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Introduction 

► Complex land tenure system 
 Co-existence of multiple land registry systems 

 Multiple arbitration committees 

► Formal property system does exist 
 Access? 

► Majority of regularisation research done in Latin America 
 Debates about the impacts of regularisation programmes 

 de Soto, Turner, Gilbert etc 

► Informality 

► Braudel‟s bell jar 
 

 

 



Theoretical Framework 
► “The key problem is to find out why that sector of society of the past, which I would not hesitate to call 

capitalist, should have lived as if in a bell jar, cut off from the rest; why was it not able to expand and 
conquer the whole of society? [Why was it that] a significant rate of capital formation was possible 
only in certain sectors and not in the whole market economy of time?”   

      - Fernand Braudel (1982: 248) 

 

 



Theoretical Framework 

►Hernando de Soto 
 Capitalism and Representation 

 Regularisation programmes became popular 

 Capital accumulation 

 Failure of capitalism to work in the Third World 
is down to lack of formal property titles. 

 Integrating multiple systems 

 Legal title and housing improvement 

 Legal title and Access to Formal Finance 



►Modification of Braudel‟s Bell Jar Analogy 



Case Study: Ashanti Kingdom, Ghana 

Source: http://de.academic.ru/dic.nsf/dewiki/37836 



Case Study: Ashanti Kingdom, Ghana 

► Importance of land in Ghana 
 Housing, forestry, agriculture, mining, physical infrastructure 

► Common land ownership 
 Chiefs 

 Not „owners‟ of the land 

 Members are trustees 

► Socially determined land-use systems 

► 3 components of land; 
 Land itself 

 The usufruct 

 Crops, trees and houses not regarded as „part of the realty‟ 

 



Land Administration 

►Barriers to registering land 

►Land Administration Project 
 Objectives 

►To harmonise land policy and regulatory framework 
for sustainable land administration 

►Institutional reform and development 

►Improving land titling registration 

►Project management, monitoring and evaluation 

►Customary Land Secretariats (CLS) 
 80% of land is held by customary bodies 



Practical Implications 

►Challenging de Soto‟s assumptions 

 Not everyone lives in a capitalist society 

►Capitalist or Custom?  

►Beliefs and values attached to land 

 Private ownership and capital accumulation 

►Marginal relevance to West African context 

 Creation of a socially-determined „new‟ formality 

►Reality of land 

 Ownership needs to be understood as the right and 
responsibility of the living 



Recommendation 1: 
 Two Phase Strategy 

►First, integration of customary or informal 
land administration bodies 

 Lengthy process 

 Involving politicians, lawyers, arbitration bodies 

 Produce a standardised informal legality 

 



Recommendation 1: 
Two Phase Strategy 

►Second, merging the formal and 
informal/customary 

 Creating a “new formality” 

 Legitimacy of informal law due to social 
determination 

 Requires good interrelationship between 
planners and planned 

 Participation of financial institutions 

 

 



A „New‟ Formality 
► Bell jar analogy representing phase two and the formation of a „new‟ 

socially-determined formality 

 



Recommendation 2: 
Information Distribution 

►Additional funding for marketing/informing 

►New ways of channelling information and 
opportunities 

►Urban planners suffering from lack of information 

 Land titling programmes alone not sufficient 

► Increased funding for domestic research 

 Experienced academics with valuable knowledge of local 
situation 

►Robust monitoring and evaluation 



Recommendation 3: 
Streamlining 

►New department responsible for all land 
titling and registration applications 
 Pooling of resources and information 

 Reducing costs and time of titling process 

 Increase personal and organisational 
accountability 

 Working to an agreed end-state 

►Only possible in tandem with 
recommendation 1 

 



Concluding Remarks 

►Importance of land titling and private 
ownership 

►Titling programmes can never be generic 

 need for a greater understanding of the local 
context including religious or customary beliefs 

►Process by which we can move from 
common ownership to private ownership 
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