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I. INTRODUCTION 

1.1 Background 

The percent of people living in Afiican cities is expected to move from 28 percent of the population in 
1988 to 40-SO percent by early in the 21st century. Given this massive shift in population location, 
these regions stand to be the focal points for concerns of poverty, health care, food security, and public 
infrastructure for years to come. Compared with rural areas, agricultural marketing and commercial 
input procurements are not as severely constrained by high transportation costs connecting urban 
consumption with interior points of food production. Because of their near proximity to major urban 
populations or intemationalj>orts, and their relatively more affordable land prices and wage_ rates than 
urban areas, peri-urban economies tend to be the nexus of high-value horticultural-production, non
traditional export growth, manufacturing and ·commercial development, and residential expansion. Also 

- the focal point of substantial in migration, these regions either stand to become the erigines of growth 
for the entire economy, or instead areas of urban spraw~ sub-standard housing, massive 
underemployment, and poverty. 

·- The project-Economic Growth in Peri-Urban Areas of Africa-was motivated by the need to better 
understand how factor markets tacilitate, enable or constrain economic growth In these dynamic zones. 
The project was also experimental. It firstly pooled the services of three US AID cooperative 
agreements specializ.ing in land, employment and financial markets to detennine whether .efficiencies of 
scale might exist in data collection,· analysis, or consultations, and secondly, whether such integrated 
&ctor market methodology would produce superior research· and policy analysis than the fonner 
secular approach. Consequently, this research had both research,· methodological, and funding 
motivations. Specifically, in what ways are factor markets and their nexus ~nabling or constraining 
ecorioffiic growth m these dynamic zones? Are peri-urban areas sufficiently important to justify 
repriorimation of donor· funding? Are there economies to_ be gained from pooling the efforts of 
multiple cooperative agreements, and taking a factor market perspective in policy analysis. 

1.2 Institutional Collaboration 

Th~ peri-urban project was a oollaborative effort involving three USAID cooperative agreements: 
. ACCESS Il of the Land Tenure Center (LTC), FIRM of Ohio State University (OSU), and SARSA Il 
. , o(the IiiStitute for Development Anthropology (IDA). Core funding was provided by USAID's fonner 

Afiica Bureau and ARTS/FARA, supplemented by mission funding, to investigate factor market 
constraints to economic growth in the peri-urban economies of three African countries-Moz.ambique 
(1990-92), The Gambia (1992-94), and Ghana (1993-95). The research program was implemented 
sequentially to minimize research bottlenecks and to enable transfer of knowledge from earlier to later 
countries. , 

Research methodology tended to segment institutional focus toward the study of certain populations. 
Populations studied by L TC tended to focus on agricultural producing households, land acquirers, or 
land disputant populations, depending on the country and research site. IDA's research primarily 
involved samples of traders and contract farmers, while OSU's research tended to focus on micro
enterprises and financial intennediaries. Local collaborators were involved in all phases of research 
design, implementation, and analysis. LTC in Mozambique worked with the Department of 
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Economics, Eduardo Mondelane University, and with the Land Administration Research Centre, 
University of Science and Technology in Ghana. IDA and OSU, for reasons of skill needs or location, 
often had to choose different collaborators for the study~ 

All three institutions-IDA, LTC, and OSU-participated collectively in the design of the survey 
methodology generally comprised of two reconnaissance and planning trips prior to research 
implementation. Unlike the past, where each cooperator tended to take a secular market approach, 
each cooperator attempted to implement an integrated factor market approach within their respective 
research methodology and population samples. These dimensions-segmentation of the peri-urban 
economy into "agent" or population (human or finns) slices, and integrated factor market research to 
studies of co~ts to growth within each slice or sector-were unifying themes in all study -
economies. 

1.3 OuUine 

. This paper is a Synthesis of the LTC research; synthesis reports on the respective studies of IDA and . 
OSU are being prepared separately. A country synthesis is first presented for Mozambique in section 
Il, for the ·Gmn~ia ~ sectio~ III, and for Ghana in section IV. The final section V assimilates and 
contrasts·the major research findings across the three country case studies under various issues or 
themes-urbaniz.ation, problems with defining peri-urban, population· settlement, employment markets, 
land-markets, land administration, land rights, capital markets, economic.growth, gender, structur81 
adjustment;.the merits of integrated factor market research, and.policy1recommendations. One 
comprehensive publication combining thework of IDA, LTC; and OSU is anticipated ·at a future time. 

·. ' 



II. MOZAMBIQUE 

2.1 Introduction 

Following independence in the late 1970s, demand for arable land in the peri-wban green zones of 
Maputo mainly came from urban or ex-fann workers moving outWard from the city. In the 1980s, the 
influx of migrants fleeing drought and civil war sharply increued land scarcity on the urban fiinge. 
Nationali7.ation created a system of overlapping and ineffective state resporisibilities that has . 
undermined the clarity, certainty, and transparency ofland administration. Through legal restrictions on 
land markets, it lncieaSed the costs associated with negotiating and monitoring infonnal land con~. 
The legal uncertainty that ensued, combined with limited surveying capacity, constrains land title and 
aeates a strong latent demand for more robust and secure property rights. Not surprisingly, this 
research conducted ~._ l 9_91 prior to the cease fire reveals recwring themes of civil strife, lack of g3inful 
employment, landlessiiess, and tenure insecurit)r. The effects oflegal uncertainty-tenure insecurity, 
high transfer costs 'and weak investment incentives-continue to retard Moz.ambique's transition to .a . 
market economy. 

2.2 Land p~licy 

According to the Moz.ambican Constitution adopted at independence, all land is owned by the state. 
Land cannot be sold, ceded, rented, pledged, or privately transferred, although land improvements may 
be mortgaged. A lease<:{ concession may be held by any individual or group with legal identity .and may 
be perpetual or temponuy (50 years with automatic renewal). Concession rights are transferable only 
by .~eritan~ .or. upon death. H~irs C81Ulot ~er land but can transfer improvements with 
authorization of the leasing authority. The.holder must utilize· the Ian~ rationally and $ide by an 
authorized development plan,· at the risk of the lease being _re\loked. A faniily's holding cannot legally 
exceed (per family,mem~er) on~uarter hectare of irrigated land and one-half hectare of rainfed land, 
unless shifting ~ltivation is practiced, in which case additional land up to 19 ·hectares may be held. 
Land left idle for 2 years without justification may be expropriated with all improvements reverting to _ 
the state without compensation. Should the state need to compulsorilY..acquire IBQd, compensation for 
improv~ents must be paid and.land of similar value must be provided. Unlike·r~_d~ntial or. 
commercial land uses where improvements hav~ c;:lear value in the law,_ compensation. is o~en _grossly 
understated in expropriation of unimproved land because land legally belongs to the state. 

The constitution and law confer to the state strong interventionist powers in land administration which 
has devolved to various agencies. At the time of independence, the Ministry of Construction and 
Water, National Planning Commission, and the National Institute of Phf5ica1 Planning were assigned 
responsibilities for land use planning in urban areas, and the Executive Council (EC) the responsibility 
ofland allocation. Other institutions were assigned land, including inter alia the Ministries of 
Agriculture, Education and Interior, and APIE, charged With renting nationalized residential properties. 
The Department of Construction and Urbani7.ation (DCU) was created within the EC in the early 
1980s to issue titles in the Maputo metropolitan and peri-urban area. Grupo Dinarniz.adors and bairro 
organi7.ations were granted local authority over land allocations. As noted by Garcia ( 1989), the · 
resulting dispersion and overlap of responsibilities, combined with constantly changing laws and 
administration, have created arbitrary and uncertain land rights, lack of clear-cut-responsibility for 
leases, a proliferation of urban technicians, and dilution of resources. 
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2.3 Green zones policy and seWement 

The economic recession following the Portuguese withdrawal at independence precipitated the 
spontaneous occupation of the agricultural land abandoned by the Portuguese, mainly by former urban 
workers, and ex-wage laborers and sharecroppers of the fonner colonial famis (quinJas). Through its 
"open-anns" policy, the government also invited rural people to occupy the apartments, houses, and 
shops abandoned by the Portuguese. The 1980s brought new land pressures to the city of Maputo 
initially from fonner Mozambican migrants prevented from working in South Afiican mines and rural 
poor uprooted·by drought, and later by the massive influx of refugees fleeing anned attacks by 
Rhodesian and South Afiican forces in the countryside. The in-migration of people from 1982-87 
caused a rapid outward expansion of settlement. By 1987, most of the best fann land in the green 
zones in districts IV to VIlI had been claimed. 

Green zones were. created to help absorb unemployed urban residents, increase food security, and 
preserve the ecology of the low-lying wetlands. The Green Zones Direct~_rate was creat¢ in 1980 to 
help coordinate fann production, monitor land use and farm infrastructure, absorb marginalized 
populations, and guarantee fann input supply. Extension offices ( c;asa agranas) were created in each 
district to implement these goals and assist in land allocations. Most marketed surplus before . 
independence was produced by Portuguese Settlers on quintas. In order to. increase food security 
following independence, the government in 1983-4 adopted ·the 'parceliiation' ·program aimed at ·
transferring underutilized quintas to private fanners with demonstrated means and capacity. 

- r . 

" 
Specific areas of Maputo were officially declared green zones in 1985, comprising three categories: 
pennanentgreen zone5with·the best fannland (mainly·demarcated areas ~mprising the quintas); 
provisional green ·zones including· land:suitable for urban ·occupation (cultivation permissible but land · 
must be vacated without' compensation wheli development begins); and dryland zones of urban 
expansion. Only land within demarcated areas ·may be registered with the DCU unless self-financed 
surveys are conducted. Three'types of titles may be issued: precarious (one-year concession); 
provisional (S-year-concession);~ ·definitive (pennanent concession). Precarious concessions are 
earmarked· for areas of planned urban expansion, or for landholders lacking potential to develop the 
land. Provisional concessions ·are intended to evolve into definitive 'title once capacity to develop the 
land is demonstrated. 

Producer associations have operated since independence when they began performing the tasks 
fonnerly canied out by labor gangs on estates (cleaning irrigation ditches). Their emphasis began to 
shift around 1985 toward providing members with farm inputs. Since about "1989, under the leadership 
of the central union, they have focused on land conflicts· and defending smaliholders against land 
grabbing, and are now striving to become a legal entity t~at would enabie them to acquire group 
registrations; unfortunately the DCU has no procedure for granting group titles for agricultural land. 

2~4 Survey methodology 

Land markets research conducted by LTC comprised three components: assistance with developing a 
factor markets baseline survey (n=320) (Graham et al. 1991}; a statistical suivey of land markets, 
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employment, and resource use (Roth et al. 1995); and a land disputes study employing case study 
analysis (Boucher et al. 1995). All were implemented in 1991. 

The land markets survey, involving 121 households (51 registered and 70 unregistered) and 162 plots 
(see figures 2.2 and 2.3), sought to examine land market and institutional constraints to economic 
growth. Titled households were randomly selected from registration lists compiled from the Maputo 
and Matola registries. Unregistered households were randomly selected from lists provided by casa 
agrirrias and producer associations. Households were split between district IV (68) with less suitable 
land for housing and district VI (53) with land more suited for residential use but lacking organi7Jltion 
of government support services (figure 2.1). Survey data were analyzed for six household strata to 
~ the impact of location (district IV vs district VI), gender (male- vs female-headed households), 
and tenure status on land acc.ess, tenure security, and ineome. 

Questions on land conflicts were incorporated in the above baseline and land market surveys to identify 
households having experienced a land dispute. Of the total dispute cases identified (n=55) a sub-sample 
(n=26) was drawn with representation in ·all eight districts in Maputo and involving all dispute types. 
Three sub-populations were initially targeted for detailed case ~stories (figure 2.4). Group (A) includes 
individuals having experienced a land related conflict sometime in the past 3-10 years (depending on 
the survey). Group (Cj, includes bairro leaders, who as intennediaries in land transfers and dispute 
resolu~on usually possess intimate knowledge ofland matters. Members of disputant categoiy (B), the 
opposing side of the dispute with group (A), were riot interviewed because of time and budget 
limitations. Semi-stru~ed interviews were administered to each disputant asking about dates and 
nature of the dispute, whether and how the dispute was resolved, parties involved, compensation, and 
expenses. Both disputants and the GD were asked-to provide general opinions on the source and 
nature of land conflicts, resolution processes, and policy solutions . .. 

2.5 Land reso_urces and employment 

Table 2.1 provides data on mean characteristics of households in the land market survey. Of the 121 
survey households, 28 pei:-cent had at least one family member living outside Mownbique. However, 
veiy few households, including female-headed, reported receiving remittances from abroad, suggesting 
that nonresident family members are usually dependents living with close kin rather than husbands 
working in the Republic of South Africa; the lower earnings of ~emale-headed households also limit the 
number of dependents they are able to support. Despite the high rates of immigration by the population 
at large, household's on average had resided in their current place of residence for a long period of time 
(30 years in Maputo and 21 years in their current bairro.) Households on average held 1.3 inigated and 
0.9 rainfed plots. Irrigated machambas averaged 0.41 ha in size, while rainfed plots averaged 0.52 ha. 
However, registered households on average had fewer plots ( 1. 7 vs 2.6) due to fewer rainfed holdings, 
but held larger irrigated machambas and total inigated hqldings and than the unregistered group. 
Although female-headed househol_ds had fewer dependents (19 percent fewer residents), their irrigated 
holdings were 64 percent smaller than the size of their male counterparts. 

Seven percent of households had a member who belonged to a cooperative and 65 percent who 
belonged to a producer association. Non-registered households had higher rates of membership in 
producer associations (90 vs 29 percent) than registered households, while rates of membership by 
female-headed households exceeded those of male-headed households (77 vs 63 percent). Those 
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Figure 2_: 

• Zona Verde Permanente Parcclada 
(Pcnnancnt Green Zone - Demarcated) 

111 Zona Verde Permanente Nao Parcclada 
(Pcnnanent Green Zone - Not Demarcated) 

:~:: Zona Verde Provisoria 
(Temporary Green Zone) 

Land Use Map Showing the Peri-Urban Green Zones (Agricultural Gardens) of Maputo 

·Bairros: 
25 De Junho (21) 
Acordos De Lusaka (44) 
Aeroporto A (26) 
Aeroporto B (2;5) 
Albazine (1) ~· 

Bagamoio (20) 
Bunhic;a (51) 
CFM (35) 
Chamanculo A (31) 
Chamanculo B (32) 
Chamanculo C (33) 
Chamanculo D (30) 
Cingatcla (48) 

· Costa Do Sol (3) · 
FPLM (11) 
Fomento (52) 
Hulene (9) · 
lngavela (41) 
lnhagoia A (23) 
lnhagoia B (24) 
Jardim (39) 
Jorge Dimitrov (19) 
Kongolote (36) 
Laulane (4) 
Liberdade (54) 
Luis Cabral (40) 
Machava (49) 
Mafalala (17) 
Magoanine (7) 
Mahotas (2) 
Malanga (34) 
Malhazine (8) 
Matola B (60) 
Matola C (61) 
Matola D (59) 
Matola F (57) 
Matola G (56) 
Matola H (55) 
Matola J (58) 
Mavalane (10) 
Maxaquene A (15) 

. Maxaqucne B (14) 
Maxaquene C (13) 
Maxaquene D (12) 
Micajuine (28) 
Nsalenc.(22) 
Patrice Lumumba (46) . 
Polana Canic;o.,A (6) 
Polana Canic;o B (5) 
S. Damaso (45) 
Trevo (50) 
Tsalala (53) ~ 
Unidade 7 (29) 
Unidade A (47) 
Unidade D (43) 
U rbanizac;ao ( 16) 
Vale Do lnfulene (38) 
Xipamanine (27) 
Zimpeto (18) 
Zona T-3 ( 42) 
Zona Verde (37) 

Map Produced By: 
Anna Storkson, 1993 

AnnaGraphics, Madison, WI 
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Figure2.2: 
H h ldl r fi 1991 L d M k t S ouse o - eve samp mg rame, an ar e urvey, M t apu o 

Unregistered/untitled Registered/titled 
households• households " 

District4 40 28 
District 6 30 23 
Total hooseholds 70 ·51 

L No machambas registered. 
b. At least one machamba retristered. 

Figure 2.3: 
Pl I r fi ot- eve samp mg rame, 1991 L dM k tS an ar e urvey, M aputo 

Definitive Provisional · Precarious 
title• . title" titlee 

District 4 · 14 16 3 
District 6 s 16 4 
Total plots .. . t -""- 19 32 7 
·a Number of plots registered with definitive title. ' 
b. Nwnber of plots registered with provisiooal title. 
c. Number of plots registered with precarious title. 
d Number of plots not registered as definitive, provisional, or precarious. 

fl .. 1 '-

Figure2.4: 
Sam lin ·Frame, '1991 Land Conflicts Stud 

Disputant 
Cat ·o 

A 
n=26 

. I Disputant : 
Cate o 

No 
title11 

59 
4S 
104 

Bai no 
Leaders 

c 
n=9 

A=First party(ies) reporting havll,g experienced·a land dispute in the last 3-IO years 
identified from earlier baseline and land market surveys. 
~ porty(ies) involved in the land dispute with (A). . 
C=Bairro leaders (Grupo Dinamizadors) responsible for land administration and 

di ute n3>lution in selected · -urbmi nei borhOOds. 

Total 
households 

68 
53 
121 

Total 
plots 

92 
70 
162 

families belonging to a cooperative mainly joined to gain access to farm inputs, or to obtain produce to 
sell in the market. Those families belonging to a producer association joined m~nly to increase security 
ofland rights and to acquire fann inputs; security ofland rights was more important for non-registered 
households than registered households. 

Despite the urban character of greater Maputo, crop and· livestock agriculture provided over eighty 
percent of the income earned by adult family members in the overall sample. Households in the 
registered category had the highest income of any group and demonstrated the most intensive land use, 
whether measured by total revenue (1,012·vs 640 mt/m2

), chemical inputs applied (89 vs 60 mt/m2
), or 

net revenue (747 vs 520 mtlm2}. Female-headed households, usually divorced, widowed or with 
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Table 2.1: 
ean ouse o M H hldCh aractensbcs, an ar et 1991 L d M k S urvey, M aputo 

Male Female Regis- Non-
District 4 District 6 b'bold b'hold tered rcgis- Overall 

bead head h'holds tered sample 
h'holds 

Nwnber of households (hh): 67 54 109 13 Sl 70 121 

Family size and migration: 
Total no. of hh members 8.9 . 10.7 9~9 8.0 10.8 8.9 9.7 
Percent hh w/ 1 + members abroad 20.9 37.0 26.6 46.2 29.4 27.1 28.l 

. · . . - --
Household Head: 
. Age (years) 48.3 Sl.4 49.9 46.2 48.2 S0.7 49.6 
Resided in Maputo (years) 29.3 31.2 29.4 36.2 29.9 30.4 30.l 
Resided in current bairro (yrs) 21.l 20.4 20.8 19.8 20.9 20.7 20.8 

Nwnber of machambas: Irrigated 1.4 1.3 1.3 1.4 1.3 1.4 1.3 
-· Rainfed 0.7 1.1 0.9 1.0 0.4 1.2 0.9 

Mean plot si7.e(ha): Irrigated .28 .S1 .44 .13 .1S .16 .41 
Rainfed" .44 .S9 .56 .10 .89 . . .38 .S2 

Fann size (ha): Irrigated .so . 60 -.S8 . .21 ·F . 1.01 . .21 .SS 
Rainfed land. .IS .36 .26 .07 - . .23 .2S .24 

. 
Membership in oooperative (%yes) · 1.5 13.0 6.4 7.7 3.9 8.6 6.6 
Membership in association {°/o yes) SS.2 1S.9 63.3 76.9 29.4 90.0 64.S 

Crop income and expenditures per m2:b ' " · .. 
Total revenue - ' ~ 804 .. 788 836 . 437 1,012 640 797 . . 
Wage costs I 128 I II' 69 108 46 · ' - 164 S1 102 
Chemical inputs 68 '·- 76 76 32 89 60 72 
Other costsc 7 .. 8 8 2 12 . ., 4 7 
Net income .. 601 63S 644 3S8 747 S20 616 

- -- --- . ... ••• 1- . ...... -
.. .. ~ - - c ... 4 •••• 

Fann and non-fann income (000 mt): ·J,287 · '" -s~06S 4,44S 739 7,473 1,610 4,081" 
Crops : 1;7js- . 4,018 3,013 . I 401 ~ .. S,S26 , 73S 2,7S4 
Livestock 784 20S S18 46 962 208 S26 
Fontl31 sector employment SS2 . S64 S97 176 464 62S SS1 
8c?lf~mployment 216 278 2S7 116 · S21 42 244 

Total income/capita (000 mt) S31 S12 S96 123 977 238 S49 
a. Excludes the majority of rainfed plots which could not be visited due to secwity risk. 
b. Excludes family labor costs. 
c. Seeds. taxes, fimn implements,' and machinerv rental services. I 

Source: Roth, Boucher, and Francisa> l 99S. 

husbands abroad, are severely disadvantaged, whether measured by land access, employment 
opportunities, gross revenue (437 vs 836 mt/m1

), chemical input use (32 vs 76 mt/m1
), or net revenue 

(358 vs 644 mt/m1
). Even after adjusting for differences in household size, the per-capita total income 

of female-headed households was still only.21 percent of that reported for the male-headed category. 
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All members of the household with at least one wage- or self-employment activity were asked to 
provide infonnation on type of work, and wage and nonwage benefits for all nonfarm. employment 
activities in which they were involved. The constructionfmdustry and service/administration sectors 
were the most significant sources of wage employment for both males and females (see tables 2.2 and 
2.3). Males participated in formal wage employment to a much higher degree than females. Women 
were found to earn less.than men in formal sector activities; wi~ the exception of the restaurant/hotel 
and health sectors, monthly wages for males were 9 to 78 percent higher than those for women. 
Although fewer adults reported self-employment relative to wage employment (80 vs 133 adults}, 
average net monthly income from self-employment activities is considerably higher (166,200 vs 50,800 
meticais), although monthly earnings for women are much lower than for men (232,900 vs 48,100 
meticais). Men tend to work in all types of self-employment activity; self-employment for women was 
mainly conUried to. petty trading. Why would household members work in wage employment given the 
higher earnings potential of self-employment? Part of the answer lies with other benefits obtained in the 
formal sector. On average, 52 percent of households engaged in wage employment received retirement 
benefits, 50 percent medical benefits, 34 percent credit assistance, 28 percent transportation services, 
and 26 percent food subsidies. These ben.efits varied widely among strata, butthe category of female
headed households was most notable for lack of access. 

2.6 Settlement and land access 
~ .. .. .. 

The majority of household heads. (51 percent) in the susvey moved to their current bairro sometime · 
during the period 1950-1973; another 36 percent moved between 1974 and 1980_, corresponding to the .. 
economic decline thai followed the Portuguese departure. Land in the green zones was mainly acquired 
through spontaneous o·ccupation or administrative allocations (table 2. 4 ). Of the 162 irrigated plots in 
the sample, 29 pereent were acquired from bairro.authorities, 15 percent through spontaneous 
occupation, l l percent from the DCU or.EC, and 11 percent from producer associations. A lower 
percentage was acquired through non-administrative mechanisms-12 percent borrowing, 9 percent 
purchases, and 6 percent through inheritance. No house~olds claimed to have .rent~-out land. 

