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Abstract

This paper investigates land administrationin Pakistan. Why is land administration
strategically important and challenging especially for developing countries such as
Pakistan, what exactly are the barriers and how can geospatial technologies,
literature as well as best practices related to land administration help to break these
barriers? To address these questions, this paper investigates land administration
in the country to identify barriers and their nature such as policy, legal, economic,
political, institutional and technical that are being faced at various levels of
government from national to provincial. We make use of questionnaire and semi
structured interviews of the experts involved in land administration as instrument
to collect and validate data in addition to study the latest published reports by World
Bank, US-Aid, UNDP-Pakistan, Asian Development Bank and FAO, etc. We then
critically reviewed the relevant literature in order to determine the existence of the
identified barriers and their frequency of occurrence in other countries, as well.
This procedure helps to discover the gap between theory and practice. The
literature review coupled with study of best practices is benefited to gain knowledge
about resolution of the issues. Finally, the paper presents recommendations to be
adopted by the Government of Pakistan to implement successful land
administration and management system in the country. The paper finds that
although the Government of Pakistan has vision to setup state of the art system
for land administration in the country but still it is far away from reality. The paper
concludes that sustainable development and poverty alleviation is just a dream
without an effective, efficient and fit for purpose Land Administration System (LAS).

Keywords: Land Administration and Management, Land Reforms, Barriers,
Pakistan



1. INTRODUCTION

Almost every country is facing challenges such as climate change, food and fuel
insecurity, unemployment and un-planned urbanization, deforestation,
encroachment of state land and land disputes, over-population, natural disasters
as well as quickly shrinking natural resources. All these challenges are related to
land and demand efficient and effective land administration. Only 40 countries
around the world have mature land information systems. Most of the developing
nations have 10% or less of their land in formal systems. In many countries, land
administration systems are non-existent, manual paper-based or semi-automated
systems subject to limited public access, and at significant risk of data loss and
failure due to disasters and lack of interoperability. Challenges exist to guide
countries in a programmatic way to establish more cost effective, efficient and
interoperable land administration capability, to upgrade current manual to semi-
automated processes, and to field solutions that are more automated and flexible
to new data sources and new technologies. These interoperability challenges are
faced today in countries considered as “developing” as well as those countries
designated as Official Development Assistance (ODA) recipients” (Reichardt &
Soliz, 2016).

Land is one of the main natural resources (Khan, 2011) and hub of all activities of
mankind. There is no country without land. Land is an essential component of our
lives because it is the source of our food, fuel and living needs (Ali, 2009).
Governments should pay special attention to land (Rigg, et. al., 2009). It is more
than an asset because it is linked with source of income and livelihood (Dale. and
McLaughlin, 1999). But it demands to be carefully managed, otherwise productivity
of the resources such as crude oil, natural gas, reserves of coal, forests, water,
hydropower, ores, agriculture and minerals inherited by land will decrease
considerably. On one hand, developing countries like Pakistan depend more on
these land owned resources and less on industry for its economy, on the other
hand, growing number of terrorist attacks in recent years in Pakistan has added a
new dimension and value to land administration in the country. Reliable and timely
supply of land related data is not only needed by security agencies but also by the
rescue workers and teams to save loss of human lives. For most of the poor
developing countries, land is the primary means for generating a livelihood and a
main vehicle for investing, accumulating wealth, and transferring it between
generations. Land is also a key element of household wealth (Deininger, 2004).

A 2016 World Bank report, Pakistan development update, From Stability to
Prosperity finds, “Pakistan continues to lag in realizing its tax revenue potential. In
lifting tax revenues, efforts may need to focus on strengthening authorities,
capacity to monitor and enforce compliance through market analysis, access to
data and increased options to tax audits. [Due to increasing population in the
country] as settlements grow and become denser, pressure grows on infrastructure,



basic services, land, housing and the environment (World Bank, 2016). The report
finds “A failure to manage land and housing markets has led to messy urbanization,
where cities are growing most quickly on their peripheries”. Around 20 percent of
all Pakistanis live in urban areas outside administrative boundaries, and are
‘hidden’ from official figures, the report informs. This is leading to multicity
agglomerations, which present governance challenges.

