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ABSTRACT 

The study investigated the processing and issuance of certificate of title deeds at the Ministry of 

Lands and Natural resources in Lusaka District. The study was guided by four research objectives: 

a). to document how title deeds are processed and the standard time of processing and issuing of 

title deeds at the Ministry of Lands and Natural Resources b). To determine why tittle deeds take 

long to process Ministry of Lands and Natural Resources c).  To ascertain how the processing and 

issuance of title deeds can be met within the standard time. The study used a mixed methods design 

to collect data from a sample of 120 participants. Data was collected from employees from the 

Ministry of Lands, landowners and Meanwood Property Developers officers using a questionnaire 

and an interview guide. The study findings revealed that the standard time for processing and 

issuing of title deeds was dependent on how soon the client presented the full documentation to 

the Ministry of Lands and how consistent the client made follow ups to ensure the paperwork was 

worked on. The stipulated three months’ time was not always applicable to the common citizens. 

Further findings established that title deeds which were processed by individual clients took long 

to come out because the paperwork was not well completed, and they did not have sufficient time 

to make follow ups. The clients who did not make follow ups with incomplete paperwork had their 

files misplaced in the long ran and blamed the Ministry for not issuing the title. The processing of 

the title deeds at the Ministry of Lands was manually done and there was no electronic 

notifications, but physical check up on the progress until the process was completed. Property 

developers processed titles faster than individuals because they were familiar with the process. 

The study recommended that the Ministry of Lands should employ an online system of contacting 

the clients after lodgment of documents so that they are notified on the next stage of their paper 

processing of the title deeds. This can be done by linking the file number for the client to their 

email and phone numbers so that an automatic message is sent to the client on what needs to be 

done next. 

Key words: title deeds, certificates, Ministry of Lands 
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CHAPTER ONE 

INTRODUCTION   

1. 1 Study Background  

This chapter presents the topic and background for the study thus processing and issuance of 

certificate of title deeds at the Ministry of Lands and Natural Resources with regard to Lusaka. It 

also highlights the types of land records in Zambia and other countries, land acquisition processes, 

challenges faced and how the challenges are being addressed. The study will show the gap in the 

processing and issuance of title deeds and will set objectives that will give a guide to the researcher 

as this study is being undertaken. It will further use the research questions to come up with 

questionnaires to be used for data collection. The study will take a pragmatic action research for 

the Ministry of Lands and Natural Resources. 

Zambia is endowed with vast land that is of great importance to the citizens. This is evident in that 

land is allocated for human and other living (and non-living) resources and this greatly determines 

the character, quality of human life and pace of development. In Zambia, the Head of State controls 

all the land on behalf of the people. However, the State President has delegated land administration 

functions to the Commissioner of Lands (Draft National Land Policy, October, 2015). The 

commissioner of lands office is located in Lusaka at Mulungushi House.   Zambia recognizes two 

types of land tenure: customary and leasehold tenure. While historically the majority of land in 

Zambia has been held under customary tenure, leases (also called leasehold titles) are the only 

legal means of holding land rights. 

In 1995, a new Land Act was passed, which makes it easier for investors to acquire leasehold titles 

to customary land. When an investor obtains a leasehold title to customary land, the customary 

land reverts to the state once the lease expires and is thereafter governed by statute. The erosion of 

customary rights that results from conversion is particularly burdensome on rural communities that 

depend on customary lands for drinking water, firewood, livestock, and other resources (Brown 

2005). Customary land is crucial to the survival and well-being of rural communities in Zambia. 

Land is a source of food, shelter, social status and power (Mudenda, 2006). Therefore, this research 
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seeks to unload the adequacy of land policy on processing and issuance of title deeds certificate at 

the ministry of Lands and Natural resources and skewed towards Lusaka as our case study. 