Land acquisition modes have changed in importance over time (table 2.5). Spontaneous occupation, 
which represented 35 percent ofland acquisitions between 1950-74, had become one of the least 
important modes by 1986-92. Allocations by bairro authorities were important during the 
post-independence era (1975-80} when they assisted urban residents in settling vacated lands, and in 
the early civil war period when they helped find land for refugees. Land allocation by the DCU reached 
21 percent of all allocations in 1 ~81-85 but has since waned. Allocations by producer associations, 
essentially nil before· independence, had become predominant after 1986. Borrowings have remained 
relatively constant (10-15 percent) over time. Land purchases, once common before independence, 
virtually ceased between 1975-85 due to legal restrictions, but since 1986 have rebounded. Sellers and 
buyers contravene legal restrictions by claiming only improvements are transfei:red. Rentals have 
represented 3 percent of acquisitions since 1986. · 

A high percentage of households in all categories (3 8 percent) were interested in acquiring more land 
(Roth, Boucher, and Francisco 1995). In the overall sample, a high percentage of households would 
tum to the drupc>"Din8mizador (35 percent) for an allocation, followed by purchasing (17 percent), 
casa agrtirias (15 percent}, renting (11 percent), DCU and producer associations (7 percent each). The 
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Table 2.2: 
Monthly formal-secto ... waees, 1991 Land Market Survey, Maputo 

Females Males Overall 
Mean Mean Mean 

Income Range Income Range Income 
(000 mt) (000 mt) n . (000 mt) (000 mt) n (000 mt) n 

Conmuctionfmdusby 36.1 28-SO 8 49.8 23-80 46 47.8 54 
Service/admin 49.3 10-108 6 "73.6 . 15-326 23 68.6 29 
Cleanin!¥guard 27.S 1540 2 48.9 20-100 23 47.2 2S 
Restaurant/hotel 46.7 30-75 3 36.0 36-36 1 44.0 4 
Commerce 27.0 20-34 2 47.5 45-50 2 37.3 4 
Transportation 25.0 . 0-50 2 40.0 30-50 2 32.S 4 
Education 41.0 32-50 2 44.7 35-54 2 42.9 4 
Other - . -- · ... 0 47.6 10-105 4 . 47.6 4 
Health . 50.0 50-50 1 45.0 40-50 2 46.7 3 
Agriculture wage ~r 25.0 25-25 1 32.0 32-32 1 28.5 2 
All activities 38.5 27 54.0 106 50.8 133 
a. One individual may have multiple activities 

~-·· ~: Roth, Boueher, 8nd Francisco 1995 

Table 2.3: 
Monthly Income, Principal Self-Employment Activity, • 1991 Land Market s urvey, Maputo 

1 • .• ~ ... . . -Males Females , .•.. · . Overall 
< ·. ,, (000 mt) n (000 mt) n .. (000 mt) n 

Services: 
Gardener 300.0 1 - - 300.0 I 
Tailor 35.0 1 - . - 35.0 I 
Carpenter '. f~ 350.0 I - - ~ · 350.0' I 
Seam.mess . \ 22.5 

·-· .... 
2 22.5 2 - - -

Electrician - - 50.0 1 50.0 1 , . 
Mechanic 60.0 2 - - 60.0 2 
Mason 150.0 2 - - 150.0 2 
Painter 250.0 I . - - 250.0 I .. 
Shoemaker 18.0 I - - 18.0 1 
·Other •. 30.0 I - - 30.0 1 

Agricultural indusuy: 
Pi~ 38.4 13 50.0 I 39.2 14 
Chickens 428.3 II - - 428.3 II 
.Beekeeping 42.5 I - - 42.5 I 
Miller - - 72.0 I 72.0 I 
Fisherman · · 612.5 2 - - 612.5 2 

Conunerce: .. -. 
Grocery store owner 302.0 3 - - 302.0 3 
Vendor of manufactured goods 70.0 I 66.9 .. 10 67.3 II 

. Vendor of agricultural goods - - 46.2 14 46.2 14 
Vendor of food 37.8 2 26.0 4 29.9 6 
Chapa 100 owner b 482.5 4 - - 482.5 4 

All activities 232.9 47 48.1 33 166.2 80 
a Individual may have multiple activities. b. Urban transport service. usuallv a minivan. 
Source: Roth, Boucher, and Francisco 1995. 
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Tablel.4: 
o - eve mo e o an Pl t I d fl d acqms1tion, an ar e 1991 L dM k tS urvev, M aputo 

Male. Female ·Regis- Non- ---
District 4 District 6 b'hold h'hold tered rcgis- Overall 

bead head b'bolds tcrcd sample 
h'holds 

Nwnber of plot managers 67 57 112 12 53 71 124 
Total nwnber of plots 92 70 104 58 57 105 162 

Sex of plot manager (%female) 40.3 49.l 38.4 100.0 24.S 59.2 44.4 

Mode of plot aapllsition 
Concession from bairro (Gd) 37.4 18.3 29.7 23.5 28.8 29.2 29.0 
Spontaneous occupation 18.7 11.3 · 13.8 29.4 6.1 21.9 15.4 
Lent-in or borrowed 13.2 11.3 12.4 11.8 10.6 13.5 12.3 
Concession from Dcu/Exec. council 8.8 14.1 11.7 5.9 27.3 - 11.1 
Concession from producer as.wciation 2.2 21.l 9.0 23.5 1.5 16.7 10.5 
Purchased 12.l 4.2 9.0 5.9 10.6 7.3 8.6 
Inherited 4.4 8.5 6.9 · - 9.1 4.2 6.2 
Coiices.gon from regu/o • 2.2 4.2 3.4 - - 5.2 3.1 
Concemon, Gi-een z.ooes Office - 4.2 2.1 - 3.0 1.0 1.9 
Rented-in ,. 'i .. 1.1 - 07 - - 1.0 . 0.6 
Conceomon, MinistJy of Agriculture - 1.4 0.7 - l.S - 0.6 
Concession after evicting tenant · - 1.4 0.7 - l.S - 0.6 

a. The T'f!1(U/o was the vill82C chief installed by the colonial Pomuruese p,ovenunent .. 
-Soun::e:.Roth,.Boucher. and.Francisco 1995. 

~ . .. .. 
Table 2.5: , . T ren d. M d fL d A" • ·n 1991 L d M k t S ID o eo an CQUISJ on, an ar e urvey, M t apu o 

~ 

1950-1974 197S.:.1980 1981-1985 1985-1992 
Total aapllsitions _, 23 53 48 38 ~ ' 

Mode of aapllsition _ . -
Spontaneous ocaq>3tion 34.8 17.0 10.4 7.9 
Inherited 13.0 1.9 4.2 10.5 
Concession from bairro (Go) 17.4 35.8 . 31.S . 15.8 
Con~on from Dev/executive council - 7.5 20.8 10.5 
Purchased . ' 

., . 
17.4 5.7 18.4 -

Lent-in or borrowed 13.0 15.1 10.4 10.S 
. 1Rented-in - - - 2.6 
Concession from regulo 4.3 1.S - .. 

• Con~on frOm producer association - 1.9 14.6 23.7 
Concession from Green Z.Ones Office - 5~7 - -
Concession from MinistJy of Agriculture - - 2.1 -
Eviction of tenant - 1.9 - -

Source: Roth, Boucher, and Francisco 1995. 



high percentage who would seek to purchase or rent-in land provide further evidence of the rising 
importance of commercial transfers in the informal market. Male-headed households would tend to rely 
more heavily on commercial transactions, while female-headed households would tend to seek land 
from producer associations, Grupo Dinamiz.adors, and casa agrarias. 

Plot managers regardless of gender or titling status ·widely perceive having the right to plant vegetables 
and fruit trees, invest in infrastructure, and bequeath land to heirs (table 2.6). Restrictions on land rights 
were most apparent on land transfers and investments in buildings and improvements. The fact that 
nearly 45 percent felt they held rights to rent or sell land, despite legal restrictions, suggests both 
confusion over rights held and the ability of certain individuals to contravene the law. Growing 
vegetables or fruit trees can generally be done without involving the authorities. However, pennission 
tends to be needed on matters pertaining to pennanent structures and transfers. Registered households 
nonnally seek approval from the DCU or EC, while non-registered households nonnally seek the 
pennission of producer associations. · ·· =- ·• · .• 

2. 7 Land conflicts 

Twenty-five households reported having had a land dispute sometime over the period 1973 to 1991, 
over 44 percent of which have arisen since 1989. The principal causes included, in declining order of 
importance, conflicting title claims (multiple titles or overlapping registrations), private farmers 
expanding their holdings, projects .claiming land, border disputes with neighbors, and ex-landholders· 
reclaiming Jand. While few households have experienced a land conflict directly, most have felt the 
ripple effect oflegaluncertainty within their eonununity. Over 70 percent of households, for example, 

· were worried or very worried about losing land, and 57 percent felt disputes had recently bec0me inore· 
serious (table 2. 7). Similar to actual dispute data, households reported the major sources of current 
disputes coming from outsiders claiming land with concession papers, and the following grabbing land: 
neighbors, bairro officials, ex-landowners, theDCU, producer associations, and private landholders, in 
declining order of cecurre~ce .. The overall smTiple had alienated a total of 34 plots in previous years. In 
65 :percent of these cases, the landholders were evi~ed by the state, and lost land to private fanners, 
government, and producer associations. Less than 12 percent of all alienations involved compensation. 

Manyland disputes are traceable to the flood of migrants that haphaz.ardly occupied demarcated areas 
following independence, or to nationalization. Land conflicts in the dispute sample tended to be 

. concentrated in the permanent green zones. In some instances, migrants ~d settlers occupied 
· properties that are now being reclaimed by former landlords. Also, under the government's 
parceli7.ation program, underutilized quintas were reallocated in many cases to enterprising state 
functionaries;merchants, or others with capital or influence. Disputes sometimes arose when the DCU 
evicts tenants who fail to cany out the specified development conditions, or, land is allocated by the 
DCU to persons on land that is already occup~ed. While registration procedures call for municipal 
authorities to carefully check claims with bairro authorities, procedures were imperfectly applied. 

Table 2.8 presents data on disputant characteristics, and dispute issues and processes, based on case 
histories compiled for the 26 disputants. Because of the semi-structured nature of interviewing, absence 
ofa response does not necessarily mean that an aspect was not experienced. Most disputant cases (18) 
involved at least one party who did not reside within the community ofthe·disputed land, including 
heirs or former landowners of nationalized property, or Portuguese residents who left the country. 

.I 
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Table 2.6: 
L d . hts an -nS? ti percep ons, 1991 L dM k tS an ar e urvey, M t apu o 

Male Female Regis.- Non-
District4 District 6 h'hold h'hold tercd rcgis- Overall 

head head h'holds tcrcd sample 
h'holds 

Number of machamba managers 68 56 71 53 52 72 124 
Number of plots 90 71 144 17 65 96 161 

Manager perteives right to {°lo yes)8 .. 

Plant vegetables 100.0 100.0 100.0 100.0 100.0 100.0 100.0 
Plant fiuit trees . -- 96.7 ·- 97.2 96.5 100.0 98.S 95.8 96.9 
Build storehouse 82.2 76.1 79.9 76.5 92.3 70.8 19.S 
Build cement wall 72.2 67.6 70.8 64.7 93.8 ' 54.2 70.2 

·Build house 68.9 69.0 70.1 58.8 83.l 59.4 68.9 
Bequeath to 1amily 82.2 84.5 83.3 82.4 83.1 83.3 83.2 
Rent-out plot 52.2 36.6 47.2 29.4 55.4 38.5 45.3 
Sell plot 58.9 23.9 45.1 29.4 55.4 35.4 43.5 

Authori7.ation needed {°lo yes) b 

Plant vegetables - - - - - - -
Plant fiuit trees 1.1 1.4 1.4 - 1.5 1.0 1.2 

' Bequeath piot 9.9 8.5 10.3 - 10.6 - 8.3 9.3· 
Rent~ut plot 12.1 9.9 11.7 5.9 13.6 9.4 11.1 
Build ·storehouse 14.3 . 15.5 14.5 17.6 13.6 15.6 14.8 

- Seli'plot·--"; ·--- 15.4 18.3 17.9 5.9 28.8 8.3 16.7 
. 'Build wall 18.7 16.9 17.2 23.5 12.1 21.9 17.9 

Build house .... 19.8 16.9 19.3 11.8 18.2 . 18.8 18.S 
IL Alternate responses were ''no" or ''I don't know!' · 
b. WbC::n autharimtion .is needed, 82 to 94 percent.menti~~ having to obtain pennis,gons from the Producer usociation or 

Dcu/Executive Co\D1cil. Other sources of oennis,gon included the Casa agron·a and Gmpo Dinamiz.ador 

Source: Roth, Boucher, and Francisco 1995. · 

Most ·cases (17) involved at leaSt one elite disputant with wealth or political connections. In just under 
half of the cases (12), disputants were women who, being widowed-·or uneducated, had difficulty 
defending their rights. 

Most conflicts (20) involved residential property. The land under dispute often (14) involved multiple 
plots h~l~ by one party and sometimes multiple parties, the latter usually threatened by development 
interests. A disputant occasionally became involved in multiple, connected disputes, or in disputes 
comprising various layers ofissues and processes. In 9 cases, a contributing factor to· the dispute was 
destruction of property, such as pulling out fruit and shade trees, ~r damages to a house or building. 
Disputes over land inheritance were few (5) and were largely confined to family units, whereas the 
majority (21) involved problems with land purchase or allocation. 

Most oisputants (20) did not confront their opponents violently as a way of making their grievances 
known or receiving redress. In nearly all cases (24) a third party, usually a local authority, assisted in 
granting land, hearing complaints, mediating disputes, defining or revoking land rights, or appealing to 
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Table 2.7: 
L dC frets 1991 L dM k tS an on 1 ' 

an ar e urvev, M t apu o 

Male Female Regis- Non-
District 4 District 6 h'hold h'hold tered regis- Overall 

head head h'holds tered sample 
h'holds 

Extent of worry about l~g land: 
Very worried 49.3 68.5 59.6 . 38.5 49.0 64.3 57.9 
A little worried 14.9 9.3 11.9 15.4 17.6 8.6 12.4 
Not at all worried 34.3 20.4 26.6 46.2 31.4 25.7 28.1 
No opinion l.S .- 1.9 1.8 - 2.0 1.4 1.7 

Frequency of disputes in last 3 years (% hh): 
Much more serious than before 50.7 29.6 40.4 46.2 37.3 44.3 41.3 
More serious 16.4 14.8 16.5 7.7 15.7 15.7 lS.7 
Less serious 26.9 40.7 32.l 46.2 - 39.2 28.6 33.1 
Land disputes never a problem 4.5 11.l 8.3 - 7.8 7.1 7.4 
Noopinion • 1.5 3.7 2.8 - - 4.3 2.5 
Source: Roth, Boucher, and Francisco 1995. 

Table 2.8: 
Disputant Charactenstics and Dispute Issues and Processes, 1991 Disputant Study. Maputo 

Disputant Characteristics: 
_ ;,Local clisPutants involved 
. 1..... J• I ' . b 

~ Peasant disputants involved 
Woman .landholder involved 

Dispute Issues: 
AgriCultUral plol(s) ··-· · ·--
One plot involved 

-Destruction of property 
Land inheritance 

Dispute Pr0mses: -
Violeht~confrontation 
Third party involved 
Local authorities involved 
Police involved 
Milifa!y. involved 
LaWyerS ·involved 
Court' involved 

, Government officials involved 
Mo~. spent or lost 
Dispute appealed 
Short-lived mSpute 
Dispute resolved 
Private action by disputant 

Boucher·et al. 1995. 

No.cases No.cases 
mlh mlh 
attn"bute attribute 

8 
11 
12 

8 
12 
9 
5 

6 
24 
24 
5 
1 
1 
3 
13 
5 
6 
8 
11 
13 

No~-local/foreign disputants 
Elite disputanUnvolved 
Male landhold~r involved 

, - ·- . . 
Resideil~ plot(s) 
Multiple plo~ involved 
No destruction of property 
Land purchase/allocation 

Non-violent confrontation 
Outsiders not involved 
Local authorities not involved 
Police not involved 
Mili~ not inv~lved 
Lawyers not involved 
Court not ·involved 
Govt. .officials.not involved 
Money not spent or lost 
Dispute not appealed 
Extended dispute_(> ·one year) 
Dispute not resolved 
Action not taken bv disputant 

is 
,. • .-"".t. .. 

I'~ .-. : 
16 

20 ' 
14 
17 
21 

-
20 
2 
2 

21 
25 
25 
23 
13 
21 
20 
18 
15 
13 

~4 • • 
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higher authorities. The police were involved in only 5 cases. Military officers an~ lawyers were only 
reported in one very serious case, and the courts were involved in only 3 cases. Higher level officials 
(above the bairro authorities-e.g. DCU) were involved in half the cases (13) providing documentation, 
rendering swveying services, or offering advice, but sometimes officials were personally involved in 
disputes by virtue of their attempts to acquire the land. In only 5 cases was money spent (travel costs 
or land documentation fees) or lost in fraudulent land transactions. No disputants reported personally 
bribing authorities, although some reported that bribes are frequently offered and accepted. Disputants 
appealed their cases in only 6 instances; two disputants explained that one often experiences difficulties 
when the very officials to whom the appeal must be directed are the same parties who are transgressing 
their property rights. 

Most disputes (18) lasted more than a year, but even shorter-lived disputes threaten to resurface. 
Fifteen cases .were unresolved at the time the research ~ncluded;· however, the concept of resol1:1tion is 
very nebulOus, since it may mean disputant acquiescence but not necessarily disputant satisfaction. Half 
the cases (13) involved some sort of private action taken .by the disputant in an effort to resolve the 
dispute or bring about satisfaction for grievances (demarcating land through fencing, building 
infrastructures to assert a land claim, or confiscating fann produce as compensation). 

Both disputants and bairro leaders emphasized the impact of the war in creating the large population of 
refugees moving into small dwellings with their relatives or squatting on idle land, authorities granting 
plots to refugees, or fonner landholders returning to reclaim their holdings. Land nationalization also 
created a situation oflatent multiple claims, in which ex-owners seek to reclaim nationalized properties, 
while some tenants living in the houses since independence have made ·substantial investments. 
Ex-owners are reluctant to let tenants make improvements for fear ofincreasing property values, or the 
difficulty of dislodging tenants once investments are made. 

Disputants and leaders accused each other of deception in land transfers. Disputants accused leaders of 
using false reasons (development) fo~ eviction in order to give land to someone else.' Leaders accused 
some citizens of obtaining land under false pretenses for gift to family members, or for sale, and 
subverting the leaders' authority and the cohesiveness of the community by transacting land without 
their knowledge, selling land to multiple parties, and falsely assuming land ownership. Leaders further 
complained that citizens built dwellings, squatted, or sold land without their pefmission, and were 
concerned that occupants, especially women or refugees, could be and were evicted without warning. 
Disputants complained of other citizens, especially powerful community members, encroaching upon 
their land without consent. The informants also frequently appeared confused about how to formally 
transact land rights. In several cases, disputants paid for land that a seller did not own or that a 
community leader had no right to sell. In other cases, they approached numerous institutions in their 
~fforts to obtain title, but were referred from one agency to another-all of which denied jurisdiction 
over, responsibility for, or knowledge about the procedures for processing land claims. Officials 
sometimes arrogantly breached land rights and at other times timidly avoided decisions. 

What policy solutions would the informants propose? Aside from ending the war, disputants felt that 
expanding issuances of permanent titles was neeessary because eviction was an ever-present threat. 
They also suggested restructuring administrative levels with a clear set of duties for each and improving 
documentation. Leaders on the other hand tended to feel that ex-landowners should not be allowed to 



16 

Table2.9: 
p erception o fR . t ti B fi • 1991 L d M k t S eS?Js ra on ene its, an ar e urvey, M t apu o 

Male Female Regis- Non-
District4 District 6 h'hold h'hold tered regis- Overall 

head head h'holds tcred sample 
h'holds 

Increase security of using land 85.1 61.l 77.1 53.8 78.4 71.4 74.4 
Willin~ to invest in land · 83.6 59.3 75.2 53.8 78.4 68.6 72.7 
Ability to n:ceive credit 73.1 50.0 67.0 30.8 70.6 57.1 62.8 
Willin~ to rent~ut land 35.8 25.9 33.9 7.7 49.0 18.6 31.4 
Willin211~ to sell land 37.3 20.4 32.1 7.7 45.1 18.6 29.8 

a. Pen:ent households in strata .. "much more likely.,, 

Sourte: Roth, Boucher, and Francisco 1995. 

recover their fonner holdings and that nationalized houses should be sold to current tenants. Leaders 
scarcely mentioned land resettlement, but lru:idholders raised it repeatedly. Some people wanted full 
compensation for losses, others wanted partial compensation, and still others wanted to be assisted 
with moving ~sts and building.materials. Both.groups tended to agree that producer associations and 
cooperatives need to be strengthened to protect land rights and to disseminate infonnation. 

2.8 Registration 
Respondents in the land markets smvey, when asked about the theoretical benefits to land registratioO, 
indicated that they would-be much more likely to be secure in their land use (74 pereent, table 2.9), 
much more willing to invest in land (73 pereent), and much more likely to.receive _~redit (63 percent) .. 
Only regarding the improved abilitY to engage In land transfers did households report more constrained 

. benefits due to legal restriction. Female-headed .households perceived fewer benefits than their m81e 
counterparts. If households perceive such benefits, why do more households not register land? 
Unregistered landholders tended to feel oonsinlined by lack of awareness about land registration (34 
percent), the belief that producer associ~ti?nsl s~ould take care ofit (25 percent), -poor understanding 
of registration procedures (15 percent), or land .area.not being demarcated (9 percent). Only 4 percent 
of households expressed no interest in registration, suggesting a strong latent demand for surveying 
an,d .titling services._Registration in practice was far from unifonn. Many registered households did not 
complete all the necessary steps, and many unr~gistered households started ·the process then stopped 
for reasons of time, cost, or the belief that all steps had been completed. 

Registration cannot nonnally be granted unless the land has been demarcated. Yet, fees for surveying 
land outside the demarcated areas exceed the means of smallholders.-DINAGECA, which has the 
surveying capacity, has a mandate to register land only in rural areas outside Maputo province. The 
green zones office which has jurisdictional authority lacks surveying capacity. The DCU, with an urban 
focus, tends to allocate its scarce resources to registering urban properties. The DCU and 
DINAGECA, whose funding historically has been adequate for a much lower volume of land services, 
are in effect now levying user fees to make up for budgetary shortfalls. Requirements such as 
submitting a bank account, salary statement, or development plan, while perhaps applicable to 
capitaliz.ed fanns, are ill-suited to land holdings in the family sector. Smallholders, in addition to lacking 
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the knowledge, resources, or influence to acquire title, must also incur the risk of losing land to 
outsiders who do possess the means. 

2.9 Land Price 

Only fifteen households reported ever having purchased land, too few observations for econometric 
analysis ofland price determination. The data nonetheless reveal two important insights: nominal prices 
have risen· rapidly over time; and, although the rising price of Ian~ has sharply increased landholders' . 
wealth, it also has created a formidable barrier to potential farm entrants. Smallholders quoted prices of 
around $2,500 per plot being paid in actual transactions o.f.irrigated land, an amount roughly equivalent 
to $6,250 per hectare (b~ on the mean of 0.4 hectare per plot). Plot managers also were asked for 
the price they would pay and accept for the same plot they currently held. The average reservation 
price was 45,966,810 mt/ha ($20,894), and the.average offer price was 31,218,177 mt/ha ($14,190) 

· (table 2.10). When respondents were asked to justify the exorbitant land prices reported, they. stated 
their intention to capitalize on the strong future growth in land values. The mean price difference was 
32° percent of the reseivation price-a very high figure compared with real estate costs of around 6-10 
percent in western markets. Equations (1) to (3) represent a general model ofland-price determination 
for the i-th plot assuming perfectly inelastic Ian~ supply, · 

(1) LP'1 = LP"1 [PCo ~, U {P(M), Y, Z(M)}, Ti, A(Hq] 

(2) LP°1 ~ ~1 [PC1, ~, U {P(M), Y, Z(M)}, T1, A(Hq] 

(3) 1i = LP'1 - LP°1 . . 

where, LP'i is the reservation price that the manager would be willing to accept in disposing of his or 
her i-th plot, LP°i is the offer price that the plot manager would be willing to pay in purchasing the 
same plot, PCiis a vector of physical-quality characteristics of the i-th plot includingJand 
improvements, Li is a vector of attributes of the i-th plot's location relative to markets or infrastructure, 
U { ... }is the annual net profits of the i-th irrigated plot, and A( ... ) is a vector ofhous~hold 
characteristics representing bargaining power and infonnation asymmetry am~rig· ~ouseholds. The 
difference between the reseivation price in equation (1) and offer price in equation.(2) is the trarlsaction 
cost, ti_ in equation (3), the economic rent accruing to uncertainty and 'to intermediaries other than the 

· buyer and seller who are involved in negotiating and monitoring the transf~r cont~ct: ·· · · · 

Under competitive market conditions, attributes including plot quality (PC), location (L), plot income 
or productivitY (Il), tenure status en should prevail as principal determinants of land prices. 
Unfavorable location would theoretically lower the plot price to the extent that · labor time in 

·production and transportation cost in marketing are increased. Agricultufal profit (returns to family 
labor and land) derived from prices (P), yields (Y), commercicil inputs (Z), . and market access (M), 
should theoretically be positively related to the land price as long as Ian~ is inelastic in ·supply (which is 
surely the case in the green zones). Tenure status (T) here defined as access to title would theoretically 
lead to current landholders commanding a higher sale price and to greater willingness of borrowers to 
pay a higher purchase price as long as it confers, on balance, either greater number ofland rights, 
greater certainty of rights, and/or lower costs of transferring land. However, in markets characterized 
by administrative transactions, household characteristics (HC) might play a more important role in land 
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Table 2.10: 
Descriptive Statistics, Hypothetical Land-Price Reeress1ons, 1991 Land Market Survey, Maputo 

Mean Standard Minimum Maximum 

Hypothetical sell price (000 mt) 
Hypothetical offer price (000 mt) 
Price di1ferena: (000 mt) 

Plot-level attn'butes: 
Size of machamha (m2

) 

Topography (inclined= 1) 
Plot has salt probl~ (yes= 1) 
Plot has flood problems (scale)8 

Temire status: 
Plot registered (yes = 1) b 

Right to sell plot (yes = 1) 

Locational attnbutes: 
Dislance to nc:arm market (min) c 

Distance to nearest road (min) d 

Aca:.ss road for vehicles (yes= 1) _ · · 

Land improvements: 
Cement well (yes= 1) 
House or shed (yes= 1) 
Livestock buildinp (yes= 1) 
N~ of ~t trees (#) 

Plot productivity -·-
Net plot inoome excluding fumily labor 

. (000 mt/plot) 
0 

~ -

18,156.9 
12,331.2 
S,825.1 

3,9S4.0 
.33 
.S1 
.76 

.42 

.41 

39.3 
7.1 

·· .08 

.19 

.24 

.14 
78.1 

2,S04.6 

Deviation 
32,534.7 
26,lSl.6 
12,813.4 

7,012.2 
.47 
.so 
1.S8 

~so 
.49 

33.0 
8.2 
.27 

.39 

.43 

.JS 
lS3.8 

8,642.0 

30.0 
lS.O 
0.0 . 

