tenure (statutory or customary).

Nigeria is very wide and may be difficult to traverse physically in search of land record information. A network of land administrations, supporting each other, will therefore be of great benefit. The varying operational differences in the individual State Land Departments mean there is need for common approaches to be developed. The National Technical Development Forum has been created by the Federal Government to help State Lands Departments to work together in a spirit of co-operation for a better land administration in Nigeria. 

The National Technical Development Forum aims at:


a.
Agreeing on ideals for uniform operation of land administration throughout the country.

b. Agreeing software standards to enable future interoperability.

c. Establishing a consistent data recording format and data capture methods.

d. Simplifying the preparation of maps using modern technology and establishing common cartographic feature representation conventions.

e. Improving the process of land administration and registration.

f. Providing a platform for spreading best practices among States as a cost effective way of delivering improvement in land administration across Nigeria.

g. Working towards providing a uniform environment for property ownership and land rights throughout the country.

h. Generating process descriptions to help States prepare technical manuals for use in capacity building through effective staff training.

i. Instilling a sense of national common purpose and providing a network for mutual support and the open exchange of ideas.

j. Preventing unnecessary duplication of effort and potential waste of public money.

k. Promoting a cordial relationship between the State and Federal Government.

Canon Andrus N. Ukaejiofo

Chairman/Coordinator 

NTDF
REPORT  ON THE ACTIVITIES OF THE NATIONAL TECHNICAL

DEVELOPMENT FORUM AND THE ESTABLISHMET OF 

FEDERAL LAND INFORMATION SYSTEM (FELIS)
1.
NATIONAL TECHNICAL DEVELOPMENT FORUM (NTDF)
At the last National Council in Port Harcourt, Rivers State, it approved the establishment of the National Technical Development Forum (NTDF) on land administration comprising middle level professional officers who are routinely involved in land administration duties to develop uniform standards for recording land information and harmonizing the land administration systems national. The expectation is to ensure easier data exchange among the States and the Federal Government.  The Forum was inaugurated on Tuesday, April ll, 2006 at the first National Workshop on administration.  The terms of reference for NTDF among others include:

-  To agree on ideals for uniform  

    operation of land administration through out the country.

-  To agree on compatible software   

    to enable future interoperability.

-  To establish a consistent data 
    recording format and data   

    capturing method.

- To simplify the preparation of  

   Maps using modern technology  

   and   establish common  

   cartographic feature 
   representation   conventions. 

-  To generate process descriptions  

    which would help States prepare 

    technical manual.

- To work towards providing a     

   uniform environments for property                                                                 

   ownerships and land right     

   throughout the country.

-  To promote a cordial relationship  

   between the Federal  and States   

   Governments.

- To provide a platform for spreading  

   best practices among states as a  

   cost effective way of delivery 
   improvement in administration 

(i)
Workshops
In order to effectively articulate these objectives of NTDF which aims at entrenching an enviable regime of modern and functional land administration and registration series of workshops have been scheduled across the six Geo-Political Zones under the auspices of FMHUD and British Councils DFID.  Three of these workshops have been held at Enugu for the South East Zone and Jos for North Central Zone and Lagos for South West zone.  The next workshop is scheduled for Gombe for the North East zone.  The workshops have been veritable fora for: 

-
Providing an opportunity for understanding the land administration and registration systems that are operated in the different States of the federation. 

-
Offering an opportunity to harmonize the systems and establish acceptable national standards and procedures. 

· Harnessing existing best-practices in the States to ensure easier data exchange among the States and the Federal Government.  

· Establishing a common standard among the States and the Federal Government to facilitate data sharing.

-
Building a network of land administrations nationwide.