Policies don’t have teeth but they bite. Land policy is the foundation of a country’s
land administration system (Burns & Dalrymple, 2008). And one important role of
land administration system is to provide the basic infrastructure and service which
enables the implementation of land policy (Williamson, 2001). Moreover, land
policy is of fundamental importance to the good governance, sustainable
development, and the well-being of human being, especially the poor (Deininger,
2004). Thus, without involving land policy, it is meaningless to evaluate good
governance within land administration system for pro-poor. So, in this research,
land policy can be seen as the extension of land administration system which
needs to be evaluated as well.

Land administration systems of developing countries have similar kinds of
weakness such as redundant procedures, inconsistent regulations and policies,
and ingredients absence (Grover, 2007). There is no internationally accepted
governance framework or index which aims to evaluate good governance within a
certain land administration system (Steudler, et. al., 2004). In order to identify the
barriers to Pakistan’s land administration, this research benefits from the theory of
good governance. By evaluating the good governance within a land administration
system, this research exposes the hidden weakness inside the system. Thus, this
research evaluates Pakistan’s land administration system from the perspective of
good governance to find out whether the system is qualified enough to improve
current difficult conditions faced by the country.

The rest of the paper is organized as follows: Research Methodology section briefly
explains the processes adopted in carrying out this research. The “Barriers to
Pakistan’s Land Administration” section underpins the identified barriers coupled
with elaborated descriptions, implications and recommended measures. Finally,
the Conclusions and Recommendations section presents brief summary of
analysis of the barriers and future directions for further research.

2. RESEARCH METHODOLOGY

A mix of different data collection strategies were employed to identify the barriers
to land administration in Pakistan. We critically reviewed relevant literature as well
as the latest published reports by World Bank, US-Aid, UNDP-Pakistan, Asian
Development Bank and FAO etc. to identify initial list of barriers. A questionnaire
was designed and sent to 20 public and private sector organizations engaged in



management of land related information. Only 12 organizations returned the
guestionnaire which makes 60% response rate. Some semi structured interviews
of the experts involved in land administration of Pakistan were also conducted to
further purify the identified barriers and inform this research. Then implications and
recommended measures are laid down based on best practices, experts’ opinion,
guestionnaire responses, news articles and personal observations.

Figure 1. Research Methodology
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3. THE BARRIERS TO PAKISTAN’S LAND ADMINISTRATION

After implementing the research methodology (Figure 1), initially more than 100
barriers were identified and further reduced to 61 in the local context of Pakistan
included in this study. The barriers were organized into seven groups i.e. policy,
economic, social, technical, legal, political and institutional based on their
relevance and after PESTLE analytical model. The detail of barriers along with
description, implications and recommended measures based on best practices,



experts’

opinion,

questionnaire

responses,

news articles and personal
observations, is given in Table 1 to 7. However, cross-category inter-relationships
or dependencies may exist between the barriers described in the tables.

Table 1: Policy Barriers

Key: EO stands for Experts’ Opinion; QR stands for Questionnaire Response; LR
stands for Literature Review; Y stands for Yes and N stands for No.
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Barrier Evidence Description Implications Measures
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It is evident from Table 1 that land administration (LA) in Pakistan is suffering from
non-conducive policies and the policy environment. Being a privacy conscious
region, it is essential to ensure citizen’s privacy by revisiting existing policies and
making necessary changes with the help of the public in addition to experts of the
subject. It is important to prepare detailed guidelines for implementing the newly
suggested changes and in this context new policy instruments needs to be devised,
tested and adopted rather than the traditional and borrowed ones from other
regions. Land administration is a long-term objective though on the political agenda
of all provincial governments, too. As governments in the country are always fragile
and vulnerable, therefore, focus should be on enhancing the capacity of the
institutions involved in LA so that diverse policies related to LA being implemented
by various institutions could be aligned, integrated and synchronized.



Table 2: Economic Barriers

Barrier Evidence Description Implications Measures
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Pakistan is economically a less developed country and is therefore unable to
allocate generous and gigantic monetary fund to be spent on acquiring LA related
technologies and human resources. The solution is to prepare detailed financial
model that do not exist right now in the country. To complement the proposed
solution, this study also recommends that Survey of Pakistan (SoP) the national
surveying and mapping organization of the country should be involved in LA as the
organization has been part of LA activities in the past from year to year. The
inclusion of SoP in LA will bring plenty of human and technical resources which no
other organization in the country possesses.