1.2 Land Acquisition in Zambia 

In order to acquire land, certain procedures are spelt out for all Zambians to follow especially that 

land issues are so sensitive and a dream for every Zambian to own one regardless of the provinces 

such a commodity is available. The first step is notice of intention to acquire property as stated in  

Chapter 189 in the Lands Acquisition Act, every such notice shall, in addition, invite any person 

claiming to be interested in such property to submit such claim to the Minister within four weeks 

of the publication of the Gazette notice in terms of section seven. Further, the law goes to look at 

the acquisition of the portion of land. In this case, where any property proposed to be acquired 

under this Act is a portion of land held in circumstances in which the residue of land would be less 

than half an acre, the owner of such land may, within thirty days of the publication in the Gazette 

under section seven of the notice to yield up possession, by notice in writing served upon the 

Minister require the President to acquire the whole of the land and, upon such notice being served, 

the President shall acquire the whole of such land. This is provided that where the owner of such 

land owns also immediately adjoining land which, together with the residue as aforesaid, would 

exceed half an acre in area, the President may refuse to acquire such residue. This section shall not 

apply to any land situate within an urban area (Draft National Land Policy, October, 2015). 

Under customary tenure arrangements, villagers are given rights to customary lands based on their 

membership within a community. Each community is unique, but in many communities, 

membership can be granted or denied by the Village Headman (Loenen, 1999). Many communities 

organize their members into a social hierarchy at the household, village, clan, and chiefdom levels. 

The Chief is often the highest position on the hierarchy. The Chief has power to grant occupancy 

and use rights, oversee land transactions between community members, regulate common pools of 

resources, and adjudicate land disputes (Brown, 2005). 

The conversion of customary land to leasehold title requires approval from three authorities: the 

Chief, the District Council, and the Commissioner of Lands. First, the written consent of the Chief 

must be obtained by the District Council (sec. 4(D)(ii)(a), Admin. Circ., 1985). Next, the District 
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Council must submit to the Commissioner of Lands a resolution recommending whether or not to 

convert the customary tenure into leasehold title. 

1.3 Types of Land Records  

Land tenure has been defined as the rights, responsibilities, and restraints people have with respect 

to the use and benefit of the land. In Zambia according to Chapter 189 in the Lands Acquisition 

Act , Four types of Land records are issued by government or local authorities. These Land records 

however are only issued on State land or customary land which was converted to state land. These 

are:  

i. A 10-year renewable Land Record Card is issued on Municipal land;  

ii. A 14-year interim lease based on a sketch pending a registered boundary survey 

a. (not being issued now); 

iii. A 30-year Land Occupancy License in municipal areas and settlement schemes; 

iv. A 99-year leasehold period for surveyed land (GRZ, 2000) 

This study focused on land that was yet to be transferred as subdivision from Meanwood Properties 

to the Land owners in Meanwood Kwamwena Phase 2 taking into account all the processes 

involved and how long it took to process the titles. 

1.4 Statement of the Problem 

Ideally there is supposed to be adequate processing and issuance of title deed certificates at the 

Ministry of Lands and Natural Resources to the people in need of them promptly, according to the 

Ministry service charter the process should take ninety (90) days. The Ministry of Lands and 

Natural Resources is centralized in Lusaka. It faces problems of slow processing and issuance of 

title deeds. This is evident because the ministry’s service charter is not effective as expected. In an 

effort to improve Land Administration in the country, the Ministry of Lands and Natural Resources 

in 2013 set up the Zambia Integrated Management Land Information System (ZILMIS) to provide 

secure, transparent and traceable land transactions with the objective of developing an integrated 

[Geographic Information System] GIS system that would enable access of information between 

the Land Register and Cadastral Information (Tembo, et al., 2015).  
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Despite the advent of this software, land audits have not been conducted comprehensively as 

always said and hence ZILMIS is a white elephant as it has not been implemented fully to offer 

the desired solutions to easy the issuance of deeds (Lands Report, 2018).  Further, in spite of the 

innovation, there are numerous concerns from the general public that the current system is not 

effective. This problem does not only affects the property owners because they do not have the 

legal document to show that they own land, but it also affect the collection of revenue for the 

Ministry because most land is not on title and this in turn affects the economy at large in terms of 

the representation of the Ministry when it comes to GDP. The problem therefore, was that the 

current model of processing and issuance of certificate of title deeds at the Ministry of Lands and 

Natural resources headquarters in Lusaka which took more than one (1) year in some cases was 

not meeting the needs of the clients hence delays and lack of feedback coupled with information 

gap on land titling and processing 

 1.5 Objectives 

The objectives will be divided into two groups’ namely general and specific objectives. The 

general objective comes out as the aim of the research. 

