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I. PURPOSE

The overall goal of the 3t. Lucia Agricultural Structural Adjustment Project
(ASAP) was to expaad 2mployment and to increase inccmes for rural farm
families. This w~as to have been supported by the Project's Purpose
representing the goals of its three principal components. These are: 1) to
increase the econonic viability of banana cultivatiou, and to lacrease foreizn
exchange earnings from bananas ln order to provide a strong flnaomcial base for
agricultural diversification; 2) to decrease the dependency on banana
recelpts and to expand the income opportunities of farmers through private
sector market promovion activities for diversified crops; and 3) to proaote a
nore efficient, equitable and rational utilizatioa of rural lands resulting 1la
lacreased investments in agricultural iafrastructure (also geared towards
diversified crops). The Project design therefore consisted of a thrae-pronged
approach to remove the obstacles to agricultural diversification and tnereby
achieve the overall 30als of increased eaployment and incomes for firm
families.

[r. BACKGROUND
A. Banana Component

At the time of the conceptualization and design of the Project the banana
industry was experjiencing a downward production cycle. According to nost
observers, ralatively low productivity and a declining exchange rate relative
to the Pound Starling resulted ln the lacome received by banana farmers, :7en
from the protected U.K. market, belng lansufficient to cover costs. This,
combined with hurri:ane damage 1n the late seveaties and early eightias, 121
to reductions in both the application rates of necessary agronomic inputs 1is
well as banana fleld replanting rates. This in turn lead to further
reductions In productivity. In addition, inefficiencies in the managewent of
the Banana Growers' Assoclation (BGA) were also provoking higher than
necessary 'check offs' against the price paid to its farmer/members.

In order to break this dowoward cycle the BGA, through the GOSL, requestad a
grant of US $0.9 million for the purchase of agro-chemicals., These were to
have been provided on a loan basis to members willing to engage in replantiag
activities, and under terms thought to be attractive eaough to promote their
use at recommended WINBAN levels. Critlcal to this component was lancreased
field replanting to a rate of 20-25 percent per year from the 15 perceat
average rate prevalent at that time.



Nevertheless, whea responses to the ferntilizer teanders were received from U.S.
suppliers the prices quoted were substantially higher than those available in
Martinique with only minor differences in quality. This supplier also nakes
nis bid more attractive by offering easy zcredit terms to thes BGA. The
jacision was therefore taken to rturn down the off. 5 from the U. S. suppliers
and to purchase the needed inputs from the source .a Martinique. As a result,
the GOSL requested that the component be suspended and that {ts moanies be
transferred to the other coamponeats.

Among other things, the first amendment to the Grant Agreement therefore
transferred all but JS $5126,800 of the origiual US $1.0 millioa allocated to
the Banana Compoczzt to other Project activities. This remaining amount was
edarmarked for the BGA's purchase of computer hardware and software, plus 1
technical assistance contract for its specification and operatiomalization.
These funds had been justified oan the grouads that computerization would
enable the BGA to better monitor the disbursements and collectlons of
fertilizer credit under this component. The computers improved the
administratie capacity of the B8GA, and helped to reduce average BGA
administrative costs par pound of bananas.

The St. Lucian banana industry has lramatically i{mproved in recent years ilue
to a series of coincidental factors-—not the least cf which include higher
replanting rates, wore idequatz Llaput use, and a heightened knowledge of
proper pesticide use 13nong farmers. In this regard it appears that althouzn
DO/ C~supplied Project funds for thess actlvities were reallocated the
original Project Purpose of the component was generally accomplished.

B. Marketing Component

St. Lucia's agriculturil sector was, and still is, heavily dependent on banini
cultivation to the point where adverse nitural phenomema, or the loss of its
protected market [a the U.X. would spell iisastar for the econoay 3s a whole.
Agricultural diversificatlion was therefore considered by most experts to H2 1
necessary long term goal towards the island's overall 2coanomic developaneat.
Nevertheless, farmers faced with a guaranteed market for their bananas, wirn
established, well known requirements and channels, 1ad an almost coastant
weekly lncome source have been understandably reluctint to engizge in
diversification activities in a meaniagful way.

In an attempt to address this problem, the Project design proposed 1 two
proaged effort: a4 strengthenling of the seedling propagation activities of the
Ministry of Agriculture supporting work already started by the BDD; and,
concentration on the marketing channels and other aspects of market
information, identification and the promotion of selected crops.

The seedling propagation activity consisted of technlcal assistance aad zrant
funding in the design and construction of plant propagition facilities at
three Ministry of Agriculture stations around the country. The techaical
assistance was adequate to the task and propagation facilities at all taree
stations were substantially upgraded.
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The second area addressed by this component encomrassed the generalized
support of private sector marketing activities for nom-banana agricultural
exports. Project supported activities in tnhis fleld included: the design of
an overall marketing strategy embodying a private sector focus; the
establishment of a Market Promotion Unit withia the Ministry of Agricultnre;
and the establishment of two revolving loac funds, one for the provision of
marketing Ilnfrastructure and one for experimental marketing efforts.