Table 3: Social Barriers

Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
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A wide range of social issues presented in above table act as barriers to land
administration in Pakistan, too. The social barriers include low literacy including IT
literacy rate especially in rural areas, lower level of awareness, absence of portal(s),
differential access to land records information, increase in urban population and
informal settlement as well as lack of readiness. Solution to this situation lies in



creating awareness among citizens regarding formal as well as IT education to

realize and harvest the benefits of land administration in the country.

Table 4: Technical Barriers

Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
o | Y N Old and Quality of land Actions should
T O outdated land | records becomes | be taken to
o § records exist. | poorer due to update old
=< outdated land records to
~o records. facilities the
SN citizens with
NT correct
§ Ej information.
g<
N NN
LR QR | EO | Spatial - Deprived quality | Uniform spatial
9 Y N reference of land records. reference
S 8 used to - Poor should be
28 0| g, register the governance. introduced.
QO = o .
c g% 58 land data is - Promote
<o = | O ambiguous. corruption.
5 9 LR QR | EO | Limited or no Limited social Government
. vz N access to land | value of land should introduce
8| o record data by | records. mechanism for
23| @ 2 the citizen. equal access to
X O 5 o 5w
cg8l£ad land data.
88| I =
» LR QR | EO | Quality of land | - Deprived quality | -Actions should
'g Y N records is of land records. be taken to
3 poor due to eliminate
= outdated, - Poor problems of
S ) erroneous and | governance. duplicate,
% © paper-based missing faint
= Q < land records. | - Promote and erroneous
IS = corruption entries.
S <
s |EX ;
§ 2 = Computerization
3 T of land records
o} Z = should be
x - < boosted.
LR QR | EO | Demarcation - Deprived quality | Actions should
— o Y N of boundaries | of land records. be taken for
g by is ambiguous clear and proper
829 ::' due to - Poor demarcation of
S 85 < informal governance. boundaries
2 g2 . E tenures and based on
g % 3|l z< public land. - Promote geospatial
<sa | 2% corruption technologies.
—co|LR QR | EO




UN-HABITAT,2015

land parcels is
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records.

- Poor
governance.

- Promote
corruption

Barrier Evidence Description Implications Measures
Y N Complete - Deprived quality | Actions should
coverage of of land records. be taken to

complete the
coverage area
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erroneous and
duplicate
records, based
on geospatial
technologies.

From the above table, it is clear that a range of technical and technological related
barriers exist which hamper LA in Pakistan. The barriers include poor ICT
infrastructure, lack of data standards, unified data model and information sharing
platform in addition to centuries old, outdated and poorly maintained land records
possessing cadastral survey errors and missing information such as spatial
reference and land boundaries. Possible solution to the mentioned situation is to
consider LA as a purely science driven discipline rather than a judicial subject.

Table 5: Legal Barriers

Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
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Table 5 can be summarized as: LA in Pakistan is a victim of complex legal
framework, unnecessary restrictive laws and regulations, weak land rights
legislation and distinct legal administration bodies for dealing with classified land.
Therefore, people must go to court for resolution of their land related disputes. It is
therefore suggested to include professionals of various disciplines such as land
surveying and mapping, land administration, GIS and remote sensing in addition
to legal experts to assist in resolution of land related disputes.




Table 6: Political Barriers

Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
Y Y Misuse of - Damage of - Government

power by tenure security. should
political construct
figures to - Discouraging transparent,
favour legal or | business and effective and
illegal land economic accountable
administration | activities. land
related administration
activities. system.

Computerizatio
n of land
records should
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Pakistan has been a victim of political instability since its emergence in 1947.
Therefore, political governments and their initiated policies such as LA have always
been on stake as new governments seldom carry on policies of the previous
governments. This situation has developed mistrust among citizens regarding
political structure and administration reforms like LA. Consequently, political
corruption and abuse of power being a characteristic of politically instability regions
hamper implementation of LA in the country. Part of the solution can be inclusion
of citizens before initiating new programmes and policies such as LA. By doing so,
it would become difficult for new governments to wrap up initiatives of the previous
governments as masses would resist against such actions.