1.5.1 General objective: 

To establish the time taken to process and issue title deeds at the Ministry of Lands and Natural 

Resources (Normalist Ontology). 

1.5.2 Specific Objectives 

i. To determine how title deeds are processed and the standard time of processing and issuing 

of title deeds at the Ministry of Lands and Natural Resources (Realist Ontology). 

ii. To determine why tittle deeds take long to process Ministry of Lands and Natural 

Resources (Realist Ontology). 

iii. To ascertain how the processing and issuance of title deeds can be met within the standard 

time (Pragmatism). 
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1.6 Research Questions 

The following are the questions emanating from the objectives above. 

1.6.1 General Question 

How is the processing and issuance of title deeds at the Ministry of Lands and Natural Resources 

in Lusaka District? 

1.6.2 Specific Questions 

i. What is the standard time of processing and issuing of title deeds at the Ministry? 

Realist ontology with deduction and Norninalist ontology with abduction. 

ii. Why do tittle deeds take long to process? Norminalist with deduction and realist 

ontology with induction. 

iii. How are tittle deeds processed? Pragmatism 

iv. How can the processing and issuance of title deeds be met within the standard time? 

Pragmatism. 

1.7 Significance of the Study  

Land is a unique asset because it is immovable; its value depends on its location and with growing 

population its demand keeps increasing, while its supply is limited. Access to land (or land rights) 

has a wide-ranging impact on livelihoods, and industrial, economic, and social growth. People 

with land rights are found to be better off than the landless, due to better access to markets and 

other economic opportunities that come with such rights. 

This study was important in that it proposed ways on how the Ministry of Lands would improve 

its operations with regard to issuance of deeds certificates. Policy makers in the Ministry stand to 

benefit as the study make the findings and recommendations readily available to them. This meant 

that service delivery was expected to be enhanced and the Zambian people would benefit from this 

efficiency. Sluggish service delivery precipitates corruption and this cancer may prove detrimental 

in the Ministry and the country as a whole. The study findings would add new knowledge to the 

existing body of knowledge. 
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1.8 Scope of the Study  

This study was carried out in three different places but have one common factor, that of a certificate 

of title deed. These are; the Ministry of Lands and Natural Resources. The second area of research 

was Meanwood properties limited and lastly Meanwood Kwamena phase 2.  

1.9 Structure of the Study 

This Dissertation consists of a further five chapters. Chapter one is the introduction and other 

pertinent components such as the statement of the problem, objectives and research questions, and 

chapter two will look at literature review. The next chapter, Chapter three, details the theoretical 

framework and conceptual framework. The research methodology used in this research paper is 

presented in Chapter four and Chapter five hosts the research findings, analysis and discussion of 

findings lastly, recommendations and a conclusion based on the research findings. 

 

1.10  Chapter Summary 

This chapter presented the introduction and background of the topic study with pertinent 

components such as Land acquisition in Zambia and the types of Land records and it further gave 

a statement of the problem gaps and how the problem affects not only the land owners but the 

country at large. Furthermore, it highlighted the research objectives and questions that were used 

to drive the research. Finally, the chapter gave a brief study significance, scope and structure for 

the dissertation.  
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CHAPTER TWO 

LITERATURE REVIEW 

2. 1 Introduction 

This chapter present literature from different parts of the world which helped ground this study. A 

funnel model was used to present literature in this chapter. This involved reviewing literature from 

selected continents outside Africa, from regional groupings in Africa, from SADC and in Zambia 

regarding the processing and issuance of title deeds. Despite literature being scanty on this subject, 

the study tried to ensure that it limited the discussion to literature which was related to the 

objectives of the study. Different scholars who have looked at land related matters in Zambia were 

discussed too and gaps were drawn. The literature reviewed under this theme was from the 6 

continents, 3 African regional groupings in Africa, SADC and Zambia. 