Nevertheless, given that the preparation of a marketing strategy was a
condition precedeant to the disbursement of funds for the other marketing
activities, and that the strategy was never approved by elther the GCSL or
RDO/C, these fuads were reallocated to the Land Registration and Titling
Componeat in Amendmeat Number Three to the Project Grant Agreement.

C. Land Registration and Titling Coamponent

The confusions ind insecurities as to the rights to land were the subject of
several early studies zulminating in the formation of the Land Refornm
Commission lan 1373 by the Goverument of St. Lucia. The Tand Reform Comaissioa
identified tne lind tenure structure of the country as a primary comstraiat .on
the development of a1 more productive and equitable agricultural systea. As a
result of a complicated overlay of French and Engiish legal systeas it had
baen estimated that ipproximately 45 perceat of agricultural parcels, held in
any one of several tenure forms, lacked secure title. Additlonally,
approxizately one-half of these parcels, or 20 to 25 perceat of all holdiags,
were further encumbered by belng held as 'family lands' which are ownel in
undivided shares by the descendants of an original owner. This situation was
thought to be a major disiancentive to investament in agricultural land, both
from the point of view of individual farmers, as well as bankers who refuse to
zrant loans in the ibsence of clear title.

The system of deels registration ia 5St. Lucii had resulted in a3 relatively
inefficient system of defianing and protectinz rights to land. The recarils
that were reglstered were lncomplete in tnat nany leeds were vague as to the
location of the land and exactly who held what rights to that land. here wis
little assurance that the Jeeds and mortgages that were registered were
consistent with previously registered transactions relating to a specifi:
parcel of land. Finally, the cancelling of obsolete tramsactions aand the
weedlng out of documents that had been superseded by subsequeat transactions
was very dlfficult, and caused the Deeds Reglstry to become unnecessarily
congested and practically uanmanageable.

The Land Registration and Titliag Component was undertaken to create a new
land registry within a modififed legal framework for defining how transactions
{n land occur and how rights to the laand are recorded. The creation of a
workable, comprehensgive registry of the rights and interests in the land was
the lmmediate objective of the project, a part of the overall goal of
improving agricultural productivity by improving security of tenure.



4=

The system of land registration proposed for St. Lucia in 1983 was amodeled
after similar ones implemented between 1968 and 1981 in the Cayman Islands,
Turks and Caices, the British Virgin Islaads, Anguilla, Antigua, and
Montserrat. Due_ to the peculiar legal history of St. Lucia, the legislation
considered and approved by the St. Lucilan Parliament i{n 1984 to prepare for
rhe Project had to adapt to the country's Civil Code which in certain ways is
different from the Common Law used in the countries where the registration
system had been 1installed In other Caribbean countries.

The registry which the Project in fact established in three years, following
its initiation in late 1984, is composed of a registry map, represeating 1ill
parcels Iin the country, plus the land register, which coatains a page for =ach
parcel describing the Interests 1la the land for that parcel plus other parcel-
and owner-related information. .

To create this systam, 3 systematic demarcation and mapplng of all parcels wvis
undertaken, as well as the adjudication of ownership and other ilaterests ia
the land for each parcel delineated. United Aerial Mapping (UAM), of 31in
Antonlo, Texas was selected as the contractor to perform the survey iaail t»
provide technical assistance to the GOSL in the establishment of the Laad -
Registry. The first members of the team arrived in August, 1984 ani the
survey work began ia Noveamber of that year. Thils coatractlng with a private
firm to manage 3 land-registration project was the first time such in
arrangement hdad been 1ittempted.

III. SUMMARY OF INPUTS AND ACCOMPLISHMENTS

[he project budget, at $9.5 amillion wa: heavily conceatrited on the liai
registration and titling activities with $8,535,000 allocated for this
coaponent including $8,365,078 which was spent under the Host Country Contrict
to UAM, Inec. Expenditures under this component were broken Jown into
technical assistance (54%), local staff (20%), coamodities (3%), ind
operiations (7%).

The project demarcated, surveyed, ind recoried a totil of 33,287 parcels,
5,344 of which were ia the urban area of Castries., The Land Ragistry for th2
entire countrvy was created, coataining the registry map of all parcels, tie
parcel register, as well as the parcel files contalnlng the fi2ld 1ata
concerning the clalms made to the project and the decisions made 3s to the
laterests in each parcel.

A Registrar of Land has been appointed (acting), and staff aad office spaca
have been provided to the Land Registry. The parcel files, the register, inl
the maps are ia the Registry and easlly accessible to Registry staff.
Notarles are using the Registry om a daily basis, as is the general public.
The number of transactions, mostly land certificates, land transfers, and
mortgages , has lncreased from 178 in January, 1987 to over 600 in Hdacrch,
1988. Revenues to the Goverament of St. Lucia from these transactloans has
steadily increased to over $7,000 per month.
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The process of recording rights to laad by the project went moreNsmoothly than
had been anticipated, with a total of only 910 hearings before tha
Adjudication Officers; such hearings arose wierc there was a dis;ure that could
not be resolved In the field as to ownership or boundary of one o more
parcels. The UAM contract and the project was coapleted in Decenbazr, 1387.