Table 7: Institutional Barriers

Barrier Evidence Description Implications Measures
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Barrier Evidence Description Implications Measures
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The role of institutions is of strategic importance for implementing long term
initiatives such as LA in a politically volatile country like Pakistan. The dilemma is,
no attention has been paid by previous governments to enhance capacity of the
institutions particularly involved in LA of the country. Therefore, limited capacity of
the institutions involved in LA with low skill levels of staff and limited reliance on
local champions by the Government of Pakistan impedes smooth and successful
implementation of the initiative in the country. Moreover, insufficient participation
of citizens in LA related activities, lack of governance, transparency, responsibility
and implementation strategy in addition to rigid organizational structures, week
coordination, administrative corruption, poor public sector management coupled
with lack of land related information sharing develop inertia to implement LA in
Pakistan.

4. CONCLUSIONS AND RECOMMENDATIONS

Land administration(LA) is significantly important not only for developed countries
but also for developing countries like Pakistan that depend more on land owned
resources such as agriculture than industry for its economy. Land administration
in Pakistan is more complex than it appears to be, due to diverse nature of issues
ranging from policy, economic, social, technical, legal, political and institutional as
identified and discussed in section 3.



The key policy issues include existence of non-conducive policies and the policy
implementation environment. It is therefore recommended that various department
engaged with LA in the country should be aligned and synchronized to facilitate
implementation efforts. Pakistan is economically a less developed country and is
therefore unable to allocate generous and gigantic monetary fund to be spent on
acquiring LA related technologies and human resources. This study recommends
that a detailed financial model should be developed and adopted with the
consultation of all relevant stakeholders to meet the operational, implementation
and maintenance cost of LA. The study also recommends that Survey of Pakistan,
the national surveying and mapping organization of the country should be given a
well-defined role in LA of the country as it was after independence of Pakistan till
1960.

A wide range of social issues act as barriers to land administration in Pakistan, too.
The main social barriers include low literacy rate, lower level of awareness about
LA, informal settlements as well as lack of readiness to implement LA in the
country. To realize and harvest the real benefits of LA, efforts should be devoted
to raise literacy rate as well as awareness of LA in Pakistan. In addition to social
issues a range of technical and technological related barriers also hamper LA in
Pakistan. The technical and technology related barriers include poor ICT
infrastructure, lack of data standards, non-existence of unified data model and
information sharing platform. There is need to declare LA as Geo-ICT driven
discipline to make quick progress in its implementation. The existing complex legal
framework which causes procedural delays in getting desired pace of LA
implementation, unnecessary restrictive laws and regulations as well as weak land
rights legislation has worsened the situation. Thus, people have to go to courts for
resolution of their land related disputes. It is therefore suggested to include
professionals of various disciplines such as land surveying and mapping, GIS and
remote sensing in addition to legal experts to assist in resolution of land related
matters.

Pakistan has been a victim of political instability since its emergence in 1947.
Therefore, political governments and their initiated policies such as LA have always
been on stake as new governments seldom carry on policies of the previous
governments. This situation has developed mistrust among citizens regarding
political structure and governance reforms like LA. Consequently, corruption and
abuse of power rose in the country that hampers implementation of LA. We
recommend that citizens should be involved before initiating new programmes and
policies such as LA. By doing so, it would become difficult for new governments to
wrap up initiatives of the previous governments as masses would resist against
such actions.



The role of institutions is of strategic importance for implementing long term
initiatives such as LA in a politically volatile country like Pakistan. The dilemma is,
no attention has been paid by previous governments to enhance capacity of the
institutions particularly involved in LA of the country. Therefore, limited capacity of
the institutions engaged in LA with staff of low level skills and limited reliance on
local champions by the Government of Pakistan impedes smooth and successful
implementation of the initiative in the country. Moreover, insufficient participation
of citizens in LA related activities, lack of governance, transparency, responsibility
and implementation strategy in addition to rigid organizational structures, week
coordination, administrative corruption, poor public sector management coupled
with lack of land related information sharing develop inertia to implement LA in
Pakistan.

This study reveals that several activities need to be initiated and boosted by the
Government of Pakistan for breaking the barriers to land administration in the
country and hence to support and improve sustainable development, fit for purpose
utilization of land resources, good governance, poverty alleviation, economic
development, responsible governance of tenure and home land security.
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