(ii)
Recommendations 
Some of the recommendations arising from the different workshops are as follows:

a.
CONFLICT RESOLUTION 

The Forum further viewed with great concern the common delays in resolving disputes arising from double allocations and encroachments on land allocated to individuals which makes land administration ineffective. The Forum therefore recommended the use of an arbitration panel as an extra-judicial approach to such resolutions when all administrative processes by the allocating authority have failed. This will serve as a bridging programme to stem quick recourse to the courts which may take a long time to resolve thereby impeding effective land administration. The suggested arbitration panel would comprise five members functioning at both Federal and State levels. The membership would include a Land Officer and a Land Surveyor in the service of the Federal Government, in the case of Federal Government allocations, or a Land Officer and a Land Surveyor in the service of the State Government, in the case of State Government allocations. In addition a legal practitioner, an Estate Surveyor and Valuer and a Land Surveyor who are not government employees but duly registered with their professional institutions and who would have had not less than ten (10) years experience shall be appointed into the Panel. 

b.
FUNDING COMPENSATION  

         AND INFRASTRUCTURE

The Forum noted with concern the poor funding of infrastructure in housing estates which adversely affects the value of land in such estates.  It therefore recommended that a substantial part of funds collected as the first line charge in land administration, namely premium and others should be invested in providing needed infrastructure in housing estates to ensure effective use and occupation of such estates. 

To ensure coordinated land development and effective housing delivery especially in the urban areas and to make land acquisition easier, the Forum commended the practice in some States whereby plots are allocated to the land owners in lieu of monitory payment. The self-paying layout scheme operational in Plateau State which substantially reduces conflict and covers part of the cost of infrastructure was recommended.

c.
INVOLVEMENT OF LOCAL   

         GOVERNMENT AUTHORITY

For effective implementation of the objectives of the forum so as to impact on all facets of the economy, the workshop recognized the need to involve relevant officials of the Local Government councils in the programme to be able to harmonize their land administration activities with the practice at both Federal and State levels.

d.
WORKSHOP ON LAND USE  

          ACT 

In view of the seemingly poor implementation of the existing provisions of the Land Use Act by the operators, the Forum recommended that a National Workshop for stakeholders should be called to discuss the strategy for the implementation of the different aspects of the Act.

e.
TITLE DEED SURVEY

The Forum decried the practice whereby some States register land and title documents using sketches without clearly defining coordinate points. It was also observed that this would make it difficult to chart and geo-reference such properties as may be required. The Forum therefore recommended that States should ensure that land title instruments brought for registration are accompanied with appropriately certified title deed plans.

NTDF has provided a forum for resolving some differences in the practice of land administration in the different States as well as the Federal level.  The Forum would work to harmonize the varying operational difference and prepare the desired common template for recording land information across the country by the end of the zonal workshops. 

2.
FEDERAL LAND INFORMATION SYSTEM (FELIS)
One of the cardinal mandates of the Federal Ministry of Housing and Urban Development is the modernization and computerization of Federal Lands Registry and to network with the State Land Registries across the country. This was translated to the establishment of the Federal Land Information System (FELIS) at the last Council in Port Harcourt in November 2005. The Honourable Minister of Housing and Urban

 Development promised that the project was to be commissioned later. The first phase of FELIS project was successfully commissioned on March 28, 2006.  This is one of the major components of the reforms in land administration.

The project provides a central database for all Federal Government Land records and internet link to the Federal Land Registry Lagos.  It is therefore a major stride in the effort to reform land administration at the Federal level in particular.    

FELIS database is also to be linked with the Zonal offices of the Ministry across the Country.  Phase one of the project has the capacity to store over ten million property records. The aim of the project is to provide ready access to reliable land information, tract different transactions in land and ensure the security of title to property owners. It is recognized that an appropriate titling, registration and fees contribute to property right infrastructure which will ultimately generate confident dealings in all categories of landed property transactions nationwide and facilitate planning for housing production and delivery.  Presently, all existing records at Federal Lands Registry have been successfully digitized and captured in the system.

Phase II of the project would involve expanding the internet link to the zonal offices to link the States.  
3.
NATIONAL LAND TITLING  

PROJECT
Title to land, proper documentation procedures and the application of technology are basic infrastructure for economic empowerment of the people, poverty alleviation and effective housing delivery. As part of the reforms in land administration, accelerated land titling programme is to be pursued. A well structured programme of land titling and registration makes land effectively dynamic and facilitates the transferability of title documents as well as increase market transaction in land.

