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LEVERAGING COST IN LAND 
TITLING 
Insights from a review of stakeholders` practices 

 

Rapid population growth, an influx of large scale land-based invest-
ments and the subsequent increase in land conflicts have made land 
use planning and titling increasingly important. However, the cost of 
undertaking the process of land titling is, in general, prohibitively 
high. This briefing paper summarizes findings from a research report 
on mechanisms for leveraging cost in rural land tilting as practiced by 
stakeholders in Tanzania. Leverage, in the context of the study, is de-
fined as a range of measures employed by stakeholders to cut costs 
and share the burden. 
 
Findings from the study show that cost is not an insurmountable fac-
tor, and that cost sharing is key in expanding affordability, enhancing 
ownership and accelerating the titling process. They also show that, 
there have been limited efforts to seize the opportunity that land ti-
tling provides to address gender inequality in land ownership. 
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1.  INTRODUCTION  

 

INCREASING HUMAN PRESSURE ON LAND 

 

Land is a key source of livelihood for most people living in Sub-

Saharan Africa. Food and Agriculture Organization (FAO, 2011) notes 

that, over 60% of the workforce in this region is involved in 

agriculture. In Tanzania, for instance, agriculture employs about 67% 

of the population, and contributes about one-third of the Gross 

Domestic Product (MoFP, 2016). Moreover, women`s share of 

agricultural labor in the country is higher than that of men 

(Christiaensen, 2017). It is, therefore, not surprising that land has 

come under constant pressure over the last decade due to rapid 

population increase, influx of largescale land-based investments and 

poor land management. The effect has been seen in the form of 

increasing land conflicts across the country, and a decline in tenure 

security (Walwa, 2017). 

Figure 1: The Scale of Land Conflict in the Country 

Data source: Budget speeches by Minister of Agriculture, housing and 
human settlement development. Visualization by Oxfam. 

 

Agriculture employs 
about 67% of the popu-
lation in Tanzania. 

 

The sector is under 
pressure from rapid 
population increase, 
influx of largescale 
land-based invest-
ments, and a surge in 
conflict. 

 

 
Reforms carried out in 
the 1990s established 
the basis for issuance 
of Certificate of Cus-
tomary Right of Occu-
pancy in village land. 
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The legal framework meant to address these challenges has been in 

place for nearly two decades now.  Notably, Tanzania carried out legal 

and policy reforms in the late 1990s to enhance land tenure rights 

and improve tenure security and administration. The reforms drew 

lessons and recommendations from the Presidential Commission of 

Inquiry into Land Matters (1994). The Land Act, No. 4 (1999) and Village 

Land Act, No. 5 (1999) codified the reforms. Article 4 (CAP 113) of the 

Land Act established three categories of public land: general, village 

and reserved land, while Article 14, 1(a) (CAP 114) of the Village Land 

Act provided for customary rights of occupancy in village lands. The 

Land Use Planning Act, No. 6 (2007) is the principle legislation govern-

ing land use planning, while the Guidelines for Participatory Village 

Land Use Planning and Management in Tanzania (2011) complement 

the legal framework. 

 
Justification for Land Use Planning and Titling 

 
It has been argued that land use planning and titling is essential to 

community development as it increases tenure security and access 

to investment in land, provides a chance to promote equality of own-

ership between men and women, reduces conflicts arising from land 

use needs, facilitates access to financial services, and protects 

common areas from encroachment (De Soto, 2000; MKURABITA, 2007; 

Pedersen, 2010; Abdulai and Domeher, 2012; Jacoby and Minten, 

2007). 