170.0 
0 
0 
o· 

0 
0 

3 
0 

.. . -0 .. -

0 
O· 
0 
0 

-l,296.S 

200,000.0 
150,000.0 · 
90,000.0 

40,000.0 
1.0 
1.0 
6.0 

1.0 
1.0 

210.0 
. 4S.0 
. 1.0 

1.0 
1.0 
1.0 

1,008.0 

81,321.0 . 

Household characteristics: -
Gender of plOtmanager(rnale= I) - :s1 .so o 1.0 

· Political statUS ·cY~ = I) . .2S .43 0 l."O 
Fann :size (m2) · S,319.8 9,893.9 240.0 76,000.0 
Fann si7.e/resident (m21person) ... 440.3 776.9 , 17.0 . S,714.3 · 
Fann and nonfilnn inoome (000 mt) . 3,792.7 9,017.2 -1,228.S 81,321.0 
Nonfunn ina>me (000 mt/resident) 136.6 394.l .0 3.416.0 

L Multiplicative variable computed fran frequency of problem (O=none, 1 =problem occurs once per year, 2=problem occurs 
multiple times) .times severity of poblem ( 1 =not vay serious, l=somewhat series, 3=very serious). 

b. Precarious, provisional or definitive registration. 
c. Minutes to walk the distance. >«-·• 

d Me.am an: calculated only for thoSe observations for Which complete infonnation is available in computing the variance, 
co-variance matrix in subsequent regresmom. · · · · 

·e. A biruu)i variable, 1 if the household has a member in the Gmpo Dinamizador and bairro o~tion. 0 otherwise.· 



Table 2.11: 
E .. a1 M d I f L d P . D t . ti mp inc o e o an nee e ermma on 

Rescnration Price • Offer Price ., 
b-cocfficient standard error IKocfficient standard error 

Constant -1,365.1 (4,907.4) 863.1 (3,860.5) 
Sae of machamba (ha) 21,3678.7 * (7,321.9) 2,568.0 (5,412.6) 
Topography (l=inclined) 6,520.3 (S,312.5) . -2,040.7 (4,197.3) 
Salinity problems (y= 1) -4,785.6 (4,340.5) -3,206.2 (3,342.5) 
Flooding probl~ (scale) 3,078.7 * (1,379.2) 402.9 (1,046.5) 
Plot registered (y= 1) 16,379.0. {5,646.6) __ 7,621.4 •• (4,397.9) 
~road adjacent to plot (y=l) 28,017.2. (7,879.7) 19,664.7 • (6,257.5) 
Presence of cement well (y= 1) -19,101.4. (7,694.7) -10,131.4 •• (6,047.8) 
Presence of house or shed (y= 1) -2,528.1 (8,483.7) 5,541.6 (5,953.9) 
Presence of livestock buildin~ (y= 1) 31,800.8. (9,431.6) 17,934.3. (7,129.0) 
Nwnber of fruit trees (#) -4.5 (15.8) -14.9 (11.8) 
Farm ~resident (ha/person) 41,642.5 (64,684.9) 17,296.8* (4,861.7) 
Sex of plot manager (male=l) -738.4 (4,773.1) -160.7 (3,720.0) 
Non fimn income (000 mt/person) 7.7 (6.1) 5.1 (4.6) 
Political status (y=I) -2,866.2 (4,746.4) -3,26.5.3 (3,700.2) 
R2 .69 .68 
AdjR2 .65 .63 
n 114 109 
L The dependent variable is in units of 000 meticais. 
b. • = .OS sienifican~ •• = . 10 sienificance. 

Soun:e: Roth, Boucher, and Francisco 199~. 

allocation decisions and may dominate quality and location effects. The pervasiveness of administrative 
transactions raises the possibility that differences in human capital, wealth, and political status among 
households are creating asymmetries in infonnation access and bargaining.power. · 

Descriptive statistics for variables included in equations (1) to (3) are provided in table 2.10. Estimate 
models linking ·plot and household characteristics with land price perceptions are reported in table 2.11. 
Plot size, quality, and physical improvements (access road and buildings) were found to be significant 
and positive determinants of b~th the reservation and offer prices quoted. However, variables -· · 
representing asymmetries in info~ation and unequal bargaining position among households that might 
be expected· to distort price sign3ls in a land market dominated by administrative allocations, showed 
either inconsistent or weak effects. Further regression models were estimated that link variations in 
price differences (transaction ~sts) with household level attributes. Farm size tended to have a 
negative effect on the price difference due to the reluctance of small landholders to dispose of land for 
income security reasons, or their difficulty in bidding for land due to lack of purchasing power. A 
negative relationship between income and transaction costs, and a positive relationship. between income 
and land prices, also was found indicating the potential for small farms to exit agriculture and wealthier 
farms to expand their holdings. Land registration tended to increase transaction costs probably due to 
greater risk of detection, and loss of land, from engaging in "illegal" transfers. Gender had no direct 
influence on transactions costs per se, but gender biases were nonetheless apparent through differences 
in tenure status and farm size attributes. 
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2.10 Conclusions 

Eighteen years of socialism in Moz.ambique has left a legacy of uncertain land rights, high transaction 
costs, and strong state intervention in the land market. Although land rentals and purchases are 
becoming more frequent, the government continues its attempts to control land allocation. The -
economic costs ofland market restrictions are-difficult to enumerate but are apparent in the widespread 
occurrences of land disputes, land expropriation by authorities, encroachment by refugees and private 
fiumers, .absence of fair compensation, high perceived risks in losing land, and cumbersome registration 
procedures. There is no_ doubt that property reforms are needed and wanted, and that nationali7.ation 
and civil strife have seriously undennined tenure security. yet, land registration as it ,now exists is no 
panacea. Land registration involves an onerous set of requirements and procedures that exceed the 
abilities and means of most smallholders and are inappropriate to the needs of peri-wban agriculture. 
Smallholders are unsuccessfully turning to producer associations for protection ofland rights, a 
solution not without its own problems. Vesting powers ofland policy among multiple bodies with 
inadequate staff and resources has created a situation of too many parties with a voice in land policy, 
none of which have sufficiently c1eai-··responsibilities and resources to perform their tasks effectively. 
lndiVidual ownership -rights inay not b~-the best solution. Yet, it is difficult to see how Mo7.alllbique's -
market reforms can take hold without a land policy more geared towards serving private interests. 

-... ; ._. 

;'-



Ill. The Gambia 

3.1 Introduction 

The peri-urban areas of Banjul and Serekunda share many of the characteristics common to Afiica's 
metropolitan regions. Land giving and borrowing are giving way to an emerging market ofland rentals, 
purchases, and sales, mainly of residential property, in urban areas. The urban frontier is expanding 
rapidly, and, through the land market, is transfonning agricultural lands into compounds, and villages 
·into suburbs. High rents and land scarcity in Banjul and Serekunda are driving urbanites to seek land in 
more remote peri-urban villages, while miPts from up-river and abroad, are moving to peri-urban 
areas in search of housing, employnieh~ ·and commerclal opportunities, or to escape economic 
hardship. Urban fanning is an important source of economic growth~ Peri-urban areas with their 
favorable access to urban markets, and airport and port facilities for international trade, are well 
positioned to take advantage of horticultural production and exports. Fundamental ·questions 
nonetheless remain about its growth potential and sustainability, this study' s principal sectoral focus. 

3.2 Research methodology 

The study site is an area roughly trianglilar in shape extending from Cape Point (the northern most 
point), to Sanyang village in the southwest, and to Pirang village in the south, · excluding metropolitan 
Banjul and Serekunda (figure 3 .1 ). The .line running from Cape Point south through Serekunda to 
Welingara marks an area of dense urban settlement and commerce. The village of Sinchu Baliya at the 
bo~<;ler with Welingara (and Sinchu Alhaji several kilometers further) marks the beginning ofa very 
dyiiamic band of rapid population settlement, sprawl of cement foundations and newly finished · 
compounds, and intense cortjpetition between housing and faf.ning. About 1 S ~ of rufal landscape 
then·separates·Sinchu from Sanyang (by air) and 18 kilometers separates Sinchu from Pirang. 

Each village has different population density, land availability, infrastructure, and pro~ty to the urban 
fiinge (figure 3.2). The two Sinchu villages (Baliya and Alhaji) lie at the outskirts ofSerekunda and 
·have a relatively low land/resident ratio and are experiencing rapid settlement:-Sanyang has a relatively 
high land/resident ratio and ft'.W land _ownership conflicts. Sanyang and Pirang are of nearly equal 
distance from Serekunda, but a ·paved r<;>ad connects Pirang, and a laterite r<!!id connects Sanyang. 
Based on a 1993 population listing, village populations ranged from 169 hol'iseholds in Pirang to 443 
households in Sanyang. Forty households in each study village were randomly selected for further 
study. Structured interviews were held with the village chief (alkalo) in each village to develop case 
histories of settlement patterns, land markets, employment, and present concerns. A five-round 
statistical survey was administered to target members within each household (Roth et al. 1993). Field 
work was conducted February to August 1993. · 

3.3 SeWement history and migration 

The four sample villages were settled between the late 1800s and mid-1970s and originated in a land 
grant by the paramount chief (seY.fou) or Icing to a single individual. Families were later invited or 
welcomed to clear the land. By right of settlement, they and their descendants became founding 
families with preferential rights of cultivation and exclusion. A village typically consists of several 
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Fi20re 3.2: 
s urvev esum. an ar e D . 1993 L d M k t S urvey, e am 1a Th G b0 

Sinchu Piran2 Sanyan2 
Number of compounds in village (from listing) 260 123 417 
Number of homeholds in village (from listing) 267 169 443 
Number of households surveyed 40 40 40 

.. 

Characteristics: 
. Aa:ts by paved road to Yundwn airport H H L 

Distance or time to Yundum airport H M L 
Proximity to wban fringe H . L L 
Rate of settlement by urban migrants H L M 
Land scarcity H M L 
Increasin~ nrices for residential land H - M M 

H=hil!h. M=moderate, L=low. 

Roth, Carr, and Cochf?ne 1996. 

patrilineal kin groups (kabi/o in Mandinka) which serve the primary basis for land access and reciprocal 
.exchanges oflabor and credit. A kabi/o in tum consists of several compounds (kordo-teos) which may 
be composed of one or more production (dabada) and consumption (sinkoro) units. The dabada, the 
unit of household in thi~ analysis, is the basic production unit for men's food crops, but more loosely is 
used to refer to 8ll dependents on the production unit. Elders from the group of kordo-teos with 
foundipg family~ status constitute a governing body from which may be elected the a/kalo. Or, the chief 
may be the eldest male direct descendant of the original village founder. 

More recent anivals gene"1lly solicit land fro~ the alka/o or founding families. Newcomers who 
demonstrate a willingness to pennanently settle in the village may be granted land rights as robust as 
the.founding families t~emselves possess. Ifpennanent status cannot be obtained (a common situation 
emer8it!g,witli lantt ~city) plots inay be seasonally borrowed. Land obtained by .clearing through 
direct ljneage oonfers the most eomplete and._pennanent bundle of rights. Non-founding .family 
me~bers borrowing land ~qld annual usufruct rights, although, in practice, borrowings may: nin several 
years, and in some places annual renewals have become symbolic or disappeared. An annual tribute of 
kola-n~ts is ,usually. sufficient to obtain a piece of land, although cash rentals (kola money) or a ~ction 
of the pl~t's- harvest i~ increasing i~ importance (Freudenberger 1993). · .. - , 

Since the droughts of the 1970s and 1980s, and the decline of the groundnut industry, families have 
been substituting vegetable production for traditional crops into their farming systems. Stranger 
farming has.steeply declined due to lack of rain, decl_ine of the !;TOUndnut industry, and spread of animal 
traction, but new labor arrangements are emerging. Casual workers, mainly from up-river and the 
Casamance, are seeking employment for building fences, digging wells, gardening, and work on 
commercial farms. Households in the· study area are increasingly turning to non-fann wage- and self
employment for livelihood. 

Nmeteen of the 120 households in the three villages moved to their current location sometime in the 
previous 10 years, over 74 percent of whom settled in Sinchu. Founding families, as expected, have 
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been relatively stationary, whil~ 21 percent of non-founding households have recently immigrated to 
their current home villages. The origin of settlers is nearly equally split between urban households 
which moved out to the peri-urban sites and others who came from outlying rural areas. What factors 
were instrumental in motivating the move? Wanting to occupy a house was the single most important 
reason (67 percent). Other reasons included changing jobs, land for farming, and better access to 
utilities. Households tend to move into the urban areas of BanjuVSerekunda seeking employment, then 
later on a second move seek land for housing and/or farming. Households in Sinchu were the most 
dynamic in terms of settlement, while founding families were. most stable. 

3.4 Household socioeconomic profile 

Of the 120 households in the oveiall suivey, 36 can trace their lineage to founding families in their 
respective villages (table 3~1 ). Sinchu village contains few founding families, a function both ofits 
urbanized setting and high rates of in-migration. Household heads are predominantly male, but less So 

· in well established Pirang with greater numbers of men working or living outside the village, and more 
so in Sinchu village which is the settling point for many new arrival~. Family size .is negatively 
associated with urbaniZation and positively associated with founding family status. · 

- . . 
Ov~ one::-third of survey households had one or .more family members absent. Absentee rates were 
highest in Pirang and lowest in Sinchu, while founding families had a slightly higher rate of absenteeism 
~non-founding fami~es. Males in the 16-25 and 26-35. age categories experienced the highest rate 
of ou~-~gration. Out-migration .by femal~ is largely confined to the 16~2~ 'y~ ~ge category. This 
ou~-~gr:ation has ~~ted a bi-polar population di~~.ution in Pirang and S3:11yapg, ~bile their 
settlemenr on the metropolitan periphery _is leading to a younger age distribution .in Sinchu village. 

Households in Pirang and Sanyang and founding families tend to be better· educated, have higher 
En~ ~~,~bit .~ighter ethnic settlement, are oid~r, and: have .larg~r fai~n~·s~s than households 
in .the:immooiate' peri-urban area. Males tend to be better educated and possess.better language skills 
thaD fem~es. Land·acceSs, measured by whether an"individual is a plot manager, is f8irly equal among 
male and female categories forthe age groups 0-15 and 36-~5. A much higher .percentage of females 
are agricultufal plot managers in the 16-25 and 26~35 age' groups, parti31ty' reflecling the higher 
percentage iof mSJes in these categories that resid~ away· from th~ household ... . l ' 

" - ' • o , _ L ~ • I ' .o. , 

Compared with other peri-urban areas examined (Roth ei·al. for Maputo,-1995), households have 
relatively few durable assets; only I 0 percent of households in the overall sample had a stove, and 3 
percent a tel~vision. Livestock holdings in Sinchu are mainly confined to small ruminants and 
pigs-animals well adapted to confinement rearing. Cattle are more important.in Pirang (3.4 animals) 
and Sanyang (3.9. animals). Physical assets .of founding families stand out in one important regard-size 
of cattle holdings. Around 25 percent of founding families are major owners of cattl~ herds within the 
village during the dry season. They also own greater numbers of cattle (5.4 vs 1.2 animals) and oxen 

f (.4 vs .2 animals). A major holder ofa herd exercises considerable rights concerning the fields upon which the 
herd is tethered-an impo~t means of gaining access to manure for improving soil fertility. 

3.5 Employment and income 

Each economically active adult was asked about cash and in-kind remittances (exceeding 250 
dalassis/transaction) ($1.00=D8.30 in 1992-93) received during the previous year. Of the 1.20 sUJ:vey 
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TableJ.l: 
Household Composition and Settlement, 1993 Land Market Survey, The Gambia • 

Non-
Founding Founding Overall 

Sinchu Piran2 Sanynn2 Family Familv Sample 
Nwnber of males in sample 164 205 . 251 209 411 620 
Number of females in sample .189 . 204 216 207 402 609 

Fowlding family {°lo yes) 7.5 37.5 45.0 100.0 - 30.0 
Sex of household bead (%male) 97.6 85.0 92.5 86.1 94.1 91.7 

Mean family si7.e: 8.8 10.2 11.7 11.6 9.7 10.2 
·Males 4.1 S.l 6.3 S.8 4.9 S.1 
Females --·4.7 

.-
S.l 5.4 S.8 4.8 S.l 

.. -
Livestock holdin~ (% with)b - 10.0 17.5 25.0 2.4 9.2 

Households with members absent(%) 12.5. 62.5 27.5 41.7 31.0 34.2 

Residents absent {°lo yes): 
: 

Males 3.0 16.6 8.0 10.S . 9.0 9.5 
Females 2.1 8.8 4.2 6.3 4.5 5.1 

·-

Families who lived elsewhere.in previous . 35.0 5.0 7.5 2.8 21.4 15.8 
10 vears C°/o) · ·• ~ -
a. A'-' nieaDs zero cr·'oegligible. 
b. At leU one household member-is a maior owner.of a cattle herd present in the villn~e durin~ the dry season. -

Table 3.2: 
N F on- arm E mp oymen tActi "f 1993L dM k tS VJ 1es, an ar e urvey, e am 1a 

r. 

Non-

- - ~ - -- Fo~~?g Founding Overall 
- - Sirichu Pirang San yang Family A _..Family Sample 

Percent ~~ouseliol~.n:cejying remittances 20.0 37.5 7.S 25.0 20.2 21.7 
. - ' 49 Nwnber·or remittances n:ceived 11 35 3 26 . 23 

I 
... 

Percent of households with (% yes):b 
Wage-employin"ent · 57.5 40.0 25.0 .36.i 42.9 40.8 
Self-employment 80.0 55.0 37.5 52.8 59.5 57.7 

Nwnber of jobs per household: 
·Wage-employment .40 .78 .45 ".61 .51 .54 
Self-employment 1.20 .73 .48 .64 .87 .80 

Nwnber of persons employed per h ,hold: 
Wage-employment .40 .65 .43 .59 .45 .49 
Self-employment l.15 .67 .48 .64 .82 .77 

a. A '-' means zero or negligible. 
b. At least one fomilv member in household is emploved in wnge- or self-t."tnplovmrnt activities. 

Roth, Carr, and Cochrane 1996. 
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households, 22 percent received a total of 49 remittances (table 3.2). Pirang village reported the highest 
level of remittances received and Sanyang the lowest. The vast majority were remitted by males mostly 
residing outside The Gambia or Senegal (51 percent). Another 31 percent came from individuals , 
residing in the vicinity of Greater Banjul. About one-half of the remittances in the overall sample were 
sent by non-household members, although the narrow definition of household 'used in this study 
excludes close.kin or the wife's family in the case of a married spouse.1 Of the 49 transactions, 25 were 
in the fonn of cash, and the remainder were rice, cloth or clothing, jewehy, electronic goods, or sheep. 
Oddly, m~st of the remittances of rice (9 of the 12 cases) were received in Pirang,-·the principaJ rice 
growing area. 

Various indicators of non-farm employment are presented in table 3 .2. On average, 41 percent of. 
survey households have one or more members who hold a salaried job, and 58 percent have members 
who are self-employed. Rates of wage-employment and self-employment are highest on the urban 
fiinge. Individual wage- and self-employment activities are aggregated in table 3.3 into six sectors of . 
employment: teaching; construction and trades; services; fishing; livestock husbandry and agriculture; .__,_ 
military and civil service; and cominerce. Of the 65 (96) wage-employment (self-employment) jobs 
worked by households m the sample, 40 (15) percent are associated with services, 22 (32) percent 
involve construction or trades, 14 (13) are related to agriculture, 14 (-)percent involve teaching, 8 (-) 
percent are salaried jobs in the military or civil service, and 3 ( 40) percent involve business or 
commercial activities~ Of the 161 total jobs reported, only 11 involved activities on large-scale 
commercial fanns. ·Membership in a founding family tends to increase the likelihood of employment in 
teaching (27 vs 7 percent) and the civil service (18 vs 2 percent). Conversely, membership in a 
non-founding family is more 'closely linked with wage-employment in the construction and trades 
sector (28 vs 9 percent). Both have nearly.equal rates of participation in services. 

Average· months worked in salaried employment exceeded self-employed labor time (table 3.3). Wage 
employment tends to offer lower pay (0420/mth) but also tends to confer greater non-monetary 

. benefits as indicated~ table 3.4. Regional wage-rate comparisons per type.of employment are 
constrained by too few observations. CoriSidering all sectors oombined, however, both wage rates and 
self-employmei:it earnings are higher in Pirang ~d Sanyang villages at the outskirts of the study area. A 
number of factors contribute to lO\Yer wage earnings in Sinchu village: the recent settlement of many 
Sinchu households, the village's younger age distribution, its lower education and language ratings, and 
the abundant supply of under-employed labor within the greater metropolitan area. 

Wage-employment in the three villages is dominated by males; only 3 of tl)e 65 salaried jobs in the 
overall sample are held by women. Female participation (24 of96) in self-employment activities are 
higher. Whereas men tend to work in all sectors, the vast majority of women (22 of24 self employed 
jobs) tend to be engaged in commercial activity, mainly petty trade. Only for commercial activities are 
the number of cases sufficient to compare wage rates by .gender; there, self-employed earnings of 
females are somewhat comparable to that of males (0797 /mth vs D689/mth). However, it is in their 
exclusion from other sectors that women confront the most serious bias. Of the 65 (96) 
wage-employment (self-employment) jobs in the sample, 3 (-) percent offer subsidized food, 15 (6) 

1 A household is defined as all members who pool their resources in production, share in the 
output, ~d were resident for at least 6 months during the previous year. 



27 

Table3.3: 
T ypeo rw a2e- an d S If. E e - mp~oymen t Acti ·n 1993 L d M k t S VI es, an are urvey, Th G b" • e am 1a 

Non-
Founding Fowiding Overall 

Sinchu Piran~ Sanvane Family Family Sample 
Total number of wage-employment jobs 16 31 18 22 43 65 
Percent of wage-employment jobs C°.4): -· 

SeMce - ·62.5 32.3 33~3 . 40.9 39.S . 40.0 
Construction/trades 12.5 35.S S.6 9.1 27.9 21.S 
Teaching 6.3 6.S 33.3 27.3 7.0 13.8 
Yasbinf/liveaock/agriailturc - 25.8 S.6 4.S 18.6 13.8 
Militmy/civil service 6.3 - 22.2 lU 2.3 7.7 

. Commert:e 12.5 . - - 4.7 3.1 

~ndw of wage-employment (mos/annum) 12.0 1.S 9.4 10.5 8.3 9.0 
Mean monthly wage rates (D/mth): 

Service Sil 418 474 . 426 482 463 
Con.muction/trades 475 854 6,500 sso 1,312 1,203 

•' 

Teaching 450 715 750 718 691 709 
.·raShinf/livestock/agriculturc . 1~309 80 2,400 1,019 1,173 
• Militmy/civil seivice 450 - 413 413 450 420 
·eommerce .. . 754 " 754 154 - - -
· Overall average 532 822 888 613 858 775 

. Total number of self-employment jobs 48 29 19 23 73 96 
Percent of self-employment jobs(%): 

Commerce 45.8 · 34_5 31.6 39.1 39.7 39.6 . 
'Construction/trades 41.7 13.8 36.8 - . 30.4 32.9 32.3 
Service 

. i 

12.5, ~ 24.1 10.5 - .. 21.7 13.7_ 15.6 .. 
FJShin~agriaiiture - 27.6 . 21.1 . 8.7 13.7 12.5 
·' - --

Months of self~loyment (moslannum) ! 5.1 7.7 3.4 S.2 S.8 S.6 
Mean monthly wage rates (D/mth): 

Commerce ·s3s 1,203 879 .659 784 753 
Construction/trades 928 558 1,180 1,246 859 950 
Service 412 439 8,750 1,934 513 1,021 
Fisbinf/liveaock/agriailture - 2,081 359 531 1,703 1,507 
Overall ~ ---~ ·· 1. . \ i ~ '683 t ·1.193 . "• • ? • 1:318'' 1,104 905 954 

a. A '-'means zero or lle2liJtible. . .. . . . •'. .. .. .. : 

Roth, Carr and Cochrane, 1996. 

percent medical assistance, 19 (-) percent paid leave, ·.18 (-) percent pension benefits, and 15 ( 1) percent 
- transport assistance to work. Women face two sources of bias: in the self-employment sector, wage 

rates in construction and trades, services and agriculture are higher than in the commercial sector 
(w~ch women dominate); and women are constrained from entering wage employment which, while 
offering lower earnings, provides more continuous .employment and non-monetary benefits. 

Monetary earnings and benefits are aggregated across household members in table 3.4. _Wage- and 
self-employment earnings are mean annualized incomes of all family members employed within the 
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Table3.4: 
H eh Id I ous 0 ncomean d N W B fits 1993 L d M k t S on- a2e ene 1 ' an ar e urvey, Th G b" • e am 1a 

Founding 
Sinchu Pirang Sanvane Family 

Household income (~annwn):b 
Self-employment 6,180.8 8,183.7 1,695.4 2,423.8 
Wage-employment 2,366.6 3,682.l 7,950.8 9,917.8 
Remittances 109.8 958.5 20.0 849.2 
Upland crops 203.6 462.8 506.8 528.6 
Vegetables - 1,020.9 134.7 795.6 
Fruit tree (non-orchards) ina>me 135.6 ... .109.1 711.0 352.S 
Rice - 398.3 351.9 475.9 
Od1ard income - 501.3 15.0 173.6 
Total household net income 8,996.3 IS,316.7 11,385.4 . 15,517.0 

H'hold income per capita dalasis/annwn):0 

• i 
268.3 . 359.9 680.7 857.9 · Wage-employment 

·. Self-employment 700.8 800.0 145.2 209.7 
Remittances . 12.4 .. · 93_7 1.7 73.5 

~ Fanning ~-~me 38.S 243.6 · -, ..... . 147.2 201.2 
Total household net inoome 1,020.0 

,:";.• , I 
1,497.2 974.8 1,342.3 . 