Chairman/Coordinator (NTDF)
Department of Lands and Housing,

FMHUD

Abuja
July 2006
THE IMPLICATION OF USING SKETCH PLANS IN LAND REGISTRATION
The Cadastral plan is a legal plan derived by proper survey work for the delineation, demarcation of the surface of the earth with the specified degree of accuracy as expected by law for the titling of deed in land registration, and is also admissible as evidence before any law court. A re-occurring issue at the two previously held NTDF workshops was the use of sketch plans as part of the registrable instrument in the operation of land registration by some States. Cartographic presentations that are sketch plans used for the purpose of land titling are inappropriate, deplorably wrong and currently illegal.

Technically the strength of representation of spatial features in that exact geographic location of simple sketch plan is unacceptable. This is because the level of technical and professional procedure for such data capture is low. Hence the derivatives are unstable and  liable to ambiguity, owing to displacement errors and variations present at the time of data capture, and which because of the type of operation used, with magnitude of error can not be appreciably corrected.

A quick and normal survey operation for rough documentation for estimate purpose and non-registration matters is the compass traverse, whereupon sketch is produced. This is a survey operation susceptible to errors due to local attraction, uncoordinated origins, and ambiguous adherence to declinations corrections, instrument errors, low level of data adjustment, extant survey procedures etc. Cadastral spatial data have weight in land registration; hence the proper cadastral can only be derived from the proper “survey work” as defined and guided by the laws of the Federal Republic of Nigeria.

Survey work according to survey laws, Act No. 28 of 1962, section 7 is “the carrying out or ascertaining with a view to determining the shape or size of any part of the surface of any land”. This definition is for all purposes and the decree further constrains the practitioner of spatial capture to the allowable level of angular observation equipment and method of operation of not lower than the theodolite. The extant survey law, Cap 194, 1953 mandates that all cadastral surveys be tied to the Surveyors Registration Council of Nigeria (SURCON), which is empowered by the laws of the Federation to guide the practice of surveying in Nigeria through the issuance of technical specifications and regulations for the enhancement of the practice states that “all cadastral surveys carried out in any State of the Federation shall be tied to Government controls or any other existing higher order control where such controls exist within 5km of the survey”. Further the practitioner of surveying who is allowable to practice surveying is restricted to the definition given by SURCON Decree 1989, section 9. The true spatial definition of a prospective title deed will be partially erroneous if processed by sketch plans, due to carried forward from the initial stage of observation for data capture, hence:

· The expected goal of harmonizing the various spatial data nationwide for the common template for data recording and coordination will be a far-fetched dream owning to the variant coordinate system platforms used.

· Incorrect spatial data is derived and presented.

· The Geo-referencing operation a necessary requisite for any Land Information System will not be achievable nor possible.

· The cost implications for attempting to overcome expected problems created by the use of sketch plans in land registration will be very enormous.

The cadastral plan acceptable as a part to a registrable instrument is one that is derived from a proper survey work as defined by the current laws of the Federal Republic of Nigeria. These includes, that it is derived from linear and angular observations that are tied to Government controls which are in proper adjustment. Further, equipment to be used for survey operation must be of a sophistication not lower than a 20 second theodolite for angular observation, and procedure of Data capture is according to the laws and regulations guiding the practice of surveying in Nigeria practitioner of production of cadastral spatial data should be restricted to the definition of the laws of Nigeria, who also is expected to make use of new technological applications as the occasions demands. Geo-referencing is a necessary component to be bore in mind by any practitioner/client in the exercise of cadastral spatial data necessary for title registration. The use of sketch plans in land registration is a negate which has to be quickly corrected wherever it is practiced. The ideal for a uniform operation of land registration throughout the country is only possible when the rights tools are used. This in the end will improve the process of land administration and registration in Nigeria.

Bode Afolabi

Cadastral Survey Unit,

FMHUD
LAND ACQUISITION AND ADMINISTRATION IN ANAMBRA STATE
The Ministry of lands, survey and Urban planning Awka has three main departments, Lands, Survey, and Urban Planning department. Each of these departments is overseen by Director of Lands, the Surveyor General and the Director of Town Planning respectively; The Lands department consist of the following units:

(i)
Land Administration

(ii)
Valuation section

(iii)
The Deed Registry section

(iv)
Computer section

The Ministry is mainly concerned with Land Administration. The survey Department consists of the following unit:

(i)
Cadastral & Topographic section

(ii)
Computing section

(iii)
Cartographic section 

(iv)
Record section

It is concerned with the acquisition and analysis of data pertaining to land while the Urban Planning consists of the following units:

(i)
Cartographic section

(ii)
Horticulture section

(iii)
Regional Planning

They use the presented data in form of map/plan to design bath the Government and non-Government layouts and stipulate zones in areas for development.