 

Nevertheless, there is evidence that customary titles – Certificates of 

Customary Rights of Occupancy – are not seen by financial institu-

tions as worthy collateral (Stein et al, 2016), and that, they have had 

limited impact on attracting credit and investment. However, this 

study has found that a few farmers from the studied areas have been 

able to access funds from Micro-Financial Institutions (MFIs), and 

there is a potential for an increase (MoF, 2017).1 Moreover, the in-

crease in the number of land-based conflicts has raised the profile of 

There has been lim-
ited progress in un-
dertaking land use 
plans and issuing 
CCROs. 
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titles, both as a way to prevent them, and to facilitate their resolu-

tion. Besides, investment in land use planning and titling, outside 

conflict-prone areas, makes more sense if combined with value chain 

interventions.2 

Limited Progress in Rural Land Titling 

 

There has been limited progress in undertaking Land Use Planning 

(LUP) and issuing Certificates of Customary Rights of Occupancy 

(CCROs). For instance, the National Land Use Planning Commission 

(NLUPC) estimates that “only 1645 villages (13%) out of 12,545 villag-

es have land use plans” (Namkwahe, 2015). 

 

    Figure 2: Land Use Plans in Rural Tanzania 

 

  Data source: Land Tenure Program Document 

 

Higher cost is a leading obstacle 

Land use planning remains an expensive undertaking, and out of 

reach for many resource-starved villages. Research has shown that 

cost is a leading single obstacle. For instance, Ali et. al., (2014) noted 

that “prices—rather than other implementation failures or features of 

the titling regime—are a key obstacle to broader inclusion in the land 

registry.” In addition, Stein, et al., (2016) observes that this is the 

case due to multiple fees, that is, “application fees, technician fees 

for plot surveys, ‘facilitation’ costs to the village land committee and 

district land registrar, court registration fees, lawyers’ fees, and 

travel costs” (Stein, et. al., 2016). 

 
Land use planning 
is, in general, ex-
pensive. Higher 
cost accounts for 
the limited pro-
gress. 
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Leveraging cost as part of the solution 

 

The research from which this note draws explored options for, and 

the potential role of cost leverage in (1) expanding affordability, (2) 

accelerating the titling pace and (3) enhancing the sustainability of 

land titling initiatives. It was informed by an assumption that, since 

higher cost for undertaking land use planning is a crosscutting 

concern, stakeholders must have worked to devise mechanisms for 

managing it, and that others stand to benefit from knowledge of 

these practices. The study defined mechanisms for leveraging cost as a 

range of measures employed by land titling stakeholders to cut costs 

and share the burden in such a way that it reduces the contribution 

made by each stakeholder. 

Findings in this briefing note are based on data generated through 

Key Informant Interviews (KII) and Focus Group Discussions (FGDs) 

with stakeholders from five regions. Additional information was 

gathered from intensive revision of secondary sources. 

Table 1: Study Sites 

 

No. Region District  Village/s 
1 Shinyanga  Shinyanga   Nyida 
2 Simiyu Maswa Bukigi, Bukangilija 
3 Manyara  Hanang Dirma, Mreru  
4 Morogoro  Morogoro (rural), Ki-

losa 
Gombola, Mtamba 

 

The mechanisms for leveraging cost in land use planning and titling, 

as summarized in this briefing note, are meant to complement the 

Guidelines for Participatory Village Land Use Management issued by 

the National Land Use Planning Commission (NLUPC). 
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2. KEY FINDINGS  

 

DIFFERENT MOTIVES FOR INTERVENTION  

 

There is a wide range of actors with interest in land use planning and 

titling. The government is a central stakeholder, as it promotes, 

invests and plays a coordination and regulatory role through its 

institutions such as the Ministry of Lands, Housing and Human 

Settlement Development, and the National Land Use Planning 

Commission.  

Non-Governmental Organizations (NGOs) both national and 

international, form another block of stakeholders with interest, and 

history of funding land use planning and supporting issuance of titles 

(see table 2). NGOs interventions take different forms, either as 

stand-alone projects or integrated initiatives whereby land titling 

becomes a part of a set of interventions.3 Communities constitute 

another important stakeholder. Given that land titling has been 

relatively financially expensive, their participation has often been 

restricted to non-financial obligations. 