Qµlel' wage employment benefits (°lo hh '· 

with): - . 

· Sumdized food - s.o 5.0 S.6 
~Medic31~ ' 1.S 22.S lS.O 19.4 
t " f "' ) I • .. ... ...... ·Paid leave '- · ·~ · .. 1 25.o · 20.0 12.S 25.0 
·,,,Ptmion ~ts .:. "'" . 32.S .., 7.5 lS.O 19.4 
c. Tfansoort to \Vork ... • C.-0 

f 25.0 . lS.O s.o 8.3 ' 
L A '-'means u:ro. m- negligible. . 
b.'Data on liv~ purchases and sales indicated only mnrginnl buying und selling throughout the year. 
c. Household income divided by mean fmnilv si7.e. 

~Carr,~ ~hrane . 1996. 
~ ., 

.~ I • .. 

. .. 

Non-
Founding Overall 
Family Samo le 

6,608.8 S,353.3 
2,415.9 4,666.5 
154.3 362.8 
332.l 391.0 
209.3 385.2 
304.1 318.6 
153.3 250.1 
171.4 172.1 

10,349.l 11,899.5 

249.6 
.. 

455.7 
682.7 522.8 
15.9 " 35.4 '.. 

120.9 148.l 
~,069.l 1,162.~ 

I 
' • r :"' 

2.4 3.3 
13.1 15.0 

., . : 
19.2 16.7 

17.9 
. 

18.3 : 
11.9 ·· lS.0 

' 

.. 
'I I "' 

1 
.. It .. l~ 

' .. 
·' 1 

household. 'File annual .mean household income is Dl 1,900 or $1,434. The majority ofincome is 
deriyed from Self-(45 percent) and-wage-employment (39 percent) activities. Despite.the ruraL 
character of life in Pirang and Sanyang villages, net income from farming represents only 13 ·percent of 
income in the overall sample. Annual household incomes are highest in Pirang and lowest in Sinchu; 
however, once adjustments are made for family size the income differential between Sanyang and 
Sinchu disappears. It is understandable .that agricultural incomes in Sinchu are below those of the more 
rural villages. It is surprising that the most remote village· (Sanyang) has the highest level of 
wage-employment. Many people have established residences in Sanyang in recent years and now 
commute to and from the urban center. The annual incomes of founding families are 50 percent higher 
than those of non-founding families due mainly to their higher wage income, higher levels of 
remittances, and higher earnings from upland crops, rice, and vegetables. 
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Horticultural crops make an important contribution to household income in one survey village, and 
potentially represent an important source of income growth in the others. Of the total household 
income in the overall sample, 3 percent is derived from sales of fruit tree products (non-orchards), 1 
percent from orchard production, and 3 percent from vegetable production. However, if one examines 
the same indicators in Pirang village, fruits (orchard and non-orchard) comprise 4 percent and 
yegetables 7 percent of household income. As vegetables tend to be produced in the dry season, 
gardening and trading thus appear to decrease both unemployment and underemployment in the survey 
village, in the process lowering the labor surplus and increasing total household income. 

3.6 Farm structure 

Farm holdings in the peri-urban area exhibit a high degree of fragmentation among uplands, lowlands 
(rice), and vegetables grown on lowlands and donor schemes; and between the private fields of 
individual family members in each agroecological regime and the communal fields worked by all family _ 
members. In to~ S,268 different plots ofland were managed in the three villages, 7, 758 by women 
(mostly many small vegetable and rice plots), 376 by men, and 134 by borrowers. ·Measuring the 
numerous small rice and vegetable plots would have been impossible. The area instead was estimated 
either by measuring the combined area if all plots were contiguous, or multiplying the total number of 
plots by the size of a representative plot. Areas associated with each respective calculation are hereafter 
referred to as a "major plot" signifying that dispersed plots have been consolidated. 

Data on number of land holdings are reported in table 3 .5 for four categories ofland: parcels excluding · 
rice and vegetables, plots excluding tjce and vegetables, rice plots, and vegetable plots. Excluding land 
in rice and vegetables, each household in the overall sample held 2.6 parcels, with the greatest ·number 
in Sanyang and the fewest number in Sinchu. Households overall held 3.5 plots ofland,·with very little 
variation exlul>iied-aeross strata. Each household on average also holds · 1.2 major rice ·plots, but more 
variation is evident. No _ri~ ~s produced in Sinchu. Households in Pirang (a major rice growing area) 
held 2.4 plots, while Sanyang households held I. I plots on average. Vegetable plots are highly 
fragmented and dispersed among' lowland areas and donor schemes. ~Each household ·an average 
fanned 63.9 different vegetable plots, with the greatest number in Sanyang {123.4) and the fewest in 
Sinchu (1.3). Whereas in Sinchu, most vegetable cultivation is confined to small schemes, vegetables in 
Pinlng and Sanyang are· grown both on schemes and on natural lowlying areas. Compared with 

· non-founding family households, founding families held a greater number of holdings suitable for 
vegetables and rice-crops reflecting higher quality lowlands. 

Enumerators were instructed not to measure fallow and residential plots due to difficulties in surveying 
undemarcated areas covered in bush. Also compounds in villages tend to have fairly unifonn 
dimensions, roughly 30x30 meters to 30x50 meters, that helped in area estimations. The average size 
of farming unit (including upland areas, rice, and vegetables) in Sanyang is 2.15 ha eompared with .95 
ha in Sinchu. Founding families on average controlled I.9I ha vs I.35 ha for non-founding families. 
Had fallow land been included as well, this difference would have been even greater. Overal~ founding 
families have larger sizes of fanning units as well as a greater area of quality land suitable for rice and 
vegetables. As expected, a decline in both the number and size of parcels tends to occur as one moves 
along the continuum from land abundant Sanyang to land scarce Sinchu. 
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Table3.S: 
F St ctu 1993 L d M k t S arm ru re, an ar e urvey, Th G b" • e am 1a 

Non-
Founding Founding Overall 

Sinchu Pi rang San yang . Family Family ·Sample · 
Mean nwnber of land holdings (including 
mnow and residential plots): ; 

Parcels (excluding veg/rice) (A) 2.2 2.6 3.0 . 2.9 2.S 2.6 
Plots (excluding veg/rice) (B) 3.7 3.S 3.3 3.8 3.4 3.S 

Mean nwnber of laild holdings ~eluding 
mnow and residential plots): 

Para:1s (excluding veg/rice) (E) 
r 

2.1 l.S 1.7 1.5 1.9 1.8 
Plots (excluding veg/rice) (F) 2.8 2.1 1.9 2.1 2.3 2.2 
Rice plots (G) - 2.4 1.1 2.1 .8 · t2 ··. 

Vegetable plots (H) 1.3 67.1 123.4 136.9 32.6 64.4 

Fann area (ha): 
Non.veg/rice farming area (K=Exl) .94 1.32 1.82 1.71 1.20 I.JS 
Rice area (L) - . 08 .19 . .14 . .08 .11 
Vegetable area (M) .01 .. ~03 .14 .06 .07 .07 

I 

Total farm area (N=K+L+M) :9s 1.43 2.lS 1.91 I.JS 1.53 
Land/resident ratio (N/resident) .11 .14 .18 .17 .14 .IS 

Table3.6: 
T enure p ti ercep~ ons an d L d C tr .ts 1993.L . d M k t S an on 1c 

' an ar e urvey, Th G b' • e am 1a -

Non-
.. Founding Founding Overall 
- ·Sinchu : Pirang . Sanvang Family Family Sample 

Land easy or difficult to acquire: . 

fay.~ 1.S 22.s ... 87.S - S8.3 ·31.0 39.2 
· Difficult 12.S 65.0. · 12.S 30.6 29.8 30.0 

Very difficult 80.0- - 12.S - 11.l 39.3 30.8 

Best mean5· of acquiring new land: -
Borrow 81.S 

~ 

77.S 60.0 - 66.7 78.6 1S.O 
Gift from Alkalolkabilo head 2.S s.o 37.5 19.4 13.l 15.0 
PurChase from Alkalolkabilo head 7.5 2.S 2.5 - 6.0 4.2 
Rent-in .. 2.S 10.0 - 13.9 - 4.2 
Other - s.o - - 2.4 . - 1.7 -. 

ReposSession by Alkalo possible even after 
improvements made {°lo yes):b 

Planted trees 4S.O - 2.5 - 22.6 15.8 
Buildings 25.0 - - - 11.9 8.3 

a. A '-' means :zero or negligible. 
b. ResPondent was asked whetl1er the Alkalo of tlie village could tlke back land given to tl1e family even after investments in 

buildin~ or trees had been made since acquisition. 

Roth, Carr, and Cochrane 1996. 
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3. 7 Land conflict 

Land for cultivation is still relatively easy to acquire in Sanyang but very difficult to acquire in Sinchu 
(table 3.6). The majority of households, regardless of village, believe the best mechanism for acquiring 
additional land is borrowing it from other households. Aside from borrowing/gifts from the a/kalo, a 
small number of households felt that commercial transactions (purchase and renting) would be the next 
most effective means. The traditional role of the alkalo in providing (giving or lending) land has waned 
considerably in Sinchu and Pirang where land scarcity has emerged. Yet in Sanyang, 3 8 percent of 
households still would consider a gift from the alkalo as the most likely way to obtain additional land. 

Land disputes are relatively infrequent with only two households in the sample reporting ever having 
had a dispute over land. However, 'land diSputes' is a difficult concept to apply. Under the current 
system, alkalos feel compelled to assist outsiders in finding land; yet if his reserve land has become 
depleted, he has no recourse but to ask tenants (generally tho8e With larger compounds or with idle 
land) to give a portion back, even if borrowed for decades. Household heads in Sanyang and Pirang 
generally felt that the 8lkaio could not or would not repossess the l~d. H~wever, in Sinchu at the 
urban fiinge where settlement is occurring at a rapid pace, 45 percent of households felt the alkalo 
could take back land even if trees had been planted, and 25 percent believe repossession is possible 
even if a building had been constructed on the property. Repossession in these cases may not constitute 
a "dispute" in the legal sense, but the practical effect is that tenure security is compromised. 

Adults attending the ·household-level interview were further asked to rank the most serious land 
problems faced by fanners. Forty-two households responded, the vast majority (36) in Sinchu village. 
Problems related to land shortages were the most frequently cited, including: the alkalo evicting people 
from farmland and giving <?r selling it to ~eweon:iers for dwellings, insufficient land for farming in the 
vicinity of the village, and fear of eviction. Another four households mentioned disputes, while seven 
households mentioned difficul~es in acquiring implements, draft power, and farm inputs. These general 
perceptions are consistent with earlier data showing high rates of eviction, residential settlement, and 
land scarcity in Sinchu, and the general .lack thereof in .Pirang and Sanyang villages. 

The cii~ent system· plac~ borrowers_ in a precarious situation. A significant number ofborrowing 
families iP Sinchu, who, ~ased on allocations, may have felt that land access was assured, one day .fin~ 
a portion o~ their land repossessed by the -alkalo to make way for others. These same processes are at 
work m Pirang and Sariyang, but problems are not yet widespread due to their relative abundance of 
land. Unfortunately, borrowing families who have been successful in acquiring land through customary 
mechanisms operate in trust that traditions will prevail. As land scarcity tightens, the reseive of village 
land upon which they rely for future inheritances experiences a decline with sales to newcomers. 
Borrowers may be.asked to give back a portion of their land, pay a higher price through purchase or 
rental, or relocate elsewhere to sustain a living. It is in periods of uncertainty, where the beginnings of a 
commercial market begins to permanently alienate land from the founding families through purchase, 
that current tenants experience the greatest insecurity. 

3.8 Land access 

Plot acquisition histories provide a backward look at.land market processes (tables 3.7 and 3.8). Ofihe 
684 major plots with complete information, 35 percent were obtained through inheritance, 32 percent 
through borrowing, 23 percent through gift, and 5 percent were purchased. Very few were obtained 
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TableJ.7: 
0 CQUISI on 1s ones, an ar e Pl t A . "ti ff t . 1993 L d M kt S urvev, e am 1a Th G b" • 

Non-
FoWlding ·Founding Overall 

Sinchu Pirang Sanyang Family Family Sample 
Number of valid plot observatiom 128 313 243 280 404 

; 684 
Mode of parcel acquisition {°!.of total): 

~ 

Inherited 2.2 39.0 48.0 
.. S9.4 .. 17.6 . 34.8 

Borrowed-in b 41.3 33.S 2S.4 24.S 37.7 32.2 
. Gift by AlkalolKab~o head 24.6 . 20.8 25.8 14.0 29.8 23.3 
' Purchased 22.5 .6 .4 - 8.3 4.9 
OthCr (including spontaneous occupation) 9.4 -: 6.0 .4 2.1 6.6 4.8 

Ownership time (1993 minus yr acquin:d): 
All parcels combined 6.5 17.9 22.6 24.1 12.7 17.1 
Borrowed-in oarcels . 2.S 6.7 15.3 18.4 · S.9 9.4 

a A '-'means zero <r nestligjble. b. Inclu.ciiJlR only I instance of a plot rented-in. 

Table J.8: - , . 
. Pl t A . "t" b G d 0 CQUISI ion 1y en er an d S 1993 L d M k S ource, an ar et urvey, Th G b" • e am 18 

Gift by Alkalo 
Inheritance or Kabilo head Purchased Borrowed 

Gender. of plot manager(%): 
·Male family . 44.5 69.6 85.3 30.9 -· 

... EeiiWc f8mily . · 44.1 
-

29.8 
,... 

14.7 68.6 
-

·N(!n-family bon0wer 11 .. 3 . 6 - .4 . ' -
M -Acquired from·1whom {°lo): ~ ' ., : 

- .HouSehold meinber .. 41.7 9.9 12.1 - 10.7 
Fowiding family 51.7 50.9 

.. 
45.S -

Comj)oUnd head 2.5 6.2 
~ ~ 

4.9 -
Alkalo .4 29.8 66.7 13.4 
Non-family villager - 1.9 3.0 9.8 

...... ~on~yillage..._ - ..,J - - . ~ · '.. ... l~.2 .. 9.8 .,eo: .. ,~....: ' '·. ~ - - - :,. • \..~_Of - . .. - ,.,._ . .. ,._ ·--;, . ~~ 

r. Other. . -. ~ ... 3.7 .•. 1.2 .. ··- , .. - ,,: . 5.8. 
, a. A 1- 1 means zero or n~li,:tible. . -

· -' - f1 

· TableJ.9: 
aneesm an . L dA CQUISlbon ver 1me, an .1 ar et. urvey, 0 T" 1993 L d M k S e am 1a Th G b" • 

1912-1973 1974-1978 1979-1983 1984-1988 1989-1993 
Number of observationsb 175 58 99 95 159 
Mode of paic:el acquisition: c 

,, 

Inheritance I 66.9 79.3 35.4 28.4 6.3 
Spontaneous occupation - 1.7 - 9.5 l.J 
Gift by Alkalo/Kabilo head 20.0 13.8 38.4 24.2 15.1 
Purclwe .6 - 8.1 10.5 9.4 
Borrowed-in · 12.6 5.2 IO.I 25.3 63.S 
Other · - - 8.1 2.1 4.4 

a A 1- 1 means zero or n~H,:tible. ·b. Excludes I 09 missing observntions for which no vear was recorded. c. Percenta~e of total. 

Roth, Carr, and Cochrane 1996. 
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through spontaneous occupation (clearing and settling land). Households in Sanyang village tend to 
rely on inheritance, while borrowing, administrative allocations, and purchases are more common in 
Sinchu. Inheritance was the principal mode of land acquisition by founding families, while 
non-founding families tend to rely comparatively more on borrowings and allocations by the alkalo or 
kabilo head. Most borrowed land is acquired by females, mainly from founding families ( 46 percent), 
the alkalo, another household member, a new settler in the village,2 or a non-villager. Founding families 
tend to exchange land within and among themselves, while non-founding f~es _tend to rely on 
allocations from the alkalo or founding families. · 

Agricultural lands are normally not leased, rented, bought, or sold. Residential land for the household's 
cc>mpound is bought and sold in Sinchu, less so in Pirang, and not at all in Sanyang. But, only 
improvements on land are transferred through sale according to ·the a/ka/os, not the land itself. · 
Purchases tend to b~ undertaken mainly by males and land is mainly purchased from the alkalo, 
someone outside the village, or from another family member. Purchases are largely confined to Sinchu · 
village on the urban fiinge. Most plots were purchased for residential use, or for sons or inheritance. 
With Sinchu's near access to the urban market and high rate of in-migration one might have expected a 
greater reliance on fonnal banking institutions for financing land purchases. How~er, 82 percent of the 
pur~~ were made out of personal savings held outside fonnal banks, and another 18 percent from 
bank saving deposits. ,No fo~al or inforriial credit was used to acquire land. _.,. . . · 

Land transfers are categorized by years of acquisition in table 3. 9 to analyze changes In the land market 
over time. Inlleritimce, which repre8erited .. 67 percent of all transactions between· 1912-73 had declined 
to only 6 percent of transactions by 1989-93: Gifts· by the alkalo or kabilo head. have rang~ between 
15 and 38 percent_ of transfers depending on the period, with a clear downward tre~d discernible since 
the early 1980s. Both purchases· and borrowings, in contrast, have increased in relative shares with 
time. Pur~haseS over the period 1912 to-1978 were negligible. However, sin~ 1979, purchases have 
represented 8-11 percent of all tninsactions. Likewise, land borroWing remained relatively static 
between ·i912-1983, ranging between Sand 13 percent. However, borrowings repreSented 25 percent 
of all transfers .during_the period 1984-88, and 64. percent over the period 1989-93. The short 
OW!l~rship perioq of~orrowed plots (2.5 _ye8rs) in Sinc~u leads to an over-weighting .of Sinchu_ plots in 
transfer total~ ·biasin'g ti-ends toward urban borrowings. Nevertheless, growing land scarcity ~n recent 

. -· J .. + • . -i.· •• 

· years appears to reduc~ the incidence of inheritance and gifts and increase the importance of land 
borrowing and purchases; Land scarcity also appears to influence the duration of land rights _held. In 
Sanyang village, with the highest iand/resident ratio, plots have been borrowed~in for lSyears on 
average, 7 years in Pirarig village, and 3 years in Sinchu village. As land scarcity has tightened, rental 
periods have declined for the non-land holding groups (18 vs 6 years for founding families). 

Similar to land acquisition histories, land alienations provide a backward glimps~ at land disposition. 
Plots rented or borrowed for three years or less were excluded to ease reporting as were alienated land 
holdings that existed in other villages. Only eleven households (with 13 plots alienated) reported having 
had.land 10 years ago that they no longer held at the time of the survey. Of these, the majority (10) 

·· were located in Sinchu village. Most alienations were recent, between 1989 and 1993. On average, the 
parcels alienated had been held 16 years, and in the case of Sinchu where most alienations had taken 

2 Usually absentee and needing someone ~o occupy or guard the land. 



34 

place, 12 years. All the alienated plots (I 0) of non-founding families involved evictions usually for 
reallocation to new settlers. While three founding families reported alienating land, the transactions 
involved either selling (67 percent) or giving (33 percent) land to new settlers. Those households losing 
land tend to be compounds with ample or underutilized space or poorer households unable to compete 
with cash-flush inv~ors. In none of the alienations did the land holder receive compensation. 

3.9 Land rights 
--

Land acquisition is strongly associated with administrative allocations, reflected both in the number of 
rights held and in authori7.ations required to exercise those rights. lnfonnation about land rights was 
solicited at two levels: the household head's perception of his or her land rights to all household plots, 
and the rights perceived by.plot managers to their own holdings. 

Rights perceived held by the household head are highest on upland plots followed by rights on private 
plots, rice plots, and finally donor plots. Planting annual crops is the most common ri&bt reported, 
followed by planting offiuit trees, bequeathing·plot to heirs, building a wall, renting the plot, and 
selling the plot. Rights to rent or sell land are heaVily constrained, although a high percentage of 
household.heads feel confident in their ability to bequeath land to heirs (except in Sinchu). The ability 
to make improvements and transfer land is also heavily compromised by the need for authoiiz.ations, 
particularly in Sinchu. Founding families appear to hold greater land rights, particularly transfer rights, 
than their non-founding family counterparts. The household heads of founding families require virtually 
no authori7.ation on upland fields which fall under the control of the household head. However, their 
righ~ decline over the manage~e~t of pnvate pl~!s and ric_e p_l~ts. 

. -. . 
Substantial individual rights are perceived by plot managers to use land and make improvements, 
particularly in Piraiig and ·sanyang (table 3:10). Plot manageis in founding.families clearly perceive 
having more rights than those in non~foundtng. families. Despite the high frequency of plots being 
acquired through allocations, plot managers generally feel able to rent-out or ·sell their holdings. Few 
plot managers indicating rights p<issession feel compelled to seek authoriz.ation to exercise those rights. 
The greatest rights to plant trees,~ build fences:. an~ ·unprove water retention-structures are associated 
with rice, vegetable gardens, and orchards:· Most managers ·of rice (and to a lesser extent vegetable) 

- . . . [ -' · ... ..~ "' ' . . . - . . 
plots (Le., women) perceived the n~t t~ ~equeath land to heirs. Overall, these data suggest that 
private managers have considerable· freedom ir1 the management of their "private holdings; to the extent 
that any rights .are compromised by:authorlZations;11· appears to.be 'those' of the household head. While 

. -. women generally perceive higher land rights;' many °feel obliged to consiilt With others in t~e decision as 
opposed to males who perceive fewer right~_ but tend to act autonomously. 

3.1 0 Land improvements 

Each plot manager Y'as also asked whether. any improvement (table 3. I I) was present on the plot, by 
whom the improvement was made, when it WaS made relative to plot acquisition, and whether 
authoriz.ation was sought from any individual -other than the plot manager. Aside from manuring which 
reflects the greater livestock wealth of founding frurulies, rates of investment are not markedly different 
among founding.~d non-founding families. Each of these investments would have a sho~-to 
intennediate-tenn life span. Based on the data presented it would not appear that insecurity of land 
rights by borrowing families are posing a major constraint. Sinchu village is the exception. Whether 
comparing manuring, fallowing, fencing or wells, the level of improvements in Sinchu village is· 



35 

Table3.10: 
L d Ri hts f Pl t M an 121 0 0 ana2ers b T f C 1993 L d M k t S 1y ype o rop, an ar e urvey, Th G b" e am 1a 

Grai~ Rice Groundnuts Gardens Orchards 
Number of plot observatiom 103 122 81 160 14 

Rights (with and w/o authori7.3lion) (A): · 
Plant fruit or field ~ 67.0 86.9 44.5 12.5 100.0 
Build wall or fence 63.2 82.7 43.2 65.0 100.0 
Build house or~ 62.1 77.0 41.9 55.6 100.0 
Improve water retention stIUdUre 70.9 90.2 48.2 80.6 100.0 
Bequeath to family member 67.0 87.7 44.5 . 68.1 100.0 
Rent out 61.1 64.8 38.3 SO.I 100.0 -
Sell plot S4.3 43.5 · 32.1 30.6 100.0 .. 

Percentage of rights requiring authoiimtion 
{°/oof A): .- -

Plant fruit or field ~ 21.8 44.3 38.9 41.4 28.6 
Build wall oc fence 18.5 42.6 37.0 38.5 28.6 
Build house or warehouse 20.3 43.6 38.2 41.5 28.6 
Improve water retention structure 30.2 67.3 51.2 56.6 28.6 
Bequeath to family member 23.1 . 43.9 38.9 40.4 28.6 
Rent out 20.6 49.4 38.6 42.S 28.6 
Sell plot . 23.2 35.9 34.6 40.8 . 28.6 

a. Maize. millet and sondtum. 

Table 3.11: 
Fixed-Place Land lmprovements,c 1993 Land Market Survey, The Gambia 

Fallow: # .. •• 

Plots fallowed/uncleared in 1991/92 
sea.wn {°lo of plots) 

Years fallowed comecutively (no.) 

Continuous manuring: 
Plot manured by tethered herd for 
three consecutive years {°lo y~) 

Cement wall around plot: 

Fence built around plot: 

Deep dirt well dug on the plot: 

Non-
Founding Founding Overall 

Sinchu Pirang Sanvang Family Family Sample 
' .. ... 

3.6 . . '. ~· 12.6 '" 13.9 · 13.7 9.7 11.4 

8.4 1.8 . 4.4 4.4 4.4 

2.8 7.9 9.0 13.5 2.9 7.4 

5.1 2.7 2.9 .. 4.0 2.6 3.2 

9.4 31.6 19.5 24.0 22.6 23.2 

10.2 20.2 12.9 16.4 15.2 15.7 

. c. Colwms do not swn to l 00°/o ~ some household heads or plot mmuigers obtained no pennis,gon while others do so from multiple 
oarties. 