In this presentation we are dealing mainly on Land administration, we shall, therefore loop together this three department to enable us portray the pattern of data management in the Ministry.

Land Administration in Anambra State revolves around the Director of Lands, who is the chief professional Adviser on Land matters to the Executive Governor of Anambra State. The Director of Lands is also the chief Valuation Officer as well as the chief Registrar of Deed.

1.0
LAND ADMINISTRATION
For effective management, land administration in Anambra State is divided into schedule namely Land Use allocation Committee, Legal section, Onitsha schedule "A", Onitsha schedule  "B" , Awka schedule "A", Awka schedule "B", idemile schedule and Nwewi schedule.

(i) LAND ALLOCATION:
The basic function of Land Administration in Anambra State is to determine who owns what, that is in plot allocation. There are two existing methods of land allocation; the executive method which is handled by the ministerial process and the ad hoc method which is mostly handled by the Land Use and Allocation.

(ii) LAND ACQUISITION AND COMPENSATION:
Section 28 (1) of the Land Use Decree of 1978 provides that it shall be lawful for the  Military Governor to revoke a Right of Occupancy while section 29 (1) – (4) goes ahead to prescribe the method for assessment of compensation. Acquisition of land is effected by using perimeter survey and survey description prepared by the survey General's office to acquire land for overriding public interest it is important that the particular public interest is mentioned in the acquisition notice, which must be signed by the Executive Governor of Anambra State or the commissioner, if the Governor delegated function to the commissioner. The Revocation Notice is published in the State Government Gazette, thereafter the affected Communities/Individual/Organization are duly served with the notice, such notice are also pasted at public places like Churches, schools, market place etc. The public officer who served the notice must swear to an affidavit of service at the relevant court. Thereafter the lands department embarks on crop enumeration/counting of economic trees and valuation of structures/unexhausted improvement in accordance with the Land Use Decree. It is very important to emphasize that acquisition is not complete until adequate compensation is paid. In case of Anambra State 20% (Twenty percent) of the plots realized in any, Government acquire layout in the State is reserved and given to the land owning communities as compensation plot. After Government has parcellated, build road, electricity, telephones, waste management school and provide basic infrastructural facilities to the layout. Such compensatory plots do not attract premia.

     (iii)
PROCESSING OF APPLICATION FOR VARIOUS LAND TRANSACTION:

         The bulk of routine matter in Land Administration comes under this subhead, it includes application for issuance of Certificate of Occupancy on State and non State land, Assignment, Sub-lease, Renewal, Mortgage, sub-division, Power of Attorney etc. Certificate of Occupancy on State land are issued when the applicant completes the payment of necessary fees while Applicant for Certificate of Occupancy on non state land must have been cleared for survey requirement, planning use clause and lands department on location outside acquired State land before the Certificate of Occupancy can be issued on completion of payment of the statutory fees. Land allocation to Federal, State Government agencies and institution are done by Exchange of letters.

2.0
VALUATION SECTION
The numerous function with which these schedule are charged are based on conservation of Government fund, generation of revenue, feasibility and viability appraisals, making sure that property transaction as near as possible to the ideal market situation so that no party is cheated.
The function of valuation schedule
(i) PROPERTY VALUATION    

          FOR ALL PURPOSES:
This includes valuation for assignment, Sub-lease, Mortgage, Renewal of lease, Compensation, Premia, Ground Rent.
(ii) REPRESENTATIONS:
It represent State, Local Government and Government-owned institution in all property details involving valuation. They represent the above bodies in the court in matter connected with disputed valuation.

(iii)
INSPECTION REPORT:The section carries out the field inspection of building for valuation purpose and writing the report.

(iv)
CROP EVALUATION

         /VALUATION:

 It organizes crop enumeration/valuation exercise in case of determination of values for damage/injurious affection emanating from compulsory acquisition.

(v)
MARKET SURVEY:

  

        This involves field survey to      

         collect information on   

         property market situation 
         date necessary for valuation   

         namely rent, sales, cost of    

         building and building 
         materials, labour etc.