Land is any interest in land whether the land is virgin, bare or has improvements, but does not 

include any mining right as defined in the Mines and Minerals Act in respect of any land;Cap. 213 

while Certificate of Title is a document issued to land representing ownership in accordance with 

the Lands and Deeds Registry Act; Cap. 185. For one to acquire titled Land there are a number of 

processes that have to be taken into account as stated in chapter one above, it is very important for 

individuals who own land to make it a must to acquire title deed certificate because it gives one a 

sense of ownership and with this ownership one can be able to obtain loan facilities, develop the 

land or even transfer the land to another person at their preferred consideration given that land 

appreciate value over the years. Below are some of the related studies done by different scholars 

around the world. 
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2.2 Processing and Issuance of Certificate of Land Title Deeds – The Global Perspective  

Different continents have different laws regarding land administration. This involves land titling 

and issuance. This section presents literature on different land titling and issuance arguments from 

different continents apart from Africa.  

 

2.2.1 Processing and Issuance of Certificate of Land Title Deeds in Asia  

A study by Haul (2017) in India revealed that processing titles was faster when individuals 

acquired through property developers because they knew the right papers to present to the Ministry 

responsible for titling. He also found that property developers process title deeds for their pieces 

of land faster than ordinary citizens because for them it was business and they ensured that they 

kept their reputation by being accurate and exact. For the property developers, they first put all the 

paperwork in place before going to the centre and this made it easier for them to process the title 

faster than ordinary citizens. The study also indicated that the processing of title deeds was only 

physical during the presentation of papers at the ministry for scrutinizing. After that, all processes 

were done online including payment. All these were sent to the email of the client and through text 

messages. Clients paid through the code given in the message and an update was quickly sent to 

the client. Through this, the titling centre had no contact with the clients apart from when taking 

papers and collecting the title. 

 

A study conducted by Cousins et al., (2006) in Asia established that title registration programs in 

developing countries neither have spontaneously unlocked economic growth, nor have they 

consistently produced the predicted results. It was further established that completed 

documentation of papers for application for title was when submitted to the responsible ministry 

for titling was received, scrutinized and the title did not take longer than incomplete 

documentation. However, Ehwi and Asante (2016) argued that incomplete papers submitted to the 

ministry for title deeds processing resulted into the ministry putting them on pending and after 

months without the owner appearing, they through them away. The study further indicated that 

incomplete papers came from individual submissions while submissions from property developers 
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were always complete the titles came out fast since they made follow-ups frequently than 

individuals. 

 

The religious land tenure system is another system of land ownership which exist in some countries 

and societies. The traditional forms of tenure in Islamic countries (Iran, Iraq and Saudi Arabia) 

represent another variation in this range. There are four main categories of land tenure within 

Islamic societies. ‘Waqf’ land is land ‘held for God’, whilst `mulk', or private lands, are also 

protected in law; `miri', or state controlled land which carries `tassruf' or usufruct rights, is 

increasingly common, whilst `musha', or communal lands, are gradually ceasing to be a major 

factor under the requirement by land registries that ownership of land parcels has to be proven 

(United Nations 1973:37). The religious foundations of the Waqf hold substantial areas of land in 

some cities, notably Baghdad and Beirut, which are protected from legislative encroachment. 

Because they are outside the commercial land market, waqf lands are often inefficiently managed 

(as in Lahore). 

 

2.2.2 Processing and Issuance of Certificate of Land Title Deeds in Australia 

Elsewhere, a study carried out in the Phillipines by Diaz (2017) on land titling procedures revealed 

the following procedure to be followed. The first step is to visit the titling centre physically and 

pass the proof of conveyance and all of the supporting documents to the entry clerk at the data 

office. Make sure that you submit everything that proves that you are the rightful owner of the 

land/property. Upon submission, you will receive an electronic primary entry book (EPEB) 

number to confirm that they have received everything that you have submitted that day and this 

also meant that the paperwork was in order and can be processed. Also, be sure to have a 

confirmation copy or photocopy everything in case it gets lost. The second step is after you’ve 

been given the EPEB, you now need to pay the fees. The amount is displayed in neither the RD 

nor the LRA page, so it usually depends on the size, the quality, and the overall value of the land. 