Findings from the study showed that stakeholders have different, but 

closely related justifications for intervening in land use planning and 

issuance of titles.  Oxfam`s main objective is to enhance tenure 

security and contribute to the improvement of beneficiaries’ 

livelihood, especially women, while MKURABITA (Property and Business 

Formalization Programme) focuses on formalization of property and 

assets to facilitate access to finance. Government`s Land Tenure 

Support Programme (LTSP) aims to formalize tenure in order to 

facilitate conflict resolution and promote investment. 

The study found that community support for tenure formalization is 

based on the need to secure tenure rights, avoid and facilitate 

conflict resolution, and improve chances for accessing finance from 

	Access to credit for 
CCRO holders re-
mains a challenge. 
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formal institutions such as banks and microfinance. Nevertheless, 

findings from the studied areas show that there has been limited 

success in accessing finance. 

 

“Land titling formalizes ownership.” Also, “It mitigates conflict be-

tween farmers and pastoralists. Although this (type of conflict) has 

not become prominent (in our village), title deeds have helped to dis-

courage trespassing. In the past, agro-pastoralists used to graze 

haphazardly” – male rice farmer, Nyida. 

 
“Land titling helps to prevent (ownership) conflict (especially) for us 

women, and men with multiple wives” – female rice farmer, Nyida. 

 

SIGNIFICANT COST VARIATION AMONG STAKEHOLDERS  

Costs incurred by stakeholders in undertaking land use planning 

varies significantly. For instance, cost for preparation of a single 

VLUP under Oxfam interventions in Morogoro region ranged from TZS 7 

– 12 million for a period of twelve (12) to twenty (20) days. In 

comparison, the cost for funding the same intervention in Shinyanga 

region was lower: TZS 3,250,000 for a period of five to seven (5 - 7) 

days. In Arusha and Manyara, the cost ranges from 20,000,000 to 

33,000,000 TZS. 

 
 
Table 2: Cost and timeframe for VLUP processes in the Oxfam pro-
grammes 
 

SN Criteria Shinyanga re-
gion 

Manyara/Arusha 
region 

Morogoro 
region 

1 Partner or-
ganisation 
involved 

RUDI, SHIDEPHA+ 
and REDESO 

UCRT and CORDs Morogoro 
Paralegal 

Centre and 
WOPATA 

2 Cost for sin-
gle VLUP 
(TZS) 

3,250,000 Ranges from 
20,000,000 – 
33,000,0004 

Ranges from 
7,008,000 to 
12,460,000, 

 
Cost for undertaking 
land use planning 
among stakeholders 
varies significantly.  

 
Lowest cost for a sin-
gle VLUP was 
3,250,000 while the 
highest was 
33,000,000. 
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3 Number of 
days per vil-
lage 

7 20 12 

4 Stakeholders 
involvement 
in VLUP pro-
cess 

• District 
Commission-
er 

• Selected 
Participatory 
Land Use 
Management 
team 

• Village 
Council 

• Selected Vil-
lage Land 
Use Man-
agement 
member 

• Rural com-
munities 

• PLUM team 
• Village 

Council 
• Rural com-

munities 
• VLUM mem-

ber 
• Central Gov-

ernment 
(SMD and 
NLUPC) 

• Village 
Council 

• Rural 
commu-
nities 

• VLUM 
member 

Source: Fieldwork (March 2017). 

 

In comparison, a single Village Land Use Plan (VLUP) costs about 12 

Million in MKURABITA interventions, 8.8 million in Land Tenure Support 

Programme (LTSP), 5.3 million in HakiArdhi`s interventions and 3.9 

million in USAID`s Land Tenure Assistance Project. Key cost drivers, 

which are factors that account for the variation, include per diems for 

the PLUM (district) and VLUM teams, transport/fuel cost and purchase 

of logbooks. Other stakeholders procure copies of The Land Act (No. 

4, 1999) and the Village Land Act (No. 5 of 1999) and buy or hire 

equipment such as the GPS. 
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Table 3: Comparison – Oxfam and other stakeholders  

Crite-
ria/indi
cator 

 
Oxfam MKURABITA LTSP HAKIARDHI USAID/LTA 

Goal for 
tenure 
formali-
zation  

Improve 
small-

holders’ 
and pas-
toralists’ 

liveli-
hoods 

through 
land 

tenure 
security. 