(vi)
DETERMINATION OF VALUATION DATA: This involves the analysis of market survey to determine the rate for outgoing, depreciation, returns on property investment, construction of building etc.

(vii)
LAWS AND EDICT ON PROPERTIES:


         The section is involve in the analysis, formulation, interpretation and implement of Government law and Edict on property matters including rent Edict, Land Use Decree/Act etc.

3.0
LAND REGISTRY
The Land Registry are primarily concerned with the registration of all instruments affecting land within Anambra State.

The function and duties of the  Deed Registry includes:

(i)
THE REGISTRATION OF INSTRUMENTS:
The instrument could be classified as follow, Statutory Right of Occupancy, Customary Right of Occupancy, Tenancy Agreement, Assignment, Surrender, Mortgage, Deed of Release, Sublease, Power of Attorney and mining lease. "Registry Copy" A copy of the original instrument usually referred to as the registry copy is preserved in the Registry Strong Room.

(ii)
FILING OF INSTRUMENT:
These include Exchange    of letters, judgment   on Land cases.

(iii)
SEARCHES:
Member of the     

          public are allowed during 
          working   hours to conduct 
          search on payment of 
          appropriate search fee to 
          ascertain true ownership and 
          determine encumbrance.

(iv)
SUPPLY OF CERTIFIED TRUE COPIES OF INSTRUMENT ON WRITTEN REQUEST:
         Certified true copies of instrument are supplied when such request are necessitated by loss of original instrument or need to file cases in court.

(v)
COURT ATTENDANCE: The Deed Registry is often required to attend court session to tender documents. These documents are their registry copies of document. This happens when subpoena is served to the Ministry.

(vi)
CAUTION/CAVEAT:
          Any person interested in a Registered Land Instrument whose interest has been jeopardized can place caution/caveat against further deal on the property. The effect is that no entry or subsequent deal on the property is entered into the property card until notice has been given to the cautioner.

         In concluding this presentation, we want to State that the Ministry is still battling with the traditional methods of data acquisition, data processing, data analysis and data management. This sordid State of data management of the Ministry has resulted to low pace of development, loss of revenue, loss of vital data etc. by the Government. We therefore welcome the urgency and need for this workshop and suggest that a GPS/GIS based integral system be adopted. Thanks and God Bless.

· Global position system

· Geographic Information System.
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SUSTAINABLE ECONOMIC DEVELOPMENT THROUGH EFFECTIVE LAND TITLING, REGISTRATION AND MAPPING
PREAMBLE

Land reform is probably the basis for any meaningful social and economic development in any country. Every human activity takes place on land and the full potentials of land as a basic factor of production can only be realized with appropriate documentation, titling and registration. Consequently a bare base for ordinary human activities can become dynamic and more valuable with titling. However to relate the land to its relative geographic position on the earth's surface requires a good map information which would be achieved with mapping.

Nigeria is endowed with vast land resource which is largely untapped. It therefore remains DEAD CAPITAL until mapped, titled and registered. It is only then that it becomes a marketable resource and an instrument for poverty alleviation and economic empowerment. The ultimate aim of our national land reform is to unlock the wealth in land. This is the prime mandate of the Federal Ministry of Housing and Urban Development.

BACKGROUND

Nigeria has a total land area of about 924,768 sq. Km. About 80% of this total fall within the rural areas of the country leaving 20% (about 185,754 sq Km) within the urban areas. Only a small percentage of this urban land has been mapped and only a smaller percentage has been titled and registered.  It is estimated that less than 3% of Nigeria's land (approximately 26,000 sq. km) has been titled and registered. The implication is that only very few citizens are empowered to access credit with land as collateral.

PRESENT STATE OF AFFAIRS

Although title registration was introduced in Nigeria during the Colonial era in 1863, it has remained slow, inefficient and cumbersome. Many areas do not have cadastral maps in the appropriate format and it takes about 274 days to process land documentation including registration. The cost of processing the documents is also discouraging amounting to nearly 27% of the property value. The effect is that only a few people seek to secure title to their land. The overall impact on the socio-economic state of the national economy is unhealthy. Investments in the country hold little or no attraction to both local and foreign investors. Apart from the fact that the process of titling and registration are inefficient, the practices in different states vary requiring harmonization and standardization.