Roth, Carr, and Cochrane 1996. 



36 

Table3.12: 
re a an m1 ree 0 h rd d F "tT I nves en an ar e tm t, 1993 L d M k t S urveu, e am 1a Th G b" 

Plot Held Plot Rented Male Female Overall 
and /Borrowed- Managed . Managed Sample 

Managed in Plots Plots 
Total plots (no..) 365 242 295 327 622 
Percent of plots with {°lo): 

Mango trees 29.5 1.7 30.5 4.9 18.2 
Orange trees 26.8 1.2 28.8 . 2.5 16.S 
Cashew trees 6.3 .8 7.8 0~9 4.0 

Compoun_d plots (no..) 120 2 116 9 125 
Percent of plots with {°lo): 

Mango trees 50.8 100.0 50.9 33.3 49.6 
Orange trees 56.7 100.0 59.5 33.3 56.7 

. Cashew trees 12.5 - 12.l 11.l 11.8 

Plots near compound (no.) 103 74 46 131 177 
Percent of plots with (%): 
· Mango trees ' 25.2 2.7 -·' 39.1 8.4 15.3 
. Orange trees 14.6 - 28.3 1.5 7.9 
Cashew trees 6.8 - .. 13.0 .8 3.7 

.. 
._ , ··-

~ute!-ficld plo~ (no.) 142 166 133 187 320 
Percent of plots with {°lo): 
.. Mango tiCeS - ~ , - ,,_ ~ "9.9 -· .6 9.8 1.1 4.7 

Orange trees 2.8 1.2 . 2.3 1.6 1.8 
Cashew trees 1.4 1.2 2.3 . 0.5 1.2 

L A'-' means :zero er nes?ligible. 

Roth, Carr, .and CoChrane 1996."'.. 
, ... · 

. . . 
markedly low compared with the other village sites . . The dynamics of Sinchu village are highly 
complex; households do not have.secure:rights, land is scarce, and ~ouseholds wanting to expand 
holdings must seek land in outlying ar~ sometimes in adjacent villages. Some residents moving to the 
area make the necessary. improvements to establish a claim-a cement foundation-but continue to 

I t 

reside in the city ~ving funds to complete the dwelling. · . · .. - · · · . 

Around 18 percent of all plots in the overall sample had mango trees present, followed by fewer 
frequencies of orange, cashew, lime, and other trees (table 3.12). The vast majority of tree plantings 
occur on the site of the compound, or near the compound, where families have relatively long-tenn 
rights. Households in the non-founding family strata have higher tree plantings _for nearly all tree 
categories aeross plot tYi>es. Being earlier settlers and having larger family sizes, it would seem 
reasonable to assume that space constraints and subdivisions may have constrained tree plantings in the 
compounds. of founding families. Further, founding families have a greater number of plots and, despite 
their larger· family size, may simply lack the labor or resources required to maintain a greater number of 
trees_ on their holdings. Also, only one tree was required to establish the presence of trees in the suivey. 
Once data are adjusted to show average tree holdings per household, tree holdings are found to be 
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nearly equal among founding and non-founding family groups. This suggests either that founding 
families are permitting the establislunent of only a few trees on the perimeter of borrowed plots, or 
that founding families are planting greater concentration of trees relative to borrowing households. 

Compound plots, whether held by founding or non-founding families tend to be considered as 
belongllig to the respective family concerned. Unfortunately, comparisons of compound land owned 
and managed with compound land that is borrowed is teclmically impossible due to too· few 
obse1Vations for the latter. Comparisons were possiole on inner fields near the compound. Borrowing 
families, having only limited rights of a seasonal duration, lack incentives to invest in long-tenn land 
improvements. The .rate of tree plantings for all tree categories are significantly greater on owned 
versus borrowed plots, providing some evidence that limited rights by tenants are constraining fiuit tree 
investment.· Tree plantings on outlying fields are also slightly higher on owned and managed plots 
compared with borrowed plots. The economics of fiuit transport and guarding against theft would 
improve the viability of plantings near to the compound, but the long-term security ofland rights 
~ciated with owned versus borrowed holdings also appears to be increasing planting incentives. 

Suivey data in table 3.12 also show_ a gender bias in tree plantings between male and female plot · 
managers. For compound plots ·and plots near the compound, where trees are moSt likely to _be located, 
a noticeable downward bias in tree plantings on female managed plots is obse1Ved. Part of this.bias can 
be explained by land size and land uSe. For example, rice lowlands are unsuitable for certain tree crops, _ . 
whereas the lower profitability and shading effects of trees may make them unprofitable compared with 
vegetables in the context of donor schemes. Nevertheless, one cannot eliminate outright the hypothesis 
that gender biases are at play. . . .... . · · . , . 

_ . _3.11 Land rights ·and ·plot productivity . 

The following reaiisive ~imultaneous model ~as ·estimated using a generalized .probit m"ethod , 
(Amemiya's 1978) to seq'ue'nually detennine discrete and continuous dependent variables ill the 
following system of equations (see Hayes, Roth and Zepeda): .. . . 

(I) . L= f(X1~ ts) LT improvemen~s 

' (2) - · T= f(X2, TS) 
. . .. ~ , . Trees 

(3) M = f {X3, TS, L) MT soil improvements 

(4) I= f (X.., L, M) Commercial inputs 

(5) Y = f(Xs, L, T, M, I) Yield 

where, Lis long~tenn improvements (wall, fence or well after plot acquisition), Tis a binary variable 
indicating presence oftr~es (I if mango, orange, lime, cashew or other fiuit trees exist o~ the plot, 0 
otherwise), M is a binary yariable measuring medium term soil improvements (I if fallowed in 1991/92 
or whether herd tethered on plot for previous three consecutive years; 0 otherwise), I is the value of 
commercial inputs ( dalassis cost of chemical fertilizers, pesticides, mechanical and animal traction, 
seeds, and other inputs), Y is the total value of fiuit, field crops and vegetables produced on each plot 
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in per-hectare tenns, TS is tenure security, and X is a vector of other exogenous characteristics of plot, 
its manager, manager's household, and village site. All endogenous (bold face) variables and TS are 
plot level observations. Empirical results are presented in Annex A · 

With regard tolencing and wells, secure property rights measured by a complete bundle of rights 
(COMTRAMS) in equation (1) was found to positively affect the propensity io make long term 
improvements. Calculated at the means of the explanatory variables, COMTRANS ·increases the 
probability of making LT improvements by 12 percent. LT improvements are also ~ociated with 
larger farm siz.e. All else equal, a larger farm would. be expected to generate greater fann income and 
cash liquidity, increasing the farm's purchasing power. Fixed improvements are more .likely on plots in 
or near the compound (INCOMP and NEARCOMP); Gender and land fragmentation showed no 
significant effect. · 

Tenure security ~as also found to positively affect propensity to invest in trees in equation (2)~ · -
Calculated at the means of explanatory variables, COMTRANS increases the probability of investing in 
trees by 21 percent. Farm size again is positively associated with presence of trees. The propensity to 
invest in trees is also higher on plots in or near the compound (INCOMP and NEARCOMP), 
indicating benefits from labor economies in fiuit tree harvesting and transport, and reduced expected 
losses from theft or fiuit destruction. ~ ~egative coefficient for plot fertility suggests that trees make 
better use of marginal soils. There again is no effect of gender or fragmentation o~ ~ree plantings once 
other factors are controlled. ·· · 

Complete transfer rights have no effect on medium term land improvements in equation {3). Livestock 
assets (principally measured by WEAL TH) show a positive and significant impact on the propensity to 
undertake soil improvements, underscoring the linkage between livestock holdings and manure supply. 
The positive relationship between M and dependency on non-farm income sources (DIVERSHH) and 
remittances {REMIT) suggests households are returning fields to fallow in order to pursue off-farm 
employment ~pportunities. Female plot managers are significantly less likely to undertake these 
investments: As land borrowers, women do not have access to land holdings for fallowing. And, men 
generally control livestock herds and make the tethering decisions. Fixed improvements positively 
influence the use of commercial inputs in equation ( 4). Medium-tenn soil improvements are negatively 
associated with commercial inputs suggesting that the two variables are input substitutes. Female plot 
managers appear to make much lower input applications than do men. Plots in and near the eompound 
show negative coefficients, reflecting the substitution effects between fertilizer and hou_sehold wastes 
which are deposited on th~se plots. 

Also consistent with theory, long-term land improvements are positively related to higher yields in 
equation (S) indicating productivity enhancing benefits. The negative coefficient associated with 
presence of trees, conversely, indicates negative yield effects. Household labor positively increases · · 
yields. The negative relationship between farm size and yield reflects labor shortages. Soil fertility 
shows a positive and significant effect on yield. Donor gardens show a very strong positive relationship 
with yield, indicating the positive effect of investments in fencing and irrigation infrastructure. More 
complete land rights in the peri-urban economy are thus increasing the propensity to invest in trees and 
long-term improvements. Long-term improvements in turn are increasing plot productivity. 



IV.· Ghana 

4.1. Introduction 

The peri-urban area of Accra is rapidly transfonning. Areas used for subsistence agriculture and 
dispersed settlement only a decade ago have been transfonned into conunercial development and 
housing. A robust land nwket has emerged, characterized by purchases, rising land prices, ·and rapid 
conversion of fannland into urban property. Land tenure in the peri-urban area runs the gamut from 
stool land that is clearly delineated and uncontested to land where ownership is disputed among two or 
more chiefs, families, or government. The government frequently acquires customary land .in the public 
interest, although the conununities affected have rarely received full compensation. Compulsory 
acquisitiom more frequently than riot have created overlapping interests between outsiders and 
indigenous eommunities, while in other cases government through title registration has provided 
positive benefits in reducing land conflicts between neighboring stools. Customary systems have 
generally enabled land transfers, but with mixed effects. Some chiefs return receipts from land sales to 
their subjects in the fonn of cash payments, new lands, or village improvements, while in other cases 
such receipts are retained by chiefs and a select circle of political allies. 

4.2 Land law and administration· 

The 1992. Constitution recogni7.es public and customary (including private) tenure. Public lands are 
vested in the President for the people. The Constitution leaves intact the provisions of the 
Administration of Lands Act 123 .and .the State Lands Act 125, both of 1962, which grant government 
authority to acquire lands for the 'public good. Public lands are administered by the Lands Commi8sion 
under the 1993 Lands Conunission Act. The Conunission is also charged with advising and assisting in 

· the execution of a univerSal land reg1stration prognim in constiltation with the Title Registration · · 
Advi8ory Board. Customary lands are held in conunon by traditional authorities. Private lands are the 
residual (after customary and public land) held by individuals. In the Greater Accra Region, allodial1 

land rights are typically held by stools2 represented by chiefs and to some eXtent by families. In pastern 
Region, allodial title is vested iii.smaller adininlstrative structures (faniilies) led by a family.head, -and 
administration of conununity affm is shared,by several families under the leadership of an elected 
chief. Control of family land there resides not with the chief but with a committee comprisecfofthe 
fiunily head and senior .f~y mem~~~- Irr~peCtive of the governance structure, an a11odi8I title 
. holders are to hold the land in trust for t~eir subjects in accordance with customary law. · 

All stool land transfers involving monetary _consideration require Commission consent, and only valid 
transactions are enforceable in court. Cash dealings in land are prohibited, although improvements may 
be sold. While the constitution pennits dispositions, the lack of Regional Commissions effectively 
rurtails legal transfers in practice. Documents drawn up i~ consonance with the 1973 Conveyancing 
Decree were required to be registered under the Land Registry Act, 1962. However, purchasers and 
~ortgagees ofland were not protected against fraud or mistake, and no provision was made for: land 

1 The tenn allodial in its original sense means land free from the tenurial rights of a feudal overlord. 
In G~ land reverts to its allodial holder, typically a chief and elders, upon tennination of usufruct. 

2 A stool is a conununity governance structure similar to chieftancies in other cuitures and refers at 
once to the administrative structure and the actual chair on which the community leader sits. 
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description by reference to an officially approved plan, resulting in some instruments registered with 
meaningless plans. These and other limitations led to the Compulsory Land Title Registration Law, 

. 1986 which provides for the registration of land and nearly all interests in land including allodial title, 
usufiuctory title, leaseholds, freeholds, and tenancies. Despite its potential in conferring certainty and 
finality to land ownership, the law is operative in only the Greater Accra Region. 

Duration and size of land transfers are also stipulated by the Administration ofLands Act. Since 1969, 
non-Ghanaians can only acquire residential interests in land for a maXimum of 50 years. Ghanaians can 
acquire rights in residential land for 99 years, but mining interests are restri~ed to 60 years, commercial 
interests to SO years, timber interests to 30 years, and poultry and cereals to only IO years. Farm size 
limits are outdated and grossly exceed present day realities. Permissible transfers for commercial and 
poultry/cereal operations range between 640 and 1,920 acres, between 1,433 and 38,400 acres for 
mining interests, and between 25,551 _and 153,600 acres for timber concessions. 

The ~strator of stool lands established under-the I ~94 Office of the Administrator. of Stool Lands 
Act i~_ c~ed ~th collecting rents, dues, royalties, or other revenu.es from stool lands, and disbursing 
such revenues in the public inte~e~: 10 percent fo~ administration of the Office; of t~e remaining 90 
percent, 25 percent is to be paid to the stool; 20 percent to the traditional autho.rity; and; 55 percent to 
the District Assembly in the area where the stool lands are situated. The administrator and Regional 
Lands Co~ssion are further charged with working with relevant agencies, traditional. authorities,. and 
stOOls .. iiipreparing a policymunework for developing stool lands. Under the Constiriltion; there ·can be 
no disposition or deV'elopineni (of stool land unle8s·the Regional Commission has ·certified that such is 
'c:Oilsisten( With the deVelopineni'plaii.approved by the IOCal planning authorify. 'The Locitl Government 
Act of 1993 •further stipulates'thaf all' de\'e16pinent 'requires planning permission and development 
perinit8ftom 11ie~Distijd;-and for urbmrareas/ from the Metropolitan Assemblies.· 

·. ACCOrding to "'tlie· State·l~ds7)\c( '1962,[any land-stool, family, private-may be compulsorily · 
acqu~e4-·mtlfCpublic mteres(s\ibject to lump slim compensation being determined and processed by 
the· Land Valuation Bo~d. ·Copflicts over claims of interest or compensation are to be :taken· to the 
State Lands Tribunal, appealable·~o the Cou~ of Appeal. Underthe·Administration ofLands Act, 
1962;1fhei>resideni'tnay 'a'Uth'OriZe'occup~tion .arid·use ofany·stool land for the.public welfare~~ Other 
statlites'.enabliilg' compulscify·aeqiiisition·inClude the Lands (Statutory.Wayleaves) Act,' I963·(Acf . 
186), under which-land is· acqui~ed for·roads, highways arid utilities, and the Public Conveyancing Act, 
1965 under which ~ool land Cail be declared a "selected area". 

Allocations and transfers of public land are handled differently. Individuals must make an application to 
the Coniinission to acquire ptibliC land, which must review the application and allocate. land according . 
to availability. As ·public ·land ~s usualiy offered for sale at highly concessionary rates and is scarce, the 
procesS favors rent seeking by those with privileged access to info'rmation, knowledge of goveiliinent 
proCedures, 'or influence. Ground rents comparable to those on stool lands are assessed. In addition, if 
government has improved the land through provision of utilities or roads, then the acquirer must pay 
for the improvements. 

3 The stOOl's interest is not extinguished in either case, making compensation unnecessary. 
However, any revenues collected by the state is to be paid to the stool lands account. 
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4.3. Research methodology 

Village case studies using focus-group methods and triangulation were administered to three principal 
groups-chiefs or village council, QUeen Mothers and women's group(s), and male youth group(s)-in 
three community sites. A statistical land market survey was also administered to 345 households that 

· either acquired land or were indigenous groups affected by those transfers. Based on reconnaissance 
visits in I993-94, five stylized land market situations were_ observed. Type 1: land transactions 
generally take place expeditiously and without serious disputes, and proceeds from land sales are 
broadly distnl>uted within the stool. Type 2: proceeds from land sales largely benefit the chief or other 
land holding groups within the community. Type 3: customary systems are under stress, manifested by 
serious disputes between neighboring stools or families. Type 4: government compuls0rj acquires 
stool or family land without compensation. Type.5: Community lands are registered, and government 
plays a positive role in protecting the land rights ofits citizens. 

Three research sites selected for the village case studies reflect these typologies to various degrees. 
Gbawe (TI, TJ, .and TS), an old farming village situated ~ome 10 kilometers west and inland from 
Accra in Greater Accra Region represents the customary tenure system at its ~est. Once a small village, 
it has become engulfed by residential settleme~t mqving outward from Accra city. Unlike some chiefs 
in Acaa, receipts from land sales are widely distributed within the community. Amasaman,· a medium 
si7.ed village located about 7 miles north of Gbawe is a conunercial pineapple growing area with 
nascent residential development. In Ofankor (f2 and T 4) village, located north of Accra, government 
has compulsarily acquired nearly all of the community's land. Ashongmang (TI, T4, and TS), in the 
Atomic Energy residential area north of Accra, .is also the site of a tacit dispute between the chief and 
government. Structured informal interviews were administered to each ofthe·three target groups, 
focusing on nine areas of inquiry: settlement history, land use, land markets, land conflicts, economic 
livelihood, trends, land administration, local finance, and attitudes on public policy · 

The land market survey iri figure 4. I was also administered in Gbawe atong with two additional sites. 
Kasua village, located roughly 14 miles due west of Accra city in Central Region, is experiencing rapid 
development with increasing competition between agricultural, residential, and commercial uses. 

· Asabaham, a small village 4 miles north of Kasua marks the beginning of the agricultural belt. Aburi is 
situated about 22 miles from Accra city in Eastern Region. Unlike Gbawe and Kasua where the chief is 
the central authority, in Eastern Region. the tenure system is largely decentralized under families. The 
land market" in Aburi has been highly speculative driven by land buyers from Accra. The six mile stret<?h 
between Aburi and Nsabaa is bordered by pineapple production rising from the valley floor to the top 
of steeply sloped hillsides. Two household populations were r~domly surveyed-individuals having 
recently (past 5 years) acquired land in Gbawe, Kasua, and Aburi, and indigenous households at risk of 
losing land from those acquisitions in neighboring Amas~an, Asabaham, and Nsabaa, respectively. 

4.4Gbawe 

Hunters in the 15th century claimed some 10,000 acres including present day Gbawe. The core of the 
old village still exists, but the mud traditional housing has now become surrounded by ~ement block 
and landcrete homes of modem design. The dramatic decline in rainfall in the 1970s sharply increased 



.. ---.:1 
... 

42 

Figure 4.1: 
Sampline Desi211. Land Market Survey, Ghana 

Gbawe Kasua Aburi Total 
AapJiJer sample 80 80 80 240 

Indigenous cpmmunity sample: 
Amasamam 35 35 
Asabaham 35 35 

~ Nsabaa 35 35-

Total households ll5 115 HS 345 

the number of migrants moving into the area from the country's interior and decreased earnings from 
fanning. Around 20 years ago, a rapid transition began; involving the conversion of fann land into 
residential and commercial uses~ and migrants and people from Accra acquiring property in Gbawe. 
Stone mining in the town quany.is the primary mode of employment for which the chief grants work 
permits. Of the 800 or so able bodied ·workers in ther commuriity, perhaps 200 do regular quarry work. 
Unemployment ·among the youth is as ·high as 80 percent Others find employment as drivers, masonS, 
carpenters, and general laborers in t~e const~~ion industry. 

Boundaries of stool lands are recognized by natural land marks-trees, hills, streams, and stones-some 
of which have become destroyed by development.· For:an outsider ·to acquire land, procedures in . 
Gbawe are indicative. A fee is paid to the stool when infonning of one's interest to acquire stool land. 
S~I authorities then direct the· acquirer to individuals With available ·land. ·once a plot is located, a 
drinks payment is negotiated. A 70xl00 foot residential plot nonnally costs ¢500,000 ($1.00=¢930 in 

, 1994), but could reach as high as ¢2.0 million for prime land well situated for business development. 
Another ¢75,000 is then nonnally paid·for legal documents and a fonnal site plan. Land sales amount 
to as much as ¢4-¢6 million in some year8. Citizens.are also required to pay annual ground rents. While 
constitutional provision$ stipulate that a percentage of ground ·rent'collections are to be returned to the 
stoo~ no reimbursements have been received for.several years. -Land is ·sometimes allocated to a 
business at a discount in exchange·'for ci>mniitments. to hire.community workers or make 
improvementS. Land is sold for a particular purpose. Anyone ·wanting to change that designated 
ptirpose must petition the Chief and perhaps pay a fee. Violators are called before the stool and may be 
fined. The most serious crimes''are dealt with by banishment, but covenants are rarely broken. 

' . 
Land conflicts are rare among families within·the stool. However; disputes are common between 
Gbawe and neighboring stools. Of the 9,836 acres origin~ly comprising Gbawe, only 4,918 acres 
remain, the rest being lost through litigation or encroachment. Land sales receipts are used to pay for 
roads, drains, schools, and clinics, but also to cover litigation costs. Fighting the claims of outside 
interests has involved considerable expenditure. According to the Gbawe Land Allocation Committee, 
the community spent ¢20 million to ¢30 niillion in fees, remuneration and favours to lawyers, judges, 
swveyors, planners, court clerks, and bailiffs in one suit. In addition, well over 50 building plots had to 
be given in lieu of monetary payments. Sac'rifices to the gods and ancestors, transportation, and 
payments to witnesses were also said to be substantial. 
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Every family who loses land as a result of alienations or development is allocated new land by the chief 
from a special reserve after making a token payment in addition to possi~le fees (or the indenture an~ 
site plan. A large tract near the present village has been reserved for modem residential constructioO, 

. with plots allocated to every resident family in the conununity. The stool pays for most infrastructure 
development, including electricity, latrines, piped water, schools, clinics, public bathrooms, showers, a 
football park, and a petrol station. Funds come primarily from payments made by land acquirers to the 
stool. While revenue sharing from the stool accounts should help with such improvements as well, no 
payments have been received. Income from land sales generally flows to the men. However, women 
were well infomied about the sums involved, and did not feel alienated from the benefits. Funds 
accumulated by the stool in the course of land transactions are regularly allocated to various women's 
committees upon application for specific projects. · 

Women as well as men are actively involved in nearly all aspects of land administration. They regularly 
attend court hearings in Accra on important land disputes. They are vigilant as they pass through their 
lands, identifying encroachments and planting white flags to infonn encroachers they must contact local 
authorities or face eviction. Young men in the community also fonn vigilante patrols to assure that 
rules are obeyed and land use is duly registered with the Chief. Unauthorized developments are marked 
with a flag and, if not regularized,. are demolished. Relations are cordial with the Lands Commission, 
Town and Country Planning Department, Survey Department, Land Title Registry, and even the 
District Assembly, despite funds not being paid from the stool account. Gbawe' s remaining lands have 
now been registered. Every residential acquirer is advised by the chief to obtain a fonnal lease to 
protect their rights against outsider claims. All in all, the local government machinery is ,working well, 
and to the benefit of all community members. Gbawe stands in stark contrast to Ofankor and 
Ashongmang where open conflict exists between government and the community •.. 

4.5 Ofankor . · 
- . . 

Ofankor is one of the traditional Ga communities believed to have been founded in the 16th century. 
Stool land within the community is controlled by five land-owning families under the responsibility of 
the chief and elders. Land boundaries are indentifiable by natural markers, e.g. mountains, valleys and 
die-hard fire resistant trees like ntome. It is customary for the old inen to dig a hole along boundaries 
and bury a bottle of schnapps before planting ntome. In case of dispute, the bottle is excavated and 
exhumed to prove the boundary line. Although families do not know the exact extent of their land area, 
there is local harmony, facilitated partly by inter-marriages. 

Vntil recently, any individual of age wishing to acquire land simply had to contact the principal land 
holding families·. Marriage was (and still is) the decisive factor in being able to obtain land for a house 
or to feed the family. Plots were allocated free of charge. Strangers could also acquire land with 
minimal consideration: a customary drink (i.e. I bottle of schnapps) and a token yearly rent tenned 
adode of roughly ¢ 1,000 per acre. For any person presently wishing to acquire a plot upon which to 
build a house, the terms have drastically ·changed. Housing plots measuring 1OOxI00 feet are currently 
being sold by the chief for between ¢500,000and¢1,500,000, the price depending on personal 
relationships, location, and infrastructure. 
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Land conflicts within the community are rare. There has nonetheless peen substantial duress caused by 
the government's compulsory acquisition ofland for residential development, and in tum with ou~i~~rs 
who have benefited from government allocations. By Executive Instrument (El) 82, 1978, the 
Govenunent compulsorily acquired about 85 per cent of all Ofankor lands in the public interest. · 
Adding insult to injury, local leaders came to know of the expropriation only when they saw prisoners 
and others cutting boundary lines in the late 1980s. In 1990, when the affected families first contacted , 
the Lands Conunission to state their case, the layout for "Ofankor sector one residential area" had 
already been completed and the land sold to outsiders. Compezlsation, assessed to be ¢ 17,200,000 in 
1980 and not I~ than ¢2 billion in 1994 (after adjusting for inflation), has yet to be paid. Neither has . 
the A~strator of Stool Lands returned to the conununity its share of ground rents. 

