Opening address – Recognition, support and sound administration of a diversity of land rights in
the South – Jean du Plessis, Global Land Tool Network Secretariat, UN-Habitat
a. An introduction to the terrain
Jean Du Plessis, a capacity development specialist in the Global Land Tool Network (GLTN)
secretariat, based in UN-Habitat, Nairobi, Kenya, introduced the work of the network by saying that
they used the terms ‘land’ and ‘property rights’ interchangeably as UN-Habitat and GLTN try and go
beyond the conventional definition of property rights. GLTN argue that to address the land agenda is
vital to ensuring sustainable development in both the rural and urban contexts.
From a global perspective one of the key challenges is to move away from chaotic, divided cities,
which are seen as normal, and look very carefully at where our cities in the south are heading. The
growth in the urban population in the south is particularly daunting, and the numbers are staggering
and being revisited all the time. The total urban population of the developing world will increase
from 2.3 billion in 2005 to more than five billion in 2050. The growth of cities in Africa is marked by
widespread land insecurity, with more than 70% of people falling outside any land register; in
southern Africa, this figure is 60%. The consequences are severe and include massive inequalities in
land, housing and income; the undermining of investment and the absence of services and
amenities; forced eviction, corruption and ‘land grabbing’; gender discrimination whereby women
globally own less than 3% of land; intergenerational challenges such that young people increasingly
struggle to gain access to land and housing; and the increased undermining of rural food security
and land management.
b. GLTN’s key questions
The question is: is slum development an inevitable scenario in African cities? And what is GLTN
trying to achieve given the current trends in order to avoid a scenario of massive slum formation in
African cities?
GLTN is a coalition of international organisations that are concerned with rural and urban land issues
and are trying to formulate a proactive response to move the land agenda forward by providing
appropriate land tools at a global scale to implement pro-poor land policies and land reform. A land
tool is a metaphor for a practical method to achieve a defined objective in a particular context and
which facilitates decision-making processes and implementation based on knowledge. Tools can
take the form of principles, guidelines and criteria, among others. Currently, GLTN is developing
tools on 18 subjects, grouped into five broad themes, including land rights, records and registration;
land use planning; land management, administration and information; land law and enforcement;
and land value capture. The rest of the opening address focussed on the issues of security of tenure
and participatory enumeration.
Many people living in the South rely on forms of tenure other than individual freehold/title deeds.
This applies to more than 60% of people living in sub-Saharan Africa, and 20% of urban South
Africans are living in informality. The GLTN is looking to make the basket of possible secure tenure
forms bigger so that it offers people a secure place to live whilst changing/formalising their
settlement. The GLTN supports a continuum of land rights and is looking towards a paradigm shift in
thinking about land tenure, towards general recognition of the validity of tenure forms across the

continuum. This thinking has been influenced by the growing understanding that the most
supportive frameworks are those that recognise that at a certain stage of life, it is the ability to move
and find good accommodation that is important.
c. Models of land rights: attempting to reflect reality
The GLTN have developed a continuum of land rights (see Figure 1), with formal land rights on the
one end and informal on the other. It is a contentious document, and one which has been amended
a number of times as the thinking around this area of work evolves. The Social Tenure Domain
Model (STDM) has been developed to accommodate these different forms of tenure and it is
intended to be able to record what is actually there, which is relatively easy; it is gaining legitimacy
for these tenure forms that is more difficult. The STDM is a pro-poor land information management
system for both urban and rural areas, which can be linked to the cadastral system so that all land
information can be held together. It takes into account issues such as the lack of capacity and budget
in many government departments and works with an open-source, adaptable software package that
has been designed and is in the process of being tested. In addition, GLTN has produced an early
design of the legal aspects of a pro-poor land record system, although this is still at conceptual
design phase. Essentially, what this is intended to do is address the difficulty of recording locally
recognised and constituted land rights. Kingwill et al1 have shown how difficult this actually is, which
may account for women only owning 3% of land. The current registration systems are not able to
reflect the evolving rights that are vested around women in rural settings and are generally too
complex and fluid to be easily reflected in diagrams or on title deeds.

Figure 1: GLTN Continuum of Land Rights (Du Plessis, 2012)
Currently the model is being piloted in Kenya, Uganda and the Eastern Caribbean states, and from
what has been learnt in these contexts, the intention is to share the documents and documented
experiences from the pilots, while creating more awareness and demand for the model and its
implementation. In addition, the intention is to get the STDM model accepted more broadly and gain
even greater access to comprehensive information of people’s land relations on the ground.
The GLTN is also very concerned with understanding the local context in which it fits and that
informs many of their other programmes. One such tool that has been developed to achieve this end
is ‘participatory enumeration’. The concept of participatory enumeration involves residents in data
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collection and is seen as a participatory and efficient way to generate up-to-date information about
informal settlements, while building trust between residents and local authorities. It is intended to
form the basis of locally appropriate solutions, with grassroots support. It is also a complicated
process which can run into problems, but there is incredible value in such an approach and it can be
used to build a deeper understanding of locally constructed land rights. The GLTN is engaged in
constant evaluation to see how the different programmes affect various constituencies (e.g.
women), and they have developed a set of criteria to evaluate their approach. The evaluation has
demonstrated that there are success stories, such as in Uganda, where the tool was taken up by
quite a large affiliation of people who raised their own funding and have taken over using it.
d. Past achievements and future trajectories
A few more achievements were shared, namely that there is increasing empathy and awareness in
many sectors e.g. African Union Land Policy Initiative and UN-Habitat and among a number of
different parties over the complexity of tenure forms and their need for inclusion, which provides an
opportunity to try new ways of doing things. There is an emerging paradigm shift on land tenure,
and 24 countries have passed legislation on what constitutes secure land tenure. For example, Kenya
is looking towards regularising its land policy in line with its new constitution and the new approach
to alternative tenures. There is growing recognition of problems and the need for solutions that
involve grassroots, civil society, governments, professional bodies and bilateral and multilateral
agencies. There is increased focus on transparency and good governance, and growing calls for
support in capacity needs assessment and capacity development support, and increasing use of propoor and gender-responsive land tools. A current project is investigating adapted land readjustment
as a pro-poor approach of city extension and redevelopment in the South, an approach that has
been used successfully in Germany and Japan.