NEED FOR HARMONIZATION AND STANDARDIZATION.

Until 1967, there was a unified land registry system with regional and local offices in different parts of the country. There was then a common standard. That has since changed. Presently Nigeria has about 38 land registries at both Federal and State levels with varying standards. Some Local Government Areas also operate registries within their domain sometimes with land information that is at variance with that of the State. This calls for an urgent reform to harmonize and standardize the process.
THE WAY FORWARD: THE USE OF GEOGRAPHIC/LAND INFORMATION SYSTEM

The bane of land administration nationwide, apart from the absence of standard base map in the appropriate scale, is poor recording, archiving and retrieval system. Where record are available access to the is fragmented. The system is also structured poorly so that time value is lost. Until the advent of modern system of recording, storing and retrieving land data it gave land professionals nightmare to administer land in the different systems.

Computers, information communication technology and geographic information now offer essential infrastructure for quick access to land information and for introducing and implementing common standards in our land administration process. While geographic information relates to land entity to a specific location on the earth's surface, Geographic Information System (GIS) is the computer system for capturing, storing, checking, manipulating, analyzing and displaying the data so referenced. Land Information System (LIS) is GIS designed specifically for recording and managing land ownership, tenure and all subsisting rights therein.

NECESSITY FOR COMPUTERIZATION OF LAND RECORDS
· For efficient and functional land administration

· Documenting various land uses, tenure and users

· Enhancing fast preparation and issuance of title documents

· For establishing a common recording template

· Providing land information in real time

· Providing public information on land ownership

· Ensuring efficiency in system selection and configuration  as well as the compatibility of system architecture 

· Networking with State land departments

· Establish the National Land Depository 

APPLICATION OF GEOGRAPHIC INFORMATION SYSTEM (GIS)
Geographic Information relates to a specific location on the earth surface and GIS is a computer system for capturing.

PROGRAMME OF DEVELOPMENT

In order to develop geographic and land information systems that are capable of disseminating comprehensive property information a change in information philosophy and practice is required. This entails building different schema of datasets.

Integration of these discrete datasets add high value to land resource information on property.  However careful planning and management is needed to enable disparate datasets to be integrated effectively and to be useful to execute the required task.

THE ROLE OF GOVERNMENT

Throughout the world, governments have a central role to play in providing the right platform and infrastructure for collecting, disseminating and use of land information.  Such information is critical in helping land professionals fashion out policy for the overall benefit of the users.  In Nigeria it is clear that availability of efficient land services is sketchy.

Most countries today have recognized that Land Information is a valuable resource. Land Information also makes investments in land more valuable. The Government is also recognized as both the holder and governor of land, in addition to being an investor with other stakeholders. Therefore it has a pivotal role to play in making the land resource available, useable and more dynamic. 

One of the programmes 
initiated by the Honourable Minister of Housing and Urban Development was inauguration of the National Technical Development Forum (NTDF). The NTDF was approved by the National Council on Housing and Urban Development as a peer-review mechanism to facilitate harmonization and standardization of land recording system and to provide opportunity for easier data exchange among the States.

Presently a substantial volume of geo-spatial information held by Government Departments is on land, especially land registration. There is however low level of inter-departmental cooperation among relevant Government Agencies. It is even much lower between the States and the Federal Government. This is not in any way advantageous.

It is pertinent to mention that land record information data are usually in the custody of Government and they are gathered under statutory obligations to facilitate taxation and overall management of land resource. These become valueless unless and until they are used to produce wealth. The wealth can only flow when the information is available in a form that others can share. Information and communication technologies are capable of transforming these datasets to marketable commodities. These can also be made public and transparent by providing easy access in real time.

NATIONAL INITIATIVE 

In order to ensure availability of title and land information in real time, the mapping project and the global computerization of land records across the country would greatly transform property rights infrastructure. Great benefits also exist in inter-departmental cooperation which would result in critically important reforms in land administration and our national economic.

In addition the Federal Land Information System (FELIS) recently established by the Ministry is well positioned to provide a firm base to author the reforms. The initiative to collaborate with States has commenced under the National Technical Development Forum to

(i) Develop a common standard for land record information and an appropriate property rights infrastructure.