The third step is to ensure that everything that you submitted will then be thoroughly checked and 

validated by the examiner. Once they determine that everything is good to go, they will go ahead 

and encode it. The fourth step is the RD to now approve your application to have a land title. Just 

wait for a few minutes and they will assess everything you have submitted for the last time. The 
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last step is to pick your land title. What is common in the two countries is that there is the need for 

a physical presence and then all becomes electronic until the title is out. Zambia seems to be on 

the right path in titling procedures as other countries practice it, yet its procedures are not known 

to the people. It was not clear if these processes were also applicable in the land titling processes 

in Zambia hence this study. 

 Brandao and Feder (1996) looked at regulatory policy and reforms in land markets in Australia. 

The study findings revealed that non-formal tenure categories include a wide range of categories 

with varying degrees of legality or illegality. They include regularised and un-regularised 

squatting, unauthorised subdivisions on legally owned land and various forms of unofficial rental 

arrangements. In some cases, several forms of tenure may co-exist on the same plot, as in Calcutta, 

where `thika’ tenants rent plots and then sublet rooms to others who sub-let beds on a shift system, 

with each party entitled to certain rights. Some of these non-formal categories, such as squatting, 

started as a response to the inability of public allocation systems or commercial markets to provide 

for the needs of the poor and operated on a socially determined basis. However, Payne (1989) as 

demand has intensified, even these informal tenure categories have become commercialised so 

that access by lower income groups is increasingly constrained. Despite this, they represent the 

most common urban tenure category in many countries and accommodate lower income 

households. They are also often expanding more rapidly than any other category. 

 

2.2.3 Processing and Issuance of Certificate of Land Title Deeds in Europe  

Stolveng (2015) conducted a study in Sweden on the land rights for the indigenous minority. The 

study revealed that land rights for the indigenous were respected and that they were given title 

deeds by the government upon being identified that the land belonged to them. It was the role of 

the government to protect the land rights of the poor and not to grab land from them. In another 

related study by Moffat (2010) which was conducted in The Netherlands which revealed that 

paperwork submitted for the processing of title deeds as early as 1920 was still intact at the Lands 

department of the countryside. There was no evidence of lost documents for land title processing 

for over a century now.  
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A study was undertaken in Spain by Arruñada (2017) which looked at how to make land titling 

more rational. The study revealed that land register provides conclusive legal title, but this 

conclusiveness does not cover boundaries that is, third-party acquirers are not protected in rem 

with respect to the physical description of the land. Traditionally, boundaries were surveyed for 

tax purposes but surveying and maps were not required for filings in the land register, which relied 

on general boundaries. In particular, parcels were identified and demarcated with their names, 

addresses and a verbal description based on topographical features and references to the adjoining 

parcels and their owners. New rules were enacted in January 1997 by Law 13/1996 mandating 

greater reliance on parcel identification and boundary information produced by the tax cadastre. 

This provides an opportunity to examine the effect of mandatory demarcation of land on legal 

conflicts. Land titling was a longer procedure when it came third party in Spain hence there was 

need for land reforms. 

Another study was done by Papamichalopoulos and Elia (2016) in Greece which looked at 

legalities in real estate acquisition and transfer in Greece. The study found that the main legal 

change was that for, most land transactions, both the deed and the entry in the land register must 

include the cadastral identification number, and the identity of the transacted plot must tally with 

that reflected in the cadastre with respect to its location and name, and, with respect to surface 

area, must exhibit a difference not greater than 10%. In case the identification number is omitted, 

the transaction is registered with a caveat and the registrar notifies the cadastre about the identity 

of the parties. The incidence of mandatory demarcation on litigation was costly and did not make 

the people benefit directly like the government did. The current titling procedure was so laborious 

that few dedicated individuals were able to access land titles in Greece. 