Prior to the early 1980s, demand for land wa8· relatively dormant. However, due to inmigration in the 
past 10 years, Ofankor lias become ·a cosmopolitan center with residents from every ~ribe in Ghana 
Land was largely used for subsistence fanning and livestock raising. Arable land is now very scarce due 
to government appropriations, and livestock are a nuisance. Like Gbawe, the mining of soil and gravel 
has become an important source of ~come. Men generally seek employment in Accra; women are 
mainly engaged in quarry work and petty trading. Prior to government's acquisition of land, women 
were able to obtain work permits to mine stone from the chief. Women who now seek to mine gravel 
and sand are harassed and sometimes driven away by the .police. Quarry workers not from the land
owning fainilies must now pay a ·customary drink, ¢2,000, and a monthly rent" of¢ 1,000 per lot. 

The effect of the Executive Instruinent has been profound: acute land shortage; out-migration by 
young men and women to Accra and suburbs; a shift in employment toward laborers; artisans, and 
clerical occupations; and environmental degradation from sand winning and stone quarrying. Serious 
confrontations have resulted between the land-owning families and the private developers who have · 
acquired Ofankor' s land from the Commission. Beneficiaries have tended to be the educated, 
professionals, businessmen, civil seivants, finns, and the well-to-do. Other land uses earmarked by 
public land administrators for the remainder of the acquired lands further strengthens the argument that 
the land was expropriated mainly for the welfare of individual.s outside ofOfankor community: 
reside~tial plots, sports complex, quarters for retired anny. personnel, police depot, timber market, and 
complem~n~ infrastru~re ~eluding r~ads, water, and electricity. 

In addition to the upkeep and defense of the stool and the celebration of festivals, revenues from land 
sales are channeled into general development projects. According to women's groups, however, 
revenues are not distributed equally among households. Landholding families determine ho~ revenue 
from the land is utilized, and families have bank accounts into which the revenues are paid. For 
individuals not belonging to one of the five land holding groups, few benefits are derived from land 
sales. Most people know and obey traditional land covenants. When infractions occur, violators are 
asked to appear before the chief and fines may be levied. ·Persistent violators may be banished, and the 
police or government officials may be called upon in cases of serious infractions. 

The youth led 'Asafo company' is acting as the local law enforcement body against trespassers and 
encroachers. Their erected white flag denotes a warning sign, whilst a red flag commands that the work 
stop. The company has effectively confronted and physically harassed developers and officials. The 
Lands Commission has duly allocated most of these lands to various developers and outsiders. Ye~ 
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neither the govenunent nor the Lands Commission has the administrative machinery nor the power to 
adequately police the acquired land. Furthennqre, the public land acquirers cannot freely develop their 
lands without atoning fresh tenancy (entailing additional ·expenses/costs) to· the stool or family heads. 

Residents would welcome industries, hospitals, and other infrastructure on some of the public land. 
Most humiliating is government's failure to provide compensation at the same time that land is parceled 
out to privileged outsiders who then mock the wretched exi.stence of the previous land owners. Despite 
their unhappine.u with the present situation, all groups felt powerless in seeking justice and openly 
voiced threats .of war or of commandos destroying the efforts of developers. Community elders sharply 
aiticized govenunent authority-revenue sharing by the District Assembly has yet to materialize, just 
compensation for land has not yet been paid, government planning is non-transparent, and t.here.is lack 
of community involvement in planning efforts. One might expect local authorities to harbor animosity 
to newcomers. Instead, local authorities feel obliged to make land available to all Ghanians, particularly 
in cases ofhunwlitarian need, marriages, and the plight of migrants. 

4.5 Ashongmang · 

Ashongmang village was established in the 16th century when the Ga peop~e migrated from Egypt 
through Nigeria. The settlement, an area of some 12,000 acres including Ga (Accra) was founded by 
Odan Nto and his descendants who are now the Ian~ holding families of Ashongmang. Since these 
early migrants were people from many vill~ges, the chief d~cided to assign each family a piece ofland 
(e.g., Ofankor). All lands formerly claimed by Odan Nto are purely family lands, not stool land. 
Disputes have· arisen in recent years between Ashongmang and surrounding families. Rates of 
settlemeri~ once fairly stable, have grown dramatically in recent years due to in migration. . . 

Hunting and fanning. once comprised the main fonns of livelihood. Members of the original founding 
families still rely on fanning,. although most youth now seek employment in the public sector. Older 
women tend to seek work in Ashongmang, while the men and the youth migrate out, seeking work in 

· Accra or elsewhere. Residential development now overshadows all other forms of land use, although 
land is not scarce. Of the present 1,468 acres ofland within the boundaries of the stool, only about 800 
acres have been developed. Some of the excess has been ear-marked for future development including 
schools, hospitals and churches. As a result of numerous court.cases, the elders engaged The Town 
and Country Planning Department to fonnally delineate land. The family head was advised to put in the 
infrastructure, because lack of ~ch facilities led to uncontrolled development in New Town where 
facilities such as playground, schools, and open spaces are lacking. 

Descendants from Odan Nto' s family had free access to land in the past, but a small gratuity was 
normally paid to the family head out of respect and deference. Strangers in ·addition were expected to 
annually pay drink money to the family head. Demand for land by outsiders from Accra has driven up 
land prices in recent years. Nowadays, members of the family are still requested to pay only drink 
money for residential land, while strangers, in addition, must pay a purchase fee up to ¢3.5m for a 
lOOxlOO foot plot. While strangers are expected to pay more for land, they also are given liberties to 
formally register the lands they occupy. Women members of a land holding group enjoy the same rights 
as men. Any woman who wants to acquire land aside from that of her husband or father would 
undergo the same process of paying drink money, unless a stranger, in which case she is expected to · 
~h~~ . 
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Land disputes between the conununity and government has been a major source of fiiction. The 
r.ommunity has yet to receive compensation for the establishment of the Atomic Energy Commission, 
except for crops planted in the year of acquisition (1977). The family is now planning to take the issue 
up with government in court. Disputes with other families or stools, having already been resolved in . _ 
r.ourt, are no longer a serious concern. The Odan Nto family is one of two families in Accra that has 
registered their land. Rarely is encroachment a problem. Anyone caught encroaching is brought before 
the law. The Lands Commission also helps by directing land seekers away from settled property. With 
regular site inspection that goes on in the settlements, unlike other places in Accra, the family is able to 
successfully deter land seekers who do not have the necessary documents~ · - · 

Proceeds from land sales are used to finance conununity improvements, including electrification, roads, 
water, and schools. The benefici~es see these visible developments and are aware that they are . 
provided from the proceeds of the family lands that are sold. The family has also used some of ili"e 
proceeds to build houses for family members at Korie Wei as well as paying for t~e education of their 
children. Part of the money is also invested in bonds and treasury bills, and some is shared among 
fiunily members. The family head sees land sales to outsiders as a means to help those in need of land, 
and to help ·develop the town, sinqe the community lacks the resources to do it. 

Two of the family head's children are responsible for day to day administration of the family's land. 
They are intimately involved in all aspects of planning with the help of the Town and Countty Planning 
Department to assist with layouts. They also see that developers abide by the building eode, ensure all 
documents are legally acquired, and prevenf unauthorized structures and developers from building on 
the land without the necessary pennits, a problem that is not easy io control. In general, the family 
maintains a good working relationship with the District Assembly, Town and Countty Planning 
Department, the Land Title Registry, and the _Lands Commission Secretariat, a situation that has helped 
control the wanton actions of developers. The family head and elders nonetheless feel cheated when 
rightful compenSation is not paid by government, particularly when they see government allocating it to 
others for conunercial development. 

4.6 Land acquirers 

Who are the individuals acquiring land i~ Aburui, Gbawe, and Kasua? As indicated in table 4.1; they 
are mostly·middle aged (some plots acquired years prior to age of respondent at time of survey), male, 
of Ghanian nationality, and middle to upper class, as indicated by ownership of cars and televisions, and 
quality of housing (see table 4.4 for comparable indicators ofindigenous community). The group is 
also well educated with 45 percent of the acquirers having post-secondary or partial university training. 
Unlike the relatively homogenous ethnic composition of neighboring Amasaman, Asabaham,. and 
Nsabaa, the process ofurbaniz.ation in the three communities has widened ethnic diversity. The fact 
that the vast majority ofland acquirers were strangers to 'the chief or family head in the village 
concerned is further evidence that the land market is not ethnically or family biased within the 
community. Few of the acquirers had any agricultural land with the exception ofKasua, indicating both 
their dependency on non-farm employment for livelihood and their principal motif for land ownership
residential use or inheritance, although providing for the future inheritances of children played an 
important role as well (table 4.2). 
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Table4.1: 
L dA an ' Ch cau1rer s aractenstics, L dA an ' s cqmrer s urvev, Gh ana 

Villa2e Gender Overall 
Gbawe Kasua Aburi Male Female 

Age(%): 
1-25 years - 5.0 . - 1.3 .5 . 7.6 2.1 
26-35 years 15.0 16.3 11.3 12.2 21.2 14.2 
36-45 years - 50.0 41.3 42.5 47.3 34.6 44.6 
46-55 years 28.8 22.5 32.5 28.7 25.0 27.9 
S6+years 5.0 12.5 11.3 9.6 9.6 9.6 
Mismlg 1.2 2.4 1.2 1.7 2.0 1.6 

Gender {°(o): Male 77.5 76.2 81.2 n/a .n/a 78.3 
Female 22.5 23.8 18.8 nla n/a 21.7 

., ' 
: Nation.afi~ .. (%~: ·. 9banian 98.7 -· 98.7 91.2 95.7 98.1 96.3 

Nigerian&Lebanese 1.3 1.3 8.8 4.3 1.9 3.7 

Marital status {°lo hh): Married 92.5 90.0 91.3 96.3 73.l 91.3 
Widowed 5.0 2.5 5.0 1.1 15.4 4.2 

.... 
··-

Conmmerassets.{°/o hh w/}: 
Car 61.3 55.0 60.0 63.3 -42.3 58.8 

·Television 95.0 70.0 80.0 80.9 84.6 81.7 
Solid cement walls in house ( 92.5 67.5 77.5 79.8 "76.9 79.2 
Hand pump or tap in compound 52.5 52.5 32.5 47.9 38.5 45.8 

J:lighest education completed {°lo): 
None or other 5.0 33.8 5.1 12.8 21.1 14.6 -
Partial primary or elementary 13.8 . 17.6 11.3 · 12.2 21.l 14.1 
Secondary or Vocational teclmical 33.8 21.3 21.3 23.9 ·- 30.8 . 25.4 . 
Post secondary . - . 11.3 16.3 23.8 17.6 15.4 .- 17.1 
Partial or completed wliversity 36.3 8.8 38.8 32.5 11.5 27.9 
Koranic · - 2.5 - 1.1 - .8 . . . . 

Etlmicity (%): 
Akan 36.3 23.8 57.5 38.8 40.4 . 39.2 
Ga 30.0 15.0 11.3 17.0 25.0 18.8 
Fanti 8.8 33.8 8.8 17.6 15.4 17.1 
Ewe 21.3 10.0 8.8 13.8 . 11.5 13.3 
Other 3.6 17.4 13.6 12.8 . 7.7 11.6 

Relationship to chief in village where 
plot is 8'Xluired {°lo) 

No acquaintance 72.5 57.5 83.8 72.9 65.4 71.3 
Aapmintance or friend - 20.0 22.5 6.3 14.9 21.2 16.3 
Family or relative 3.8 12.5 5.0 8.0 3.8 7.1 
Other 3.7 7.5 4.9 4.2 9.6 5.3 

Family has agricultural land {°lo wl) - 37.5 5.0 16.0 7.7 11.3 
Source: Unpublished data. 
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Table4.2: 
an se L dU Ch an ~eo cqmre ot, an cqmrer s -f A . d Pl L d A . . ' S urvey, Gh ana 

Villa2e Gender Overall 
Gbawe Kasua Aburi Male Female 

Primary rea.w~ for acquiring plot (%): 
Residential or commercial use 78.8 35.0 81.S 66.0 71.l 67.1 
Agricultural u.gc 3.8 40.0 2.S 16.0 13.S 15.4 
Children or inheritance 13.8 22.S 6.3 14.4 13.S 14.l 
Other 3.6 2.5 . 3.7 3.6 1.9 3.3 

Second principal reason: 
Children or inheritance 72.6 31.0 63.0 .. · SS.I 61.0 56.S 
Residential or commercial use 20.S 36.2 13.0 23.S 24.4 23.7 
Investment 1.4 20.7 17.4 . . 13.2 7.3 11.9 
Other 5.S 12.1 6.6 8.3 7.3 7.9 

Land use before aap.tlred {°lo): 
. Idle 68.8 51.S 46.3 SS.9 63.5 51.S 

Agricultural 27.6 40.0 Sl.3 40.9 34.6 39.6 
Rcsideiltial - 1.3 1.3 1.1 - .8 
Other or Wlknown 3.6 1.2 1.1 2.1 1.9 2.1 

Principal use currently {°lo) 
Idle ; 38.8 12.S 51.S 37.2 32.7 36.3 

, Agricultural 23.8 52.6 21.S 35.6 30.7 34.6 
~dential 21.S 28.8 . 11.3 21.3 26.9 22.S 
Other 9.9 6.1 3.7 S.9 9.7 6.6 

Plot ever Used for collateral {°lo yes) 1.3 3.8 2.S 2.7 1.9 2.S 
Plot or portion_~ disposed (%yes) 1.3 s.o 3.8 2.1 7.7 . . 3.3 
Plot registered {°lo yes) 52.S 20.0 90.0 SS.3 50.0 54.2 

~ 

Occupy principal plot aCquired {°lo y) 12.S 60.0 18.8 30.9 28.8 30.4 

Source: Unpublished data. 

Most land was idle or in agricultural use at the time of acquisition (table 4.2). While the extent ofidle 
land has decreased (58 to 36 percent) following acquisition, a remarkable high percentage of plots 
nonetheless remains idle. Inter-stool disputes over land as witnessed in Ofankor and Ashongmang 
communities are a contributing factor, but motive and source of financing probably are more important 
causes. Acquiring land for children postpones the need to build for immediate'residency. Whereas in 
western mortgage markets which enable consumers to enjoy the comforts of home today with 
payments amortized into the future, the reliance on personal savings for land purchase and building 

- development creates the need to stagger improvements (first land, then walls, a roof, utilities, finishing 
work, and household furnishings phased over years) in line with personal savings growth. 
Consequently, only about one-third ofhouseholds occupied the principal plot acquired (table 4.1). 

The vast majority of plots were acquired by purchase (moreso in Aburi where families controi the land) 
and allocation by the chief(table43). A chief or sub-chief was involved in the majority of transactions, 
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Table 4.3: 
aractenstics o fL dT an ransaction, nnc1p cam re ot, an P . . al A . d Pl L d A ' s cqmrer s urvey, Gh ana 

Villa2e Gender Overall 
Gbawc Kasua Aburi Male Female 

Principal Mode of Acquisition (%): 
Purchase 10.0 42.5 88.8 .48.9 40.4 47.1 
Allocation by chief 85.0 33.8 2~5 41.0 38.5 40.4 
·Rental 1.3 12.5 · 1.3 5.3 3.8 5.0 
Other 3.7 12.5 7.4 4.8 17.3 7.5 

Date of Acquisition {°lo): 
1990 and before 24.9 51.1 19.9 32.4 30.8 32.0 
1991 16.3 16.3 30.0 21.8 17.3 20.8 
1992 30.0 26.3 15.0 22.3 28.8 23.8 
1993 18.8 5.0 26.3 - 17.6 13.5 16.7 
1994 10.0 1.3 8.8 5.9 9.6 6.7 . . 

·' 

Aa)uired from {°lo): 
Chief or sub-chief 96.3 80.0 47.5 75.0 73.l 74.6 
Family head 2.5 5.0 46.3 18.6 15.4 . 17.9 
Government - 1.3 - - 1.9 .4 
Other 1.2 13.7 6.2 6:4 9.6 7.1 

Person initiating transaction {°lo): ... 

Land aapllrer' 62.5 85.0 86.3 79.3 . 73.1 .77.9 
Chief's siirVeyor 32.5 7.5 - 12.8 15.4 13.3 
Seller - 1.3 7.5 .2.1 3.8 2.9 
Other 5.0 6.2 6.2 5.2 7.7 5.9 

'· 

How came to contact the seller {°lo): 
Introduced by friend or relative 85.0 41.3 61.3 63.8 57.7 62.5 
Personal contacts 8.8 , 16.3 27.5 16.0 23.1 17.5 .- . 
Introduced by chiefs agent 1.3 20.0 3.8 9.0 5.8 8.3 
Con~ .chief in ho~ village - 15.0 2.5 5.9 5.8 5.8 

:j Other 4.9 7.4 4.9 5.3 7.6 '5.9 

Interval elapsed (days) b'ween date of 36~9 31.9 35.0 34.7 34.2 34.6 
first contact and final sale . ,. 

Amowit paid: Cash 602,150 . 408,506 781,820 66~,855 368,410 597,492 
In-kind goods 72,018 4,202 40,61~ 42,696 25,389 38,946 

Annual rent: Required {°lo yes) 86.J 66.3 1.3 50.0 55.8 51.3 
Amo wit 13,196 8,975 3,000 12,248 8,203 11,295 

Tenn of acquisition (years) • 93.9 58.3 14.7 54.5 59.8 55.7 

Sources of financing (%yes): 
. Personal savinp 97.5 85.0 96.3 95.7 82.7 . 92.9 

Remittana:s - 3.8 5.0 1.6 7.7 2.9 
· Loan from bank - - 3.8 1.6 - 1.3 
a. Lerurth of allocation note or term of sale. 

· Source: Unpublished data 
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and family heads to a lesser extent; government acquisitions were insignificant in all study sites. The 
land acquirer initiated the sale in the majority of cases by contacting the chief or his agent after seeking 
advice from. his or her network of fiiends, relatives, and personal contacts to decide upon location. 
However, the effect ·of chiefs and families seeking to sell land for revenue is also evident in data 
indicating the chiefs surveyor involvement in initiating the transaction, particularly in Gbawe. Sales on 
averaged were finalized in slightly over one-month, and virtually none of the sales were contested 
(unreported data). At the time of acquisition, the acquirer receives an allocation note that is kept on file 
by the chiefs administration. Mean terms of 94 years in Gbawe stand markedly in oontrast with 15 
years in Aburi, the latter hardly sufficient to cover the life span of any building or enterprise. Mean 
prices paid in table 4 .3 are non-inflation adjusted; the lower price data for Kasua reflect earlier 
acquisition dates, and data for all villages generally substantiate the earlier anecdotal price evidence 
reported. Problems faced by conununities getting their share of ground rent pa:Yments from the District 
~bly are apparently not caused by landholders not making payments, as over 86 percent of 
households did so in 1993. Money to purchase land in the vast majority of cases came from personal 
savings, indicating weak fonnal and infonnal credit linkages for mortgages. 

4. 7 Indigenous community · 

By comparison, heads of the indigenous sample are elderly, still mostly male and poorly educated (table 
4.4). A high frequen·cy of households are headed by divorced, separated, and widowed women, a large 
oomber of which have had little or no education even compared with their male counterparts. Over 
~o-thirds of the sample resided in the Same location 10 yeafs ago indicating their indigenous status. 
Despite being separated in location from their land acquirer counterparts by only several miles, their 
low wealth status indicated by consumer assets held and quality of housing are striking. 

The majority of households acquired land from their family heads or chief through allocation or 
inheritance (table 4.5). In contrast with their land acquirer counterparts, purchases comprised a 
negligi'ble portion of acquisitions. About 20 percent of households also had land they disposed of in the 
previous ten years, in the majority of cases because the chief took back the land for new settlers or 
people outside the village.· In one third of the cases alienated, no compensation was received, the 
remainder receiving cash and/or new land. While the chief may also have been using. land sale proceeds 
to make conununity level improvements, this fact was not inunediately recognized by those individuals 
having been disposed of land. The rumblings of discontent with the way chiefs are allocating land is · 
also evident in other ways. Over one-third of households in Gbawe reported the ability of the chief to 
take back land even after the family had constructed buildings. Also one-fourth of all survey 
households indicated disputes being more serious today despite the benchmark being a period of 
widespread disputes without. neighboring stools or families, and 28 percent indicated chiefs and sub
chiefs as the principal source of conflict, a figure that reached 37 percent in Gbawe. Nevertheless, when 
the ability to acquire additional land. depends on good relations with the chief, households are 
understandably reticent to contest alienations when they occur. 

• For those able to purchase land (land acquirers), the land market has enabled land acquisition for 
residential use or investment, generally at low transaction costs. For residents of the indigenous 
conununity, their future status is more questionable. Quality oflife within the village may improve, but 
only if the chief is willing to use proceeds. for community improvements. Hou~eholds may experience 
only private gain or loss depending on compensation. The social costs~ however, are significant. As 



51 

Table 4.4: 
Household Characteristics, Indieenous Community Survey, Ghana 

Villa2e Gender Overall 
Gbawe Kasua Aburi Male Female 

Age of h 'bold head: 
16-25 years - 2.9 - 1.4 - 1.0 
26-35 years 2.9 8.6 - 4.3 2.9 3.S 
3645 years 20.0 22.9 25.1 28.6 11.4 22.9 
46-55 years 14.3 8.6 14.3 12.9 11.4 12.4 

. S6+years 62.8 ·57.0 60.0 52.8 74.3 . 59.9 . ' .. .. . 

Gender ofh'bold head (°lo): :Male 77.l 62.9 60.0 n/a n/a 66.7 
Female 22.9 37.1 40.0 n/a n/a 33.3 

Marital status: Married 65.7 68.5 71.5 . 90.1 
·' 

25.7 68.5 . . 
Single - 8.6 - 1.4 5.7 2.9 ....... 

·Divorced or separated 2.9 2.9 11.4 2.8 11.5 5.1 
Widowed 31.4 20.0 17.1 5.7 57.l 22.9 

.. 
Consumer assets (°low/): 

Car 20.0 31.4 11.4 31.4 - . 21.0 
. Television 37.l 28.6 42.9 . 47.l 14.3 36.2 
·Solid cement walls in house 22.9 34.3 45.7 40.0 22.9 . 34.3 
Hand pwnp or tap in compowid 2.9 - 8.6 2.9 . 5 ... ( 3.8 · 

.. 

Education (°lo): 
None 62.7 54.3 54.2 42.8 85.7 57.0 
Partial primary or elementary 31.S 40.0 34.3 45.7 14.3 . 35.3 
Secondmy or Vocational technical 2.9 S.1 5.7 7.2 - 4.8 
Pmt secondmy 2.9 - 2.9 2.9 , - 1.9 
Partial or completed university - - 2.9 1.4 - 1.0 
Other including Koranic . 

Ethnicity (°lo): 
Akan - 2.9 94.3 30.0 37.l 32.4 
Ga 100.0 2.9 - 40.0 22.9 ·. 34.3 
Fanti - 80.0 - 25.7 28.6 26.7 
Ewe - 2.9 - 1.4 - 1.0 
Other - 11.3 5.7 2.9 11.4 5.7 

.. .. .. . . 

Mean fann si7.e (hectares): .22 11.82 10.08 9.15 3.83 7.37 

Lived elsewhere in previous 10 years 14.3 37.l 37.1 30.0 28.6 29.5 
(%yes) 

Sowte: Unpublished data. 
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Table4.S: 
Land Market Characteristics, lndi2enous Communirv Survey, Ghana 

Villal!e Gender Overall 
Gbawe Kasua Aburi Male Female 

Principal Mode of Acquisition {°lo): 
Allocation 47.S S3.S 12.0 36.S 40.0 37.7 
Inheritance 24.6 37.2 44.0. . 32.7 38.0 34.4 
Ocwpied. uncultivated land 26.2 - - 14.4 2.0 10.4 
Gift - 2.3 14.0 4.8 6.0 S.2 
.Borrowed - - 14.0 5.8 2.0 4.S 
Other. 1.7 7.0 16.0 5.8 12.0 7.8 

Acquired from {°lo): 
Family head 24.6 55.8 56.0 41.3 48.0 43.S 
Chief or sub-chief 70.S 34.9 8.0 40."4- 40.0 40.3 
Otherb 4.9 9.3 36.0 18.3 12.0 16.2 

... 

Land disposition in past IO yrs {°lo hh)0 34.3 11.4 14.3 24.3 11.4 20.0 
Reaoon for disposition: 

Land taken back by chief 92.3 20.0 20.0 . . 64.7 50.0 60.9 
Otherd . 7.7 80.0· 80.0 35.3 50.0 39.1 

Land alienated to new settler· or person 53.9 80.0 60.0 58.8 66.7 60.9 
outside the village (o/o plots alienated) 

C.ompensation received {°lo yes): . . .. ~ . • ·" r • ' 'P • ~. •• .. ~: 

Cash 15.4 60.0 60.0 29.4 50.0 .. 34.8 -.... 
·Newland 38.S - 20.0 29.4 -16.7 26.1 
None 46.2 40.0 20.0 42.2 33.3 39.l 

Indirect benefits from land disposition: .. 

None or unsure 61.5 60.0 100.0 70.6 50.0 65.2 
Better schools, clinics and latrines - 40.0 - l l.8 . - 8.7 
Better roads and utilities 46.2 - - 17.6 50.0 26.1 

. . 