Formalisa-
tion of prop-
erty and 
business 
assets, and 
to empower 
property 
owners to 
access 
loans from 
financial in-
stitutions. 

Land tenure 
formaliza-
tion to fa-
cilitate con-
flict resolu-
tion and 
promote in-
vestment 

Women 
land 

rights, cli-
mate 

change 
mitigation, 

conflict 
resolution 

Clarify and 
document land 
rights, support 
land use plan-

ning efforts, 
and increase 
local under-
standing of 

land use and 
land rights. 

Average 
cost for 
a single 
VLUP 
(TZS). 

 
3.3 mil-

lion5 

 
12 million6 

 

 
8.8 million7 

 
5,340,000 

million8 

USD 1753.88 
(TZS 3, 936, 

210)9 

Form of 
land ad-
judica-
tion  

Spot Systematic Systematic Spot Systematic 

Gender 
and so-
cial di-
men-
sions 

Consid-
ered 

Limited em-
phasis on 

gender 

Limited em-
phasis on 

gender 

 
Consid-

ered 

No specific 
emphasis on 

gender 

 

Another key cost driver is the form of adjudication (see table 3 above), 

which may be sporadic (also known as spot) or systemic. Spot 

adjudication refers to a discrete identification of the land boundaries 

and rights of an individual over a land parcel, while systematic 

adjudication refers to a process whereby boundaries of all land 

parcels and associated rights in a particular setting, say a village, are 

identified and recorded. The study found that most NGOs rely on spot 

adjudication because of feasibility, and easy availability of the 
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equipment, including a handheld Global Positioning System (GPS). 

 

A WIDE RANGE OF MECHANISMS FOR LEVERAGING COST 

 

The study defined mechanisms for leveraging cost as a range of 

measures employed by stakeholders to cut costs and/or share the 

burden in such a way that it reduces the contribution made by each 

stakeholder. 

Stakeholders featured in the study employ a wide range of 

mechanisms for leveraging cost as discussed below; 

Cost sharing 

Most stakeholders practice some form of cost sharing, albeit 

different in breadth. The broadest form is practiced by Oxfam in the 

Lake Zone region. In this case, Oxfam provides a portion of funds for 

undertaking land use plan activities (stage 1 – 4). These funds cover 

per diems, transport/fuel and VLUM facilitation. The district 

contributes expertise and equipment, and at times, provides 

matching funds. Government contribution of crested papers, through 

the Commissioner for Lands, also counts as cost contribution, though 

indirect. 

Moreover, once a land use plan has been completed, citizens who 

wish to get their land parcels surveyed and titled are asked to 

contribute a certain amount. In the lake zone, the most common 

figure is 15000 TZS per parcel, usually an acre. Oxfam interventions in 

the lake zone stood out in their practice of citizen financial 

contribution. Similar interventions in Morogoro, Arusha and Manyara 

did not involve citizen financial contribution. This is also the case for 

the rest of the studied stakeholders, including USAID`s Land Tenure 

Assistance Project. 

 

 
Cost sharing is a 

key mechanism for 

leveraging cost. 

 
Cost-sharing en-
hances stake-
holder coopera-
tion and creates 
a sense of own-
ership of the in-
tervention. 
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Where cost sharing has not been practiced, especially in issuance of 

titles, actors, especially citizens, have had to bear a relatively huge 

burden. This has been the case in Manyara region where partner 

organizations (funded in part by Oxfam) prioritize securing shared 

resources.10 Findings show that members of the community in this 

area contributed 100,000 TZS to get a piece of land ranging from 0.5 

to 5 acres titled, and 300,000 for 5 to 10 acres (See table 4 below). 