(ii) Entrench a regime of modernized and computerized land registries across the States. 

(iii) Adopt a compatible technology and system architecture for computerization of land records. 

(iv) Establish a network with States for data sharing. 

(v) Establish the National Land Depository.

The States machineries for land titling and registration need to be strengthened and equip for capacity building. The NTDF needs to be strengthened to effectively facilitate the programme of harmonizing standards and integrate the systems. The National Land Depository consequently becomes an imperative. There is need to establish it forthwith.

BUILDING THE SYSTEM

Until recently initiatives seeking to integrate Geographic Information System (GIS) with traditional land and property management systems have been low essentially because of the dearth of manpower and poor investment in the technology.  Even today various Government Departments and Agencies are still not able to receive the best of bargains in terms of technology and cost because of low capacity in the use of GIS technology.  

POOR PROPERTY DATA RECORDING SYSTEM IN THE PUBLIC SECTOR

(a) Most property data are poorly recorded and access to them is fragmented because when they are unstructured they have low value.  A sensible application of information and communication technology (ICT) and the immense power of computers help easier data collection and structuring on the desk top. 

(b)
The most effective way of taking advantage of ICT is by developing existing skills by investment, research and education as well as by creating reliable and consistent property databases  
Management of land and property functions using the computers is becoming popular with the introduction of PCGIS and internet technology. They generally run on window applications. 
Building a functional system involves selecting a suitably configured hardware, an appropriate software, Network line (LAN/WAN) the data and the people.  The people with training constitute 50% of the cost for a successful national system it is important to ensure compatibility and functionality.
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GIS LIFE CYCLE COSTS (by Andrew Coote) culled from RICS Information Journal Property Information Today and Tomorrow - Geographic and Land Information System. 

Canon Andrus N. Ukaejiofo
Coordinator FELIS

Federal Ministry of Housing and Urban Development

NEWS FLASH

TALK-TITLING UNACCEPTABLE TO NIGERIANS
Stakeholders at the third Zonal workshop in Lagos rejected talk-titling as an option for land registration.  Reacting to the paper presented by Mike Barry a Canadian expert in land titling/DFID consultant who had done an extensive research on talk titling in South Africa, stakeholders at the interactive session were of the opinion that the paper although laudable and that  Nigeria had gone beyond the stage.

Mike Barry had at the workshop demonstrated how the use of video recording could provide evidence of informal title.  The programme is expected to provide history of ownership of land as acceptable evidence for registration without detail legal documents such as survey plan. 

The forum was unequivocal that adopting talk-titling in Nigeria today would amount to setting the clock back.
KANO STATE EMBRACES COMPUTERIZATION OF LAND RECORDS
Kano State has joined the train of  States that have  commenced the computerization of their land recording and administration system.  The Honourable Minister of Housing and Urban Development Dr. Olusegun Mimiko commended the effort at his visit to Kano State Ministry of Land on July 20, 2006 during the 3rd National Council on Housing and Urban Development.

It would be recalled that at several fora the Honourable Minister had stressed the importance of modernization and computerization of land administration systems nationwide as a way of mobilizing the wealth in land. In furtherance to his commitment to modernization programme he promised to provide technical assistance to the Kano State.
NTDF RECOMMENDS A NATIONAL WORKSHOP ON THE IMPLEMENTATION OF THE LAND USE ACT
In recognition of the obvious poor and inconsistence application of the provisions of the Land Use Act, the National Technical Development Forum on Land Administration recommended a stakeholders’ workshop on Land Use Act to enable land practitioners in Governments to adopt common practicable approaches to the implementation of the Act.  This is coming against the backdrop of the unsuccessful clamour for amending the Land Use Act. 
This appears to be a popular view judges from the position of stakeholders as expressed in most of the zonal workshops of the NTDF. 
LAGOS STATE ADOPTS INSTITUTIONAL REFORMS AS A NECESSARY APPROACH TO LAND ADMINISTRATION 
In an effort to march demands for efficiency in Land Administration Lagos State has established several service arms within its Lands Department to ensure that specialized attention is given to specific needs. Some of the service department includes Departments for Computerization, Land Information, Resettlement and Regularization etc in addition to Lands Department.
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