Disputes over land ownership more 17.1 - 60.0 28.6 20.0 . 25.7 
I .. 

severe than 10 years ago {°lo hh) 
Chief can~ land after holder 37.1 - - 12.4 

has constructed buildings (%yes): 
-' ' . 

Principal.cause of ownership conflicts: 
Chiefs or subchiefs 37.1 8.6 37.1 30.0 22.9 27.6 
Outsiders 20.0 - - 5.7 8.6 6.7 

BtS means of acquiring new land: 
· Allocation ftom chief 60.0 85.7 8.6 45.7 62.9 51.4 
Borrow or rent 8.6 2.9 48.6 22.9 14.3 20.0 
Purchase 22.9 5.8 11.4 17.1 5.8 13.3 
Other 8.5 5.6 31.4 14.3 17.0 15.3 

L Includes purchase, rental, pledging, and other. b. Includes other household memlx.~, new settlers, other villagers, and families in 
other villages. c. Any land previously held by any household member in past 10 years that is no longer held? d Including land sold, 
excharuzed. given awav or beoueathed. 

Source: Unpublished data. 
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Table 4.6: 
Otanees in Past Decade, lndieenous Community Survey, Ghana 

Villa2e Gender Overall 
.. 

~ ->.,..~..!·! -~~ • Gbawe Kasua Aburi Male Female 
Land held bY indigenous commwlity is 51.5 54.3 85.7 67.2 57.1 63.9 
smaller or much smaller c -. - . .. 

Greater diftiailty in gaining acas to 
land: ... 

Male adults · 91.5 - 45.7 51.4 34.3 45.8 
Female adults 100.0 - 42.8 54.3 34.3 47.7 
Young men .100.0 - 74.3 64.3 45.7 58.1 
Young women 100.0 - 71.4 64.2 42.9 57.1 

Agriailture is no longer profitable for 94.2 34.3 82.9 74.2 62.9 10.S 
children (much or very much so) 

·-

Children are much or very much 94.3 14.3 82.8 64.2 62.9 63.8 
moving out of the village to the city d 

Greater (much or very much) tendency 
for unemployment: r · 

Male adults 85.7 17.2 42.9 55.1 34.3 48.6 
Female adults 85.7 31.4 42.9 61.4 37.2 53.3 
Young men 57.1 20.0 91.4 52.9 62.8 56.2 
Young women 60.0 20.0 82.8 51.4 60.0 54.2 

a. Similar results for female ad~ts. b. Simi~ results for young women. c. Versus "same", "greater', or "much greater." 
cl. Versus "not really" or "no." e: Versus "abOut the same" or "easier." [ Versus "same'\ "less" or "much less." 
Source: Unpublished data. 

indicated in table 4.6, the fi.iture land endowment of all three indigenous communities is shrinking, 
~,,,. · accesS to land is more difficult particularly for the youth, agricultural earnings are failing to keep pace_ 

with urban opportunities, children are leaving the village for work in th~ city, but employment 
opportunities are outpacing l~or supply resulting in rising unemployment. . 

The data suggest a segmented land market, one involving commercial transactions to land acquirers 
typically outside the community, the other administrative allocations to community residents. Aside 
·from gifts to strangers, which families would discourage because of lost sale revenue, there does not 
appear to much difference between the two samples in tenns of the various land rights specified (table 
4. 7). The land market is thus enabling urban growth and relatively robust land rights or interests in 
land. On the darker side, the land market can only be expected to benefit exit households if adequate 
compensation is paid, and households have the necessary skills to enter urban employment. The 
dependency of households on quarry work and reports of high unemployment raise serious doubts 
about the validity of these assumptions. 
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Table4.7: 
M k E I . L d A ' S Gh ar et vo ution, an cqmrer s urvev, ana 

Villat?e Gender Overall 
Ril!hts held (ves) • Gbawe Kasua Aburi Male Female 

Land acquirer's sample: 
Plant fruit trees 90.l 93.8 91.5 93.6 94.1 93.8 
Build 95.0 85.0 97.5 92.0 94.3 92.5 
Bequeath 95.1 80.0 97.5 91.0 90.4 90.8 
Rent~ 95.l 83.8 91.5 91.5 94.2 92.1 
Sell 91.3 70.1 91.5 86.7 84.6 86.3 
Gift to a stranger 

Indigenous community sample: 
Plant fruit or field trees 98.2 93.0 71.4 88.0 87.8 87.9 
Build 98.2 93.0 69.4 83.0 85.7 85.2 
Bequeath 98.2 93.0 63.3 81.0 87.8 85.2 
Rent~plot 98.2 93.0 67.3 87.0 85.7 86.6 
Sell 94.7 79.1 63.3 78.0 77.6 79.9 
Gift to a stranJ:?er 94.7 62.8 32.7 68.0 59.2 65.1 

a. With or without authori:zation. 
Soun:e: Unpublished data. 

4.8 Concluding comments 

All communities in the study have experienced severe ~o~icts wit~ .neighboring families under various 
forms of Customary tenure. While a good case can be made for a strong and effective authority to 
adjudicate and record Ian~ rights, and provide for compensation, the experience has been mixed. Court 
systems have served the public interest well in resolving conflicts, sometimes despite severe limitations 
in the law. In Gbawe, where land rights have been assured through land registration, the relationship 
between loCal authorities and government i_s good, and government has inteivened on a number of 
occasions to protect the land rights of Gbawe' s citizenry.· However, strong complaints against 
government actions were voiced in all three communities-government expropriation of land, lack of 
compensation, failure to return the designated share of ground rents back to the stool and community, 
subsidized sales ofland to outsiders, high transactions costs t~ convey or register property, or failure to 
adequately resolve I.and conflicts between. stools. Restrictions that call for the ·concurrence of the Lands 
Commission ~d related departments in transferring land ~d ensuring that its use complies with an 
authoiized development plans belie their capacity to effectively enforce the l~w given their highly 
centralized rilanagement, shortages of skilled ·personnel, anq limited supplies and budgets. Finally, one 
might expect that government's reallocation of commurufy ]ands· might create animosity towards . 
outsiders moving into the community. Surprisingly, there appears to be relatively little ·resentment 
harbored. All three communities welcome land sales to :help fund community improvements and to 
cover litigation costs against rival claims. The .fcµ- more difficult problem is the decline in welfare of 
those individuals that as members of non-founding families receive no monetary benefit and, without 
human capital, find themselves disadvantaged in selling skills in the market place. 

') 



V. CROSS COUNTRY SYNTHESIS 

5.1 Urbanization 

High natural birth rates and in migration are stoking urban population growth worldwide with the 
strongeSt future trends projected for sub-Saharan Afiica. Levels of urbanization for the three countries 
in this study (1993: 24 to 35 percent) are comparable with S~b-Saharan Africa and East Asia (table 
5.1 ). Whether social and physical infrastructure and employment .opportunities can expand to meet the 
rising demand for food, housing, health, education, and urban infrastructure associated with this 
population swell will mean the difference between economic development or decline for a significant 
and fastest growing segment of the population. 

All three study economies experienced rapid urban population growth in the 1980s, particularly 
Moz.ambique, as a result of people fleeing civil war in the countryside and, in The Gambia, people 
seeking employment -and housing or fleeing drought and agrarian decline upriver. Rates of urbanization · 
are very similar between-Sub-Saharan ·Africa arid East Asia. However, lacking the extensive irrigation 
of East Asia, the greater probability is that Africa will follow the trajectory .ofi..atin)~merica with rates 
ofurbani7.ation approaching 70 percent in the distant future. The implications would be enormous: high 
sustained growth of urban perimeters; demand outpacing urban planning and supply of roads, water, 
and basic infrastrueture and services; and without expanding urban employment opportunities-high 
unemployment, crime, and urban squ8Ior. -

While the rate.of change. is subject to question,.urbaniz.ation will continue to grow as it has worldwide 
~ 1970. Research findings support the conclusions of the West Afiican Long-TemiP~rspective 
Stu~y (W ALPS). Population demographics. are shifting· t~ urban and co~ areas of Afiica, and with 
thafshift will come the neCd for increased focus of resources on commercial and industrial 
d~elopment, poverty, food iDsecurity, unemployment, and human 'development in urban and peri
urban areas. It may well prove to. be the case that donors will have little recourse b~t to shift-funding 
away from food production and the environment to health, population, food assistan·ce programs, and 
employment growth ~ urban and pefi-urban areas in line with these population tren~_s .. This ~oes no_t 
m~ that rural food security and environmental problems have been dealt with satisfactori_ly; they have 
not.~ -Rather, the twin juggernauts ofurbani7.ation and migration will continue to create powerful 
co~mer groups calling for more affordable housing, health care, and jobs. It is not clear that interests 
pressing for relief from landles8ness and environmental degradation will prevail in the-battle for scarce -
public resources. · · · -· 

.. I .' 

6.2 Peri-urb~n definition 

Settling on a mutually agreeable definition of peri-urban has eluded this research since 1989 when the 
first workshop on peri-urban methodology was held (Roth · 1989). The notion of a perimeter or 
~ncentric band of mixed agriailture, industry, and dispersed housing at the edge of an urban 
metropolis is easy to conceptualize. Targeting these areas is far more difficult from a ·research and 
policy standpoint, because land use and population are· so dynamic; rural and peri-urban populations 
today quickly beeome the peri-urban'and.-urban populations of tomorrow. When urban perimeters are 
pushing outward at rates of several kilometers per year as is the case in Accra, research sites are 
quickly engulfed by the wave of urban growth. Alternatively, in Mozambique, the green zones .b~ause 



56 

Table5.1: 
U b D h" T d r an emo~rap 1c ren s 

Total Population Urban Population as 
Percentai e of Total 

1993 Sac Avg.annual 1970 
(milliom) Growth Rate {°lo) 

C°/o 1980-93) 
Mmambique lS 1.7 6 
The Gambia 1 3.7 15 
Ghana 16 3.3 29 

Sub-Saharan Africa S59 2.9 19 
Latin America and Canb. 46S 2.0 51 
F.ast Asia and Pacific · 1,714 l.S 19 

Source: World Ban1c Development Report, l 99S. 

- . c 

1993 Levell (GD~/capita, % ): 
Moi.ambique 
The Gambia 
Ghana 
Sub&haran Africa 
Latin America and Canb. 
~Asia and Pacific 

Growth Rates (1980-93, %) 
MOmmbiqUe . . 
The Gambia· ~ .. 
Ghana 
Sub-Saharan Africa 
Latin America and Canb. 
East Asia and Pacific 

omponents o 
Table 5.2: 
fGDP d G an rowt 

GDP/ 
Capita Agriculture 

(%) (%) 

' 90 33 
350 28 

.. . . •430 48 
., . S20 20 

2,950 -
820 17 

.. -1.S 1.4 
I . ;:.0.2 0.8 

0.1 1.3 
-0.8 1.7 
-0.1 2.1 
6.4 4.0 

1993 
{°lo) 

31 
24 
JS 

30 
71 
31 

hR ates 

lndustl)' 
(%) 

12 
15 . 
16 
33 

-
41 

-4.4 
5.5 
4.2 
0.9 
1.4 
10.0 

a. Manufacturirut. usually the most dvnamic component of the industrial sector. is shown seoarately. 

Source: World Ban1c Development Report, 1995. 

Average Annual Growth in 
Url>an Population 

1970-80 1980-93 
{°lo) (%} 

10.8 8.4 
5.2 6.0 
2.9 . 4.2 

4.8 4.8 
3.6 2.7 
3.4 4.2 

Manu- Services, 
factwing• etc. 

(%) - ·-· C°/o) 
.. . 

- SS 
7 S8 
3· 36 ··. 

· 16 47 :">.. 

- -
30 41 

·- . .... . 
; . ., - . - 3.4 --- 3.0 · 

4.1 . ·6.8 
.. 

0~9 2.2 
0.8 2.4 
10.6 8.2 

of their wetlands ecosystem have survived, but only temporarily, despite becoming surrounded by 
residential growth. In the case of Sanyang and Pirang villages (25 kilometers from Banjul) in The 
Gambia, in every way they appear rural in physical character, yet non-fann earnings represent 90 
percent ofhousehold income and a high proportion of young males live and work in the city .. The urban 
tentacles of remittances, migration, and non-farm earnings are affecting the household economy far into 
the countryside. Detennining where peri-urban begins and ends is difficult, but far less important than is 
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Figure5.l: 
Relationship between Urbanization an~ Non-Farm Income 

Fanning 
Dependent 

GB:Sanyang 
GB:Pimng 

. Rural 

URBANIZATION 

Moz:IV 
.Moz:VI . 

Urban 

the recognition that urbanization is deeply affecting employment, food security, and economic 
development in areas far beyond the boundaries of the metropolis. 

5.3 ·:SeWement : · 

Populanoit teSeftlement .and migration ire the en°gines driving change in household. structure, r~urce 
acc.esS, mancets, and produCtive arid reproductive strategies in the three peri-urban ·economi_es studied. 
As a reswt·ofmigfation.and.war in Mozambiqui,1 a sigruficant percentage of~~usehold~ ~eh~~¢ by 1 1 I ... , , 4 \ • , , .,- . • ...,, • '! r • .• t • • -... l e t \. ~ • • • ' women with widowed, divorced, or separated marital status, the poorest segment m spc1ety. Land 
allocatjon liy~e pa'.rainourit chiefiri ihe·late 19th.through the inid 20th cenfur)' established th,e: · 

• ' ( ,: ~ · ' • • "' .. r _. f" ,... •. - • • • • • • • ' • foundmg families that control land holdings m the pen-urban ar~as of The Gambia presently. ~grat10n 
froln'Egypt tlii"~iigh. ·Nigeri·a in the 16th century helped establish present day stools and families in the 
peri-urban areas of Accra. Settlement history and chance for many of these populations have been the 
de.cisive factors separating fortune from poverty. 

Peri-urban areas are the landing or convergence zones where those of divergent wellbeing assemble as 
result of "inner-cities-out" and "rural-areas-in" migration. In Mozambique, population moved ou~ard 
from the iitner cities to the suburbs following independence to escape economic decline and to resettle 
abandoned Portuguese estates. Similar outward migration was observed in The Gambia and Ghana to 
escape 'the high casts of city living,' to obtain land 'ror a residence, and to provide for children's . 
inheritance. In-migrati~n from the countryside to peri-urban areas is also playing an important role in 
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the peri-urban dynamic, but 'Yith different economic and social consequences. In Mozambique, great 
numbers of migrants fleeing civil war invaded Maputo causing widespread squatting and land conflict. 
Youth fleeing economic decline in the rural areas in search ofbetter jobs and life in The Gambia and 
Ghana are more subtle examples of the ruralization taking place on the urban periphery. Sinchu village 
on the urban fringe of Banjul demonstrated much poorer education and language skills than their 
counterparts in more stable but peri-rural Pirang and Sanyang. Resettlement patterns in Accra were not 
as crystaJJized as migrants tend to be sWallowed by Accra's massive size. Nonetheless, for indigenous 
communities affected by inmigration, households find themselves squeezed by a declining land base to 
support agriculture, and lack of necessary skills to move into remunerative non-farm employm~nt. 

Household economic profiles and demographic structure tend to defy generalization at least in early 
stages of peri-urban development. Younger to middle-aged families with money and jobs from the 
inner city may move outward to establish a home among indigenous elderly families who are seeing 
their children move elsewhere in search of employment opportunities. Modem,' sometimes extrawgant, 
housing is found dispersed ami~st mud compounds. Wealthy families may live temporarily adjacent to 
those in abject poverty. Professionals may come to live adjacent to agricultural laborers. Land markets 
and urbaniz.ation tend to widen the ethnic diversity of settlement patterns. Income ·dist~bution tends to 
once again narrow as the pen-urban dyilainic inoves outward canying along with it those individuals . 
who were unable to succeed in employment or those seeking yet more affordable housing. Sometimes, 
zones of dispersed residential settlement may reach many kilometers outward from the city as in the · 
case of The Gambia in which case the peri-urban dynamic may take decades to evolve. Conversely, in 
Moz.ambique, for reasons of security, the peri-urban band is much tighter and is shifting more rapidly 

· into urban settlement. 

·&.4 Emp.loyment markets 

The dependency of most study villages on non-farm employment notwithstanding, economic growth in 
Afiica has taken a different course than the rapid industrial and manufacturing growth charact.eristic of 
~Asian ~nomies. (table 5 .. 2)., s~~p:~~ ~~~1 ~ ~i~ an~ th~ .. Pa~i.fic, the. _compo~it~On of 
eco~mies in Sub-Saharan Afii~ te_nd to· be more heavily weighted toward agriculture and service 

• ! j • I l I • ._ ' • • ,,_ • ~ .A .. , • • • _. I •' - ~ 

sectors wath a noticeable under. weighting in -manufacturing. Reliable comparative data on rates of 
unemployment could not be located,' b.ut the high rates of under-·or unemployment ~bserved in all three 
peri-ufb~ ecom;>mies probably_ represen~ another significant. difference .. Growth r~tes i~ GDP and by 
sector were not greatly different between Sub~Saharan Afiica and Latin America between 1980-93, but 
both ·sets of growth rates fell short ofthe rapid gro'wth in East Asia, particularly in the man.ufacturing 
and service sectors. · · ·· - · ·· . · 

,, . 
Depending on the location of the peri-urban village concerned, principal sources of livelihood included 
fiuming, artisan work (carpentry, brick laying), building construction, taxi cab driving, rock quanying, 
teaching, petty trading, commerce and trade, contract work, general labor, and civil service 
employment, among others. With the exception of Ghana, men tend to hold wage- or salaried jobs, 
while women tend to be engaged in self-employment, particular low-productivity petty trading. Pay 
scales tend to be substantially lower for. women than men in most sectors, but too few degrees of 
freedom precluded correlating wages with skills differences. The far stronger bias occurred when . . 
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women were relegated to self-employment activities (petty trading) with low earnings potential, or lack · 
of access to wage employment which offers year-round employment opportunities and. non-monetary ., 
benefits such as health care, pension benefits, and food and transportation subsidies. Women-headed 
households, as the primary bread-earner and care provider for children, tend to be most disadvantaged 
is this regard. · 

Market segmentation also alters the labor force composition of peri-urban households. Such villages as 
Pirang and Sanyang in peri-rural areas of The Gambia have experienced a shift in the age-gender 
composition of the household toward women and the elderly, as young men (and young women to a · 
lesser extent) leave for work in the city. The age composition ofindigenous households in peri-urban 
Accra exluoits similar bi-polariz.ation. Hence, despite growing land scarcity resulting from farm land 
conversion, nearly two-thirds of households in Kasua (Ghana) reported land becoming easier to obtain 
over the past decade despite the total land area available to indigenous households shrinking. The loss 
of young workers in the household can thus create the anomaly of rising land/worker ratios and labor 
scarcity at the same time that farm size is declining. Households are also confronted with need for 
rising labor productivity to keep pace with urban inflation and a widening urban~rural wage gap while 
simultaneously losing the most productive members of the household. 

5.5 Land markets 

Prevailing methods for acquiring land varied widely among the three study qountries. In Maputo, 
administrative allocations by city or local authorities tended to predominate. -Founding families in The 
Gambia tended to pass land through inheritance and gift, while non-founding families tended to borrow 
or request allocations from the chief or founding families. The same process of gifts, borrowings, and 
allocations from stools and families is present in Accra, but onJy on land held· in reserve by the chief; 
and for his subjects. For land outside this rapidly shrinking area, the land market has all but become 
fully commercializ.ed, despite legal restrictions on land sales. Even in Mozambique, land rentals and 
purchases are becoming more established, and when asked how they might -acquire additional land, a 
significant proportion of men cited commercial sales .and rentals·as the most likely source, while 
women tended to emphasize administrative alloeations. Long~standing families within the community 
are an exception; having become accustomed to adminiStrative allocations of the-chief, many look to 
the contintiance of those 8llocations in the future. Customary allocations are clearly waning or 
beginning to wane in all the peri-urban ·areas. with a number of consequences: growing individualiz.ation 
of rights, alienation of land from the community, widening ethnic diversity of communities, and rising 
land value. 

1De verdict is out whether a decline in power of traditional authorities will accompany the 
individualiz.ation in the land market. In Mozambique, traditional authorities have long ago had any 
responsibility usurped, first by coloni7.ation and later by official authority. In The Gambia, some chiefs 
and founding families are clearly selling off land, others are encouraging buyers and subjects to register 
land in their own names to guard against encroachment by the next chief or surrounding stools, and still 
others zealously assert their ownership rights. The case of Ghana is exemplary in two ways: first, in . 
how custom~ traditions have been incorporated into the prevailing body of statutory law and land 
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administration, and, secondly, in the extent to which chiefs have used the land market to attract 
outsiders. with capital and using land sales receipts for conununity improvements. 

One might conclude that the customary land market is working well. Customary allocations in adapting 
to growing land scarcity are converting to rentals and sales. Land prices are rising to reflect scarcity · 
value. Migrants from the countiyside are able to acquire land near the city. Inner city residents are 
moving outward to conununities without hindrances tied to family or ethnic status. However, other 
phenomena are undercutting this land market utopia. In Moz.ambique, smallholders are banding 
together in producers associations in an attempt to guard against repossessions, overlapping 
allocations, and the threat of outsiders grabbing land. Such problems might be explained away by the 

. .dysfunctional system of public land administration there, but in The Gambia and Ghana many problems 

. .arise from inherent inadequacies in the custommy system itself. It is certain chiefs in The Gambia that . 
are expropriating land from long-term borrowers to resell land to new settlers. The same sales are 
occurring in Ghana along with substantial resources being spent on litigation fighting the claims of rival 
stools. When disp.ute8. were cited as a problem, landholders in both Accra and Banjul tended to point to 

·. ~- ;. either chiefs or outsiders as the main culprits. Unfortunately, for many indigenous conununities, chiefs 
and an inner circle of families are selling land to enhance their own well-being, threatening the welfare 

.. ofbOth borrowing families and indigenous conununities. As a smallholder who has borrowed land for 
years, one is never sure whether those rights will prevail or, in the process of migrants or outsiders 
moving into the conununity, whether the chief will demand the return of land or whether compensation 
will~ paid. For many, lack ofhuman capital. will constrain their ability to seek well-paid jobs in.the 
non-farm sector if land should be lost, further heightening their employment ~ncertainty. 

5.6 Land administration 

.. _ .... It is thus~ no surprise that individuals in all peri-urban sites tended to praise the benefits of registration in 
securing one's rights to land, in increasing investment incentives, in increasing access to capital, and in 
preventing fraudulent transactions. Ho~eyer, these claims stand markedly in coi:itrast to the restrictive 
statutory tenure and poor functioning of.official land administration that existed in all sites. In 
Moz.ambique, the land code ·prohibits most forms of.land transfers, whi~e the cumbersome surveying 
and registration system makes permanent title almost impossible to obtain. Moreover, the state 
generally and the DCU.in particular have seriously undermined tenure security through compulsory 
acquisitions and title assignments. Official land allocations in The Gambia were not a problem in the 
areas associated with this field research, but it is widespread knowledge that government land 
allocations to civil servants and privileged inte~eSts was a contributing factor behind the military 
overthrow in 1993. Even in Ghana, while certain communities {Gbawe) have welcomed government 
planners, surveyors, and registration, ·compulsory acquisitions without compensation by the state have 
robbed other conununities (Ofankot) of their land assets; ~.-· 

In peri-urban areas generally, there is no longer an alternative to central state authority in matters of 
recording and securing land rights, in land use planning, and in zoning regulations. Clearly evident in 
these case studies is the dire need for a more democratic and effective government. Participatory 
govenunent and upgrading land administration capacity will be the two biggest land market challenges 
in the corning decades. The Ghana model of integrating customary tenure into the statutory system 



61 

points the direction toward which future refonns will need to head. But resources are key; if resource 
rich economies like Accra are experiencing difficulty, it is difficult imagining the Maputo's or Banjul's 
of Afiica making the substantial refonns and investments needed based on s~ce public budgets. 

5. 7 Land rights 

Generali7.ations about land rights in the three communities ·are difficult. Usufiuctory land rights were 
most robust in Ghana, weaker in The Gambia, and highly restricted in Mozambique. The ability to sell 
or alienate land from the community (and to a lesser extent invest in buildings) was restricted in all 
study sites. While the need for land use zoning increases in any urban setting, the data indicate a 
remarkably high level of authoriz.ations from household and compound heads, chiefs; family heads, and 
government. Registration of orchards in The Gambia conferred a complete set of land rights. However, 
in Mo7Jimbique, registered landholders reported more limited rights of transfer than 'those households -
without title due to their greater exposure to legal restrictions. Several groups in particular face limited 
access to land rights generally and transfer rights in particular: land borrowers (mainly women) and 
non-founding families in ·The Gambia; and female-headed households in Mozambique. Ho.wever, in 
Accra, a high degree ofindividuali7.ation has evolved in stool and family land allocations, and wi~out 
gender biases. Whether this gender neutrality reflects historical factors, changes in attitudes associated 
with a modem urban economy, or is the consequence oflegal inte!Ventions is difficult to. conclude. · · 

5.8 Capital marke~ 
. . . -~ 

In none of the peri-urban economies studied did fonnal credit play a significant role in ·productive 
activities. Of 121 households in Maputo, orily 21 percent made use of credit facilities in the previous 
five years. Of all loans ·mentioned (ri=28), 21 'percent .iOvolved credit for non-farm businesses, and 28 
percent for~ inputs or produ~ve assets~ The. remaining loans covered consumer items or social 
expenses. Households m The Gambia reported a total of 136 credit transactions ~n the previous year, of 
which, 52 percent represented osusu (rosca) withdrawals, 43 percent kafo (group lending) ,loans, 2 
percent private loans from mends and family, 2 percent from traders, and 1 percent each from an 
employer, household member, or bank. The majority ofloans an~ osusu withdrawals .were used to 
fulfill social obligations (46 perc~nt), followed in declining order of importance by other uses, durable 
goods purchases, home construction, business, farm inputs, equipment, and education. Among the land 
acquirer sample in Accra, only 6 (four from.banks and two from moneylenders} of 222 total plots had 
ever been pledged as collateral. Credit was acquired for purposes of building a house, a business 
venture, establishing a farm, or purchasing agricultural inputs or equipment. 