 

“Oxfam funding covered field visits, mobilization, engagement with 

the VLUM team, preparing a land use plan, which is based on a ten-

year projection, and a land use plan report.” But, “we performed other 

tasks at our own cost. For instance, printing (of CCROs) and prepara-

tion of drawings. Moreover, we are experts in this area – so we uti-

lized our expertise.” – Land officer, Maswa district 

 

“Cost sharing is not part of the process and this is not uncommon for 

first registration efforts.” – Project personnel, USAID (Tanzania) 

 
Table 4: Number of CCROs issued, type of ownership and cost 
 
SN Aspect under 

consideration 
Year Lake Zone Manyara 

region 
Morogoro 

region 

1 CCROs issued 2017 595  64 13911 

2 Gender and 
social dimen-

sions 

 
N/A 

Male 232 Male 0 Male 49 

Female 123 Female 63 Female 22 

3 Costs (TZS)  15,000 per acre 100,000 
per 0.1-5 

acres 
300,000 
per 5-10 

acres 
200,000 

per 11-15 
acres 

4000 (per 
beacon) 

4 Remarks  The cost is within 
the majorities’ reach 

The cost 
is rela-

Affordable. 
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(affordable). tively 
high, thus 

not af-
fordable 

by the 
majority. 

Source: Fieldwork (March 2017). 

 

Apart from reduction of the burden borne by each stakeholder, cost 

sharing is important for enhancing stakeholders’ cooperation and 

creating a sense of ownership of the intervention. However, its 

success depends on having shared understanding and clarifying 

roles early in the process. 

The study found that, while most studied districts were able to meet 

their contribution in terms of providing expert support, they fell short 

on other aspects, for instance in supplying crested papers on which 

certificates are printed. 

  

“The main challenge in this undertaking is financial resource. Fund-

ing is difficult. For instance, we have shortage of crested papers and 

the supply, usually one ream (upon request) from the commissioner 

(for lands) is inadequate. If the government increases the supply, say 

in bulk form – 20 to 50 reams - our coverage will increase significant-

ly.” – Land officers and planners 

 

 
“The local government agreed to provide some crested papers for 

printing CCROs. However, at the end, this did not succeed due to the 

bureaucracy associated with obtaining crested papers.” – Project 

staff, WOPATA 

 
Limiting redundancy in PLUM teams 

 
Per diem is a significant cost driver in land use planning and titling 

interventions. The study found that, limiting the number of PLUM team 

members and the time spent in the field helps in cutting costs. Get-

Most districts expe-

rience difficulties in 

accessing crested 

papers. 
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ting teams to work during normal work hours is important to avoid in-

curring overtime allowance costs. However, attempts to implement 

these measures should be preceded by a reflection on full implica-

tions, based on the context. 

 
Printing CCROs in black ink 

 
Experience from USAID`s Land Tenure Assistance Project shows that 

printing CCROs in black ink rather than colored, and using specially 

approved papers with the national logo, instead of crested papers, 

helps in cost reduction, and enhancing sustainability.12 This is, basi-

cally, a deviation from the standard practice, and requires approval 

from authorities. 

 
Gender inequality in land ownership  

Land use plan and titling provides an opportunity to promote gender 

equality, for instance, through effective participation of women 

throughout the planning journey, and emphasis on co-

ownership/occupancy. The study found that co-occupancy remains a 

challenge in all field areas especially due to difficulties in obtaining 

buy-in. As such, there has been limited progress. While strong 

community mobilization, and cost-incentives to households have 

been seen to work, there is a long-term mindset issue that should be 

addressed (Migiro, 2017). Besides, most stakeholders do not prioritize 

this. 

 

“We have received cases from women complaining about not being 

allowed to own land, even in families that own large farms. We spoke 

about it, and clarified that a woman has a right to own land as well. 

And in some families, men understood and women received pieces to 

own” – Sub-village chairperson, Bukigi, Simiyu 
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“There are many people who haven`t understood the meaning of joint 

title deeds. As a result, response has been low.” – Female rice farmer, 

Nyida. 

 
“On this (joint title deeds) aspect, education is still needed.” – Female 

farmer, Bukigi. 