This was the first land adjudication project undertaken in the Eastern
Caribbean and the first time ome had been contracted coammercially. An
indication of the significance and success of the project 1Is the set of stamps
1ssued by the Government of St. Lucia in 1987 featuring the laand registratica
and titling activities under the project.

Under the marketlng compoaent three plant propagatioa statioas were
rehabilitated and a comprehensive Marketing Task Force report was published it
a cost of $130,000. The banana replanting component was modified during the
project and coasisted of the purchase of computer hardware and software ind
technical assistance to design and install the system at 3 cost of $L24,I00.

Iv. DEVELOPMENT IMPACT

The creation of a functioaing Land Registry for over 33,000 parcels within
approximately three years is lmpressive. This achievement is moderated,
however, by the difficulties the project had in resolving the probleas of
family land. Approximately one-third of the parcels in the country are still
in this status. Few family-laad parcels were partitioned and the ownersiip
individualized. Thus, the project did not resolve the problems cf t=2nur=z
insecurity.

At least three factors limited the project's lmpact on tenure imsecurity. The
legal framework was probably inadequate at the initlation of the project. TIhe
Civil Code's rules for handling family-owned parcels were 1ifferent from thnse
incorporated into the Land Registration Act and the Land Adjudication Azr,
leading to confusions between the common-law concepts of proprletorship ia
common and adjudications in favor of the heirs of a deceased person, anil t=:
Civil Code concepts of community property aand rights of survivorship.

Furthermore, the proposed mechanism of trust for sale for resolving the lLaicx
of negotiahility of family~land parcels, defined in the two acts of
legislation, proved inadequate, both 1a terms of the difflculty of applyiaz
the notion in specific circumstaaces as well as in terms oif the resistance to
the concept by families and attorneys on thie grounds of its unfairness.

These problems with the foruulation of the acts of Parliament for the first
two years of rhe project were multiplied by the amendment of the two acts [n
early 1987. The amendment removed the clause in the originmal legislation
which had stated that the new act took precedence over any preceding aad
potentially coaflicting rule of law. This actioa by Parliameant to remove the
priority of the new legislation opened the door to questions as to which body
of law was to be applied in the operation of the new Land Registry.
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The project did affect tenure insecurity by providing absolute and provisiomal
titles to those holders of land who did not possess adequate legal
documentation of their ownership priur to the project. Thus, the project
improved the tenure security of about 20 perceant of the claimants to land who
received absolute title. Of the remaining 80 percent, about 20 perceant who
received provisional title continued to be in a disadvantageous position
interms of documented title; about 57 perceat who roceived absolute titles
already had enjoyed secure documentation of ownership prior to the project.

The laability to award absolute titles, however, corresponds ian large part to
the inability to resolve the family-land issues. Only about 50 perceat of the
family-land parcels were awarded absolute titles.

The demarcation and mapping done by the project may prove to be one of its
strongest coatributions to improving the property system of St. Lucia. Prior
to the project only 20 percent of the parcels had an adequate survey plaa, and
23 percent had no writtean description of the boundaries whatsoever. The
remalader had very approximate descriprtic..s. Following the project all
paccels ire lescribed in the Registry's parcal map at the scale of 1:2,500 for
rural areas and 1:1,000 for urban ones. This represents a substaatial i
fmprovement in accuracy and availability of parcel-boundary ilaformatioa.

V. RECOMMENDATIONS FOR CONTINUING MONITORING

As ac lnstitutional development project its effects will be long term ia
nature. RDO/C should monitor the progress of the Land Reglstry through anaual
reports and occasional field visits paying particular attention to the process
of resolving the imcompatibilities between the Land Registration Act ani tha
Civil Code by the Bar Assoclation and Parliament. USAID may be able to assist
this process through other projects.

It is also recommended that a follow-up study of the impact of tine land
registration and titling componeant be undertaken in about four years to
compare with baseline data.

VI. LESSONS LEARNED

RDQ/C notes that first, a project of this nature is doomed to failure without
widespread conseansus and political support throughout the soclety and
professional community, It appears that this undertaking in St. Lucla has
been unusally blessed by almost universal support.

Second, 1t is essential that there be definitive planning aand unquestionable
integrity in terms of operaticas. For example, the persons chosen to
fmplement the project must have a clear understanding of the work to be
accomplished and the demonstrated techalcal ability to execute the work to a
high staandard. The UAM Inc. contract team achieved an outstanding record of
management and techaical performance in St.Lucias.
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Finally, with respect to the banana compouent, factors exogenous to the
project (2.8., banana prices) caan have very bepeficial effects on project
outputs. _The resultaant upturn in the banana industry permitted the Missioa to
reallocate monles to other project components. It is therefore important to
retain a degree of flexibility in AID projects in order to re-program funds
more effectively to achieve project objectives.
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