Low credit volume is understandable in Mozambique, and perhaps ·even in The Gambia, where 
dependency on non-farm income sources and roscas are substituting for fonnal banking credit. Peri
wban development in Ghana, however, is remarkable. Households are acquiring land for residential 
housing, and both land and housing are commanding sizable investment. Restriction on land sales 
undennine the capacity to mortgage land, even where a strong commercial land market has emerged. 
Unlike western marlcets where long-tenn mortgages provide a key cornerstone of commercial banking, 
the reliance on personal savings for land purchase and building development creates the need to stagger 
purchases and improvements in line with personal savings growth, and holdings of multiple properties 
to accommodate this staggered effect. The sprawl of semi-finished compounds in Ghana and The 
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Gambia is symptomatic of the weak integration that exists between land and capital markets in all three 
economies. 

5.9 Economic growth and agricultural productivity 

Clearly a mosaic ofland rights is manifest in peri-urban areas. Those individuals belonging to a 
landholding group, able to obtain registration (and complete land rights as in The Gambia), or able to 
purchase land, have, through niore robust rights, greater incentive to invest in economic growth than 
·women· or~borrowing groups who hold fewer rights. Combined with the weak linkage· between land 
and capital markets, a fairly strong anti- or slow-development bias is obseived. Lack of secure rights to 
sell and mortgage property in face of political uncertainty increases the risk of tying up capital in an 
enterprise that may fail fQr reasons of wrong location, judgment, political risk, external factors, or 
fraudulent behavior. Without a legal code that unambiguously defines· and broadens rights with the full 
backing of govenunent, it is difficult to imagine a robust domestic capital market for manufacturing and 
industry emerging._ Risks to commercial development are further exemplified by communities 
destroying property, multiple parties asserting rights of ownership, .and land being left idle in Accra, or 

. to lack of private incentives to maintain buildings and property due to lack of clear ownership and 
transfer righ~ between lessor and lessee in Mo7.ambique. These problems are particularly constraining 
for the residential sector, the leading growth sector in all the peri-urban economies studied. 

Is this mosaic of land rights having any 8ffect on food production, or investment in agricultural land 
improvements? Using a recursive econometric method in The Gambia, a dummy variable associated 
with complete bundle of rights (right to sell proxy) was found to positively affect the propensity to 

·make longtenn improvem~ts and invest in.trees, but.had no influence Qn medium t~ improvements 
(figure 5.2). Irrigation and fencing, in turn, positively influenced commercial input use and yields. A 
single equations ·approach using OLS and logifregression methods snidied similar effects of land 
registration in Mozambique. As with The Gambia, possession of title increased the propensity to invest 
in long-tenn ftuit tree8 and wells, and these improvements were found to.be positively.associated with 
yield. 

These findings imply an economic benefit to be gained rrom land tenure reform. Besides secure land 
righ~ _other .. itJiportant.facto..S constrain farm income or output growth. In The Gambia, _the negative 
coefficient .~.ciat~. with presence of trees ~ndicates substitution for crop agriculture and attributes 
other than income driving tree plantings. Farm scale economies positively. influenced the propensity to 
invest in fiuit trees (mcluding orchards) and make long-term land improvements (fencing and wells), 
but seal~ ~ise<:9nomies in yield suggest labor shortages constraining productivity. Wqmen were more 
inclined to make investments in fencing or wells but, lacking access to livestock herds and fallowed 
land, tended to underinvest in medium term soil inlprovements, and lacking access to non-farm income, 
tended to un~erinvest in commerci_al inputs. The positive. associatiQ~ between manure use and livestock 
possession, and between non-farm earnings/remittances and use of commercial inputs, suggest that 
non-fann earnitigs are substituting for capital markets with a downside--non-farm earnings 
simultaneously decrease household labor supply. Family members in aggregate earn higher income, but 
agricultural productivity is nonetheless constrained by labor shortages created by urban pull. 
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Figurel: 
Summary of Tenure and Performance Linka2es 
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L Whether~ arange, ~cashew or other tiuit trees exist on the plot. Mozambique: Whether mango or avacado trees were 
planted &fta'.ICquisitiOO:: ~. ~ ~ . -. . . -

b. The ~bia: P_ost acqWsitioo·wells or fences. Mozambique: Pam acquisition dirt or cement wells. .-
c. The~ Whether plot fallowed in previous yeai- or herd tethered on plot for previous three consecutive years. Mozambique: value 

of' m&nurC.·· • ._ . . - . . . . . . 
d. V81ile of CDllllllCrcia1 iriputs applied 
e. -~Gambia: Total plot revenue.,Mozambiqlle: Gross ·revenue per square meter. 
f. The Gambia: Index of complete risilits. Mozambique: Plot reiristered. 

Folpldµtg.famili~ in ~e .~bia who possess land but lack su~cient labor:. app~ willing to lend land 
to ~iro~~rs!~u~ ~e ui:i.~g to conf~r long-tenn use rights. Borrowing families who hav~ plentiful 
1.~r.bu~ l~~ 1!cce8S tQ land ~r live~ock herds ~end t~ underinvest in soil fertility. enhancements and, 
lacking long-tenn rights, have too little incentive to invest in long-tenn improvements (wells and 
fenclJ!g) .. ~o~b!qu_e~ ~ case is' structuraJly d!fferent, but similar outcomes are pb~erved. The 
d~~ajo~ b~g sy~~m _and economic disruption caused by ciyil w~ haye acted tQ constrain 
commercial input use and, lacking the financial resources to privately survey land, smallholders have 
been unable to obtain title to increase usufructory rights. So, they seek group ownership in producer's 
associations as a defense against land grabbing, but are unable to obtain legal rights. 

5.10 Gender 

Strong gender biases were present in Moz.ambique and The Gambia, but were virtually undetectable in 
the case of Ghana. In Moz.ambique, the relationships were profound--women were· the least educated, 
had the lowest earnings and poorest language skills, were discriminated against in ~age employment, 
and tended to be relegated to low income petty trading. Women-headed households, by any standard, 
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represented the most disadvantaged group in the sample. Similar but less profound biases in human 
capital were present in The Gambia; while women in the Pirang and Sanyang village sites had access to · 
the best quality land, they also obtained weaker land rights. Fmally, within the land acquirers sample in 
Ghana, gender appeared to have no effect on any of the land market indicators studied. Elderly women 
and widows in indigenous communities were poor by land acquirer standards, but their economic 
disadvantage was probably more strongly ~uenced by lack of human capital skills than gender bias 
per se. 

5.11 Structural adjustment 

What has structural adjustment meant for each of the peri-urban sites? Price liberalization in 
Mo7.8nlbique helped fill shelves in stores and vegetables filled markets nearly overnight. Accra today is 
a bUstling international cify With booming markets compared with only a decade ago. However, from 
an institutionalist perspective, the foundations for sustainable economic growth have yet to be 
cemented. Antiquated laws and restrictive land policy still prevail. Government ·administrations are 
coping with problems of growth ~th inadequate_ legal and capital foundations rather than. investing in 
the institutions-clear laws, pro-growth investment codes, democratic governance, and effective 
government administration-that will lay the foundations for future growth . 

. The economic benefits of getting prices right have begun to stagnate in face ofinadequate property and 
financial institutions. Work on gettir)g institutions right has barely begun: The second stage of refonns 
will need to f0cus on structural and institutional factors that are constraining supply· response to 
. international price movements.-High transportation costs still drive a wedge between border and 
interior prices. Despite the proximify of all sites to coastal portS:''"C<:>mmercial input and credit use was 
low, marketing systems for export of high valued crops· were lacking, weak telephone infrastructure 

- constrained communications, and insecure property rights undermined investment incentives. If such 
problems exist within only a few kilometers of the ports and ministries responsible for agricultural 
policy, it is not surprising that agriculture's response to structural adjustment has been constrained. 

Should donors invest in 11:1ral development in order to keep people on the land or enoourage peri-urban 
economic growth? This is a philosophical question too important ·to ignore but nearly impossible to 
answer. Advancements in technical change by major grain exporters until recently have put downward 
pressure on international grain prices against the relatively stagnant input-output ratios that characterize 
African agriculture.· Eliminating import subsidies and export taxes should benefit agricultural and 
mineral exports, but changes ·in tradable prices will not likely have a dramatic effect on the merchandise 
trade balance of service dependent economies. 

The equation would dramatically change if ~orldwide commodity prices begin reversing their. 
downward course of the last 15 years as many market prognosticators predict. With a long term 
secular rise in commodity prices, rural incomes and service sectors will stand to benefit 
disproportionately, both through higher prices and greater incentives to commercialize production. 
Substantial reverse urban-to-rural migration is unlikely to occur, however, creating demands for food 
price relief among the growing urban majority. Opening borders to trade will simultaneously increase 
the v\Jlnerability of nations to international price shock and international competition for tight food 
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suppli~. For small country importers, investments in technical change ·may affect import levels and 
exchange niies but will not significantly influence world food prices; such importing nations will thus 
find themselves competing for imports with the rapidly growing nations of east Asia and Latin 
America. Ever greater pressure would be placed on donors to provide food relief and support urban 
income growth to increase purchasing power. 

This debate.glosses over orie very important point-the structural refonns required in peri-urban zones 
. also benefit rural areas. Peri-urban zones will represent the nexus of economic growth in decades to 
come. Financial sector improvements that create the nascent financial sector in· peri-urban areas will -
provide ·the foundations for decentralizing future credit services. Investment in land administration 
machinery will help develop the legal institutions and provide the critical mass of surveyors and 
planners that will aid tomorrow's decentralization programs. Financial liquidity and consumer food 

. : demand created by non-farm employment growth combined With-"improved infrastructure connecting 
. -.-. .--~,;~·rurai areas with cities will contribute mightily to improving rural development ~d enhancing urban 

food security (assuming urban income growth). 

5.12 Integrated factor market research. 

What value has integrated factor market research played in this research? The answer is "profoundly 
so" but in ways different than originally imagined. The focus on different sub-populations-LTC on 
agricultural producing households or disputants, IDA on traders, and OSU on firms and credit 
~tions-did not enable inter-university co~~oration to the extent originally envisioned. Also, many 

· ·· of the factor market constraints~ being so fundamental, did not need sophisticated analyses of factor 
linkages to identify obvious policy and inStitutional shortcomings. However, the research benefited 
enonnously from having three cooperative aireetiieiifs ·focus their resources and attention within orie 

· ·geographical ·area· Also, working with the multiple actors in the ·economy enabled understanding of 
inter-sector linkages in ways that would have been misunderstood in the co~text of more narrowly 
applied research. Finally, the peri-urban zone is a litmus test for the effectiveness of policy. The highly 
dynamic nature of these zones tends to magnify the scope and depth of factor market issues and 
distortions in ways that are 'absent in rural ar~. ~;Having the benefit of multiple researchers from 
different disciplines and factor market perspectives sorting out causes and effects was very useful in 
comprehensively discerning groWth ~nstraints. 

5.13 Recommendations 

1. Market liberalization. The rapid groWth in private land markets reflects' the huge chasm 
between land policy and economic realii}t. Govenlments no longer have the capacity to control 
economic behavior given weak capacity, and the consequences would be ruinous if they did. Three 
priority problems need addressing: reducing transactions costs associated with rentals and ~es 
.through legal reforms; increasing the value of collateral and the security oflenders in long-term 
mortgages; and, as in Ghana, designing legal refonns that fully integrate traditional authorities into a 
unified and comprehensive legal and land admi~stration system. 

2. Land Administration. Elitist departments comprising the land apparatus in all three study 
economies have much to learn about customer service. Achieving full-fledged community participation 
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and goodwill will mean the difference between people's acceptance of laws and regulations or 
continuing confrontation and dissension. However, coercing this policy change through curtailed donor 
·funding is not the answer. Constrained supply of mapping, surveying and titling services inevitably 
Creates rent-seeking behavior. Instead, donors need to expand public sect<?r refonn and 
deD)OCl'8tization programs, in this case geared to the land sector, but also must invest in government 
capacity to expand affordable services (surveying, land mapping, rights documentation), both private 
and public, to disadvantaged clientele. 

3. Community land tmsts. Smallholders in Mo7.arnbique banned together in producer's 
auociations as a defense against land gral;>bing. :Stool and family allocations in Ghana are remarkable 
for the lack of disputes among family ~embers belonging to the stool .. However, the severe disputes 
and hi8h litigation costs experienced between stools.battling over land suggests the need for group title 
or community land trusts to resolve competing claims. Compensation will be required, set by 
negotiation or arbitration at fair market value. _., 

4. Coiirts. The Courts have genenllly exceeded all reasonable capacity given the limits oflaw in 
deciding upon land conflicts. How Can fair market-Compensation be assessed when land has no value, 

. __ . _ canil(>t be sold, and when government.becomes actively engaged as a buyer and seller ofl~d? Legal 
refonns are fundamental, as are special programs to provide legal support services_ t'? the p~r. 

5. Public land .mark~ts. · There is little justification for government .involve~ent in land 
expropriati~n i'nd 'sa1e5 fo~ commercial. development. The example of Of8:nkor m Ghana haS .done 
DUlcll "?·~~gov~~~t's trllst in tiie}Jlllld~ of~~ p~ple. L3nd d~elop~~t ~mp~es can and 
should ,~~otiate d~y with ~stomary_ authqrit.ies, with government acting to ensure fair bargaining 
ind ihe Sµi~iµty~ of pl~g to an ~thoriZed development plan. Government's role should, be to -

" ,. • • • • J .. ~ ~ J 1 • 

ensure that negotiations are fair.and ~hat ~enns are obeyed . 

. · 6. Private .. land markets.· .A number.oflimitations constrain the land Oiarket in 81tsites: . . 
litigation among stools; inaCcessible' or prohibitive oost of registratio'ri; lack. of t~~i ~~~rii}t;Jailure. of 

.. • • .. .. • '"' ' • ... .... " ..._. ...... .._ • · · . " - ... • ~ .., t ' .. . I , , ,.. _ . • ' 

gov~~t to p~y C:O!TIP~~ion; ~i:n~ ~hief~ m;idfamilies P.ocketipg ~aJ.ld ~es1r~ip~; -~~P,ulsorY 
land acquisition; and land grabbing by commercial and political interests; among others. A more 

. . . • f' • .. .... '. l """'.L · - ... ' 

judicious legal ~de, land administration and court system would go a long viay in removing these 
deficiencies. However deep the refonns,- several groups are at risk ofwe~fareJ~ss-:;~~4:~<?rrQ~~~ ~th 

· weak_ tenant rights, th~ elderly, and female headed househotds. Curbing Ian~ market ~ctivity !O protect 
th~·groups is:not. tile· ~er: Other policy options' are preferable to land m~ket ~ntrols depending 
on th~ sitUation-property tax 8ubsidies to ·prevent forced liquidation through higli leaseh'old fees; · · 
griridfather clalises applied to current documented holders, legal ,support·serVices for -comrriunities, 
eliminating government's involvement in··the land acquisition and sales market,,NGO·identification and 
support of disenfranchised groups, and land valuation by private assessors. · 

7. Disenfranchised groups. For elderly families confronted with urbanmltion, the land market 
may be the only option against impoverished retirement. Lacking skills, they are often reluctant to 
retrain for urban sector ~plo~ent~ The~r remaining concerns are housing-~d pension income. 
Whether fair cash compellSation is paid or new land provided by traditional authorities from land sales 
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will largely _detennine _whether these needs are fulfilled. Widowed, div()rced, and separated heads of 
households and migrants are the second most wlnerable group in all study sites. Poor language skills, 
lack of experience, and illiteracy preclude inany from gainful employment or social integration. NGOs 
have the most promising role to play in identifying these households and in tum assisting government in 
developing social safety nets and human development programs. The use of the land market to finance 
community development speaks well of the community vision fostered by certain chiefs and families. 
Legal ~onns should seek to broaden access to these benefits rather than restricting land transfers. 

. 8. Wage employment. Gender biases in access to wage employment are striking; however, 
causes remain unclear. Age and skill differences might explain part of the male dominated wage · 
employment. The inclusion of women household heads, who as primary care providers of children are. 
constrained in the amount of time they might spend outside the home, provide a partial answer. . 
Unfortunately, female involvement in wage employment was permitted to few number of observations 
to statistically test causality. Whether this analysis points to job discrimination, skills differences, or lack 
of nursery care are. all important questions from a policy standpoint. 
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ANNEX A: 

Generalized Probit Estimation of Plot Revenue 

Equation (1): (L) =Post-Acquisition Wells or Fences 

Variable Description Variable Name 
eomtant c•• 
Complete rights COMrRANs•• 
Preferential ri~ PRETRANS 
Sinchu village SINCHUl •• 
Sanyang village SANY ANG2•• 
Wealth·index WEAL1H* 
Gender (1 =female) SEX 
Farm si7.e (ha.) F ARMI•• 
Fragmentation index SIMPSON 
Plot in ex>mpound INCOMP•• 
Plot ·near ex>mpotllld NEARCOMP•• 
Pre-existing well WELLBEFO•• 
Pre-existing~nce FENCBEFQ• 
Private garden PGARDEN ·. 
Donor garden DGARDEN•• 
Rice plot RICE•• 
Groundnut plot GNUr 
Residence plot ~!DN<;:E•• 
Plot size Cha.) AREA•• 
Table-orObserved and Predicted Outcomes: - --·- -· · -

Predicted .. 

Obaved I ·o 1 Total 
. 

o I 395 28 423 . 

Coefficient 
-0.937 " 
0.455 
-0.188 
-0.962 
-0.538 
0.035 
0.492 
0.176 
-0.116 
1.170 
0.541 
1.138 

-0.678 
0.258 
0.890 
-1.432 
-0.348 
-1.027 
-0.781 

Standard Error 
0.347 
0.217 
0.237 
0.251 
0.190 
0.018 
0.300 
0.077 
0.297 
0.302 
0.199 
0.477 
0.401 
0.343 
0.450 
0.396 
0.286 
0.303 

. 0.344 

1 I 63 81 144 Percent Correctly Predicted: 84.0 
Total . I 458 109 567 

t-statistic 
-2.702 
2.097 
-0.793 
-3.826 
-2.838 
1.933 
1.639 
2.292 
~.391 
3.872 
2.717 
2.385 
-1.693 
0.752 
1.978 .. ~ 

-3.615 
-1.216 
-3.386 
-2.270 

Note: Single and double asterisks(•) denote significance at the 100/o and 5% levels, ~tively, in a 2-tailed "t" test. Degrees of 
frC:edom = 548. 
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Equation (2): 01 = Presence of Trees 

Variable !)eg:ription Variable Name Coefficient Standard Error t-statistic 
Constant c•• -1.254 0.388 -3.231 
Complete rights COMIRANS** 1.007 0.284 3.551 
Pid'erential rights - PRE'IRANS** 0.729 0.306 2.385 
Sinchu village SINCHUl* -0.509 0.280 -1.820 
Sanyang village SANYANG2* 0.381 0.209 1.827 
Gender (1 =female) SEX -0.196 0.316 -0.619 
Farm size (ha.) FARMI** 0.200 0.086 2.319 
Farm fragmentation SIMPSON -0.215 0.335 -0.641 
Plot in compound IN COMP** 2.480 0.346 7.160 
Plot near a>mpound NEARCOMP** 0.650 0.227 2.863 
Soil fertility FER.Tll.. TY* -0.351 0.195 -1.796 
Private garden PGARDEN -0.441 0.347 ~1.272 
Donor garden -DGARDEN -0.482 O.S15 '-0.838 . 
Rice plot RICE** -1.385 0.422 -3.280 
Groundnut plot GNUr** -0.829 0.328 -2.S21 
Residence plot 'RESIDNCE•• -1.947 0.356 . -5.470 

-Plot si7.e (ha) -·· AREA** -0.799 0.278 . -2.869 
Table of Observed and ·Predicted Outcomes: .... 

Predicted 
Observed I 0 1 . Total 

1 . 
o I 410 20 430 
l I 48 89 137 Percent CorrectJy Predicted: 88.0 

TOtal I 458· , · ''109 567 -
Note: Single and double asterisks (*)denote significance at the 100/o and So/o levels, respectively. in a 2-tailed "t" test. Degrees of 
fieedom = sso. 
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Equation (3): (M) == Medium-Term Soil Improvements 

Variable Description Variable Name Coefficient Standard Error t-statistic 
Constant c•• -0.810 0.277 -2.925 
Complete rights COMTRANS -0.081 0.209 -0.390 
Preferential rights PRETRANS** -0.704 0.269 -2.615 
Long-term investment LAND IMP 0.007 0.089 0.081 : 
Sinchu village SINCHUI•• -0.793 0.264 -3.005 
Sanyang village SANYANG2* 0.380 0.212 1.794 
Wealth index WEALTII•• 0.041 0.019 2.205 
Percent nonfarm HH income DIVER.SHH* . 0.424 0.252 1.679 
Gender (1 =female) SEX** -0.776 0.183 -4.250 
Remittances (D) REMIT** l.29E-04 6.04E-05 2.132 
Soil fertility ·- .FERTILTY -0.168 0.180 -0.937 
Pre-existing well WELLBEFO -0.057 0.660 -0.087 
Pre-existing fence FENCBEFO -0.237 0.496 -0.478 
Table of Observed and Predicted Outcomes: 

Predicted 
Observed I 0 l Total 

I . 
o I 493 4 . 497 
1 I 65 s 70 Percent Correctly Predicted: 87.8 

Total I 558 9 567 
Note: Single and double asterisks (*) denote significance at the 10% and 5% levels, respectively, in a 2-tailed "t" 
test Degrees of freedom = S54. 
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Equation (4): (I) =Value of Commercial Input Applications 

Variable Description Variable Name · Coefficient Standard Error t-statistic 
Constant c•• 101.068 22.202 4.552 
Long-term investment LAND IMP* 14.928 7.776 1.920 
Soil improvements LANDMNG* -25.015 14.078 -1.777 
Sinchu village SINCHUl** 48.423 17.677 2.739 
Sanyang village SANYANG2 -23.338 14.980 -1.558 
Wealth index WEAL1H 0.519 1.386 0.374 
% nonfarm lilI income DIVERSHH -22.132 18.265 -1.212 
Gender (1 ~ female) SEX** -75.990 18.074 -4.204 
Remittances (D) REMIT** 0.037 0.005 7.810 
In-compound plot IN COMP** -116.817 18.223 -6.411 
Ncar<0mpound plot NEARCOMP* -31.533 16.122 -1.956 
Soil fertility FERTILTY 19.473 12.626 1.542 
Pre-existing well WELLBEFO 31.292 39.748 .. 0.787 
Pre-existing fence FENCBEFO . -22.166 . 29.061 -0.763 
Plot size lha.) AREA** 28.729 '- - 11.320 2.538 
R-Squared: 0.2671 

Note: Single and double asterisks(*) denote significance at the 10% and 5% levels, respectively, in a 2-tailed "t" 
test. Degrees of freedom = 552. . .. 
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Equation (5): (Y) =Value of Output per Hectare 

.Variable ~otion Variable Name Coefficient Standard Error t-statistic 
Constant c 628.206 3175.126 0.198 
Long-term investment LAND IMP** 6675.182 1449.269 4.606 
Presence of tnu TREES_YN•• -2654.073 1015.728 -2.613 
Soil improvements LANDMNG -1468.485 1267.823 -1.158 
Commercial inputs (D) FARMCOST -18.906 13.031 -1.451 

t" Sinchu village SINCHUl -1172.671 2291.699 --0.512 
Sanyang village SANYANG2 -1176.986 1859.925 --0.633 
Wealth index WEALIB -127.179 193.224 --0.658 
HH labor resources LRESHH•• 534.171 157.583 3.390 
Fann size FARMI* -1359.095 765.750 -1.775 
Fann fragmentation SIMPSON 3791.205 2690.062 1.409 
Soil fertility FER~'IY* 3121.666 1701.734 1.834 
Wages received (D) WAGE 0.050 0.132 0.378 
Pre-existing well WELLBEFO 2507.376 4937.415 0.508 
Pre-existing fence FENCBEFO 2380.300 3759.123 0.633 
Donor garden DGARDEN** 30783.160 3757.837 8.192 
Residence plot RESIDNCE 75.008 2463.332 0.030 
Plot si7.e <ha.) AREA 3591.187 2527.446 1.421 
R-Squared: 0.3835 

Note: Single and double asterisks(*) denote significance at the 10% and 5% levels, respectively, in a 2-tailed "t" test. Degrees of 
freedom= 549. 
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