 
Cost recovery and community concerns  

Cost recovery is central to the sustainability of land titling initiatives 

(World Bank, 2005). Moreover, the country has several cost recovery 

mechanisms such as land rent (paid annually) and property tax (Kelly, 

2003), and charges on land transactions. However, poor coordination 

and political interference have often affected the collection capacity 

(Fjeldstad et al, 2017). Attempts to improve collection in 2016, 

through centralization of the mandate resulted in a sharp decline in 

collections (ibid). 

While rural land is, generally, exempted from land rent and property 

tax, crop cess is a common and key source of revenue for local 

government authorities. However, the study documented community 

concerns about having to pay additional rent because of titling. 

These fears, if not addressed, may reduce community support for 

land titling, especially when it involves cost sharing. 

 

3. CONCLUSION 

 

Experiences, and lessons from practices employed by various land 

tenure formalization stakeholders featured in this brief show that, 

while land titling remains relatively expensive, leveraging cost is 

central to reducing the burden borne by individual actors. Although 

cost sharing is a key mechanism for doing so, the study shows that 

majority of female-headed, and poor male-headed households 

struggled to raise the required contributions. This reality calls for 

integrated measures to ensure these groups are not left behind. 

Study participants 
expressed con-
cerns that land ti-
tling would, even-
tually, result into 
additional rents. 
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Recommendations 

 

1. Introduce and encourage cost-sharing where economic status 

of the targeted community allows. 

Cost sharing is key in leveraging cost, and should be encouraged. 

However, its implementation must be informed by a careful economic 

assessment of the targeted group in order to ensure the rate set for 

contribution is affordable. 

 

2. Encourage joint title-deeds/co-occupancy in land titling 

 

Land use planning and titling offers an opportunity to promote gender 

equality in land ownership through effective participation of women 

throughout the planning cycle, and encouraging co-occupancy.  

 

3. Balance budgetary investment in land titling with reasonable 

cost recovery measures.  

 
Budgetary investment in land titling from the government has been 

limited due to limits in cost recovery. Nevertheless, the government 

should explore options for recovery avenues that encourage compli-

ance and enhance support for the initiative. 
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Notes
 
1 A few farmers in Shinyanga have been able to obtain loans from Vision 

Fund – a new microfinance institution in the country. 
The argument about potential increase in access to microloans is 

based on incremental improvement of the microfinance operating 
environmental in the country, in terms of policy framework and 
political support, as well as growing demand as is, partly signalled 
by the number of MFIs – See Microfinance Policy, 2017. 

 
2 Evidence based on Oxfam`s value chain interventions in Shinyanga 

district and Maswa. 
3 This is the case in Oxfam value chain interventions.  
4 Note that the focus in the Northern zone (Arusha and Manyara) is 

securing shared resources i.e. village certificates, grazing areas, 
water points etc – while the issue of securing individual property is 
left to individuals themselves. 

5 Key cost elements are per diem, transport/fuel, logbooks, 
refreshments for village council members and procurement of Land 
Act copies. 

6 This is the maximum cost.  
7 Interview with coordinator, February 2018. 
8 This is average cost.  
9 Exchange rate of 2245, as of Feb 14, 2017. Note $ 1753.88 is the 

“average cost”. 
10 These partner organizations – UCRT and CORDS – focus on 

undertaking Land Use Plans, and obtaining CCROs for shared 
resources such as grazing lands and watering points. In this case, 
members of the community who would like to get their lands titled 
have to organize themselves and raise the resources required.  

11 Facilitated by WOPATA in Gongoni village. 
12 This type of deviation from the standard practice requires approval 

from the commissioner for lands. 
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© Oxfam in Tanzania, May 2018. 

This briefing note was written by Dastan Kweka. It is part of a series of 
papers written to inform public debate on development and 
humanitarian policy issues. 

The note draws from the research bearing the same title which was 
undertaken between March 2017 and January 2018.  

For further information on the issues raised in this paper please e-
mail influencing.tanzania@oxfam.org.uk  

 

 

 

 

  

  