2.2.4 Processing and Issuance of Certificate of Land Title Deeds in North America  

An argument raised by Domeher and Abdulai (2012) brings to light how some countries and its 

citizens perceived the processing of title deeds in Latin America. Firstly, it was known that 

developed countries secured land for its citizens on title who found that possessing registered title 

does not necessarily guarantee ownership security, neither does it make any substantial difference 

to accessibility and availability of formal credit. The study revealed that government preferred to 

deal with property developers and real estate agents in the processing of title deeds for land because 

these were aware of the needed procedures and prepared the files in the manner which does not 
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make the titling departments question the paperwork. It was further found that this accuracy in 

preparation made the individual title seekers feel that property developers were favoured than them 

because real estate agents and property developers submitted complete paperwork hence the titling 

process did not take much time. It was not known how the Zambian community perceived the title 

deed processing at the Ministry of Lands. 

The World Bank (2000) discussed the third type of tenure as being the public tenure. They said 

that all societies acknowledge the concept of public land ownership to some degree. In socialist 

countries like Cuba, all rights are vested in the state, while in capitalist countries, it may be 

restricted to a narrow range of public requirements, such as strategic or communal uses. The 

concept of public land ownership is largely a reaction to the perceived limitations of private 

ownership in that it seeks to enable all sections of society to obtain access to land under conditions 

of increasing competition. Although it has frequently achieved higher levels of equity than private 

systems, it has rarely achieved high levels of efficiency due to bureaucratic inefficiency or systems 

of patronage and clientelism. 

The first type of tenure is the customary tenure. This is found in most parts of Africa, the Middle 

East, Melanesia and (once upon a time) North America. It evolved from largely agricultural 

societies in which there was little competition for land, and therefore land had no economic value 

in itself, but where survival was often precarious and depended upon careful use of the land to 

ensure an ecological balance. In customary systems, land is regarded as sacred, and man`s role 

considered to be one of stewardship, to protect the interests of future generations. Allocation, use, 

transfer, are determined by the leaders of the community according to its needs, rather than through 

payment, though some form of token amount (e. g beer money, or cattle) is often extracted as a 

sign of agreement. With urban expansion, the system has become subject to commercial pressures 

and may only benefit members of the group (Payne, 1997:2). 
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2.2.5 Processing and Issuance of Certificate of Land Title Deeds in South America   

A study done by Chinene et al., (1998) on land transactions in Chile revealed that the processing 

of land titling took considerable time to complete. The study also revealed that the processes were 

cumbersome, and it was costly to wade through when processing a title deed at the Ministry of 

Lands. One of the factors that have been identified as the key impediment in the operation of land 

markets and land development process is public policy. We seem to have adopted the old way of 

apportioning land and laborious procedure seems to be taking their toll from the precolonial era to 

post-colonial era hence the process is not easy and has no time limit. However, Nkwae (2006) 

argues that the title deed for land acquisition should not be simple so that thorough investigations 

are done on the land in question. This help the genuine land seekers and owners to endure the long 

process. 

According to a study done by Graesser et al., (2018) in Argentina, the time frame for land 

processing was not fixed as it took even a year at times due to unforeseen circumstances. A study 

by on increasing expansion of large-scale crop production onto deforested land in sub-Andean 

Argentina considered the time for land title processing against the farming time and its benefits. 

The findings indicated that many factors undoubtedly influenced the shift to larger-scale cropland 

expansion in sub-Andean Argentina, but the rise of soya as a major commodity market was perhaps 

the most instrumental. Twentieth century advances in the soya bean sector and rising global 

demand for beef, poultry, and pork instigated an unprecedented expansion of soya area throughout 

Argentina. The study concluded that the farmers were more interested in farm production and not 

title acquisition and they had no interest in pursuing it since the systems were so corrupt. It took 

more time to process a title in the region than to produce food for sale which was the core function 

of the farms. Knowing the benefits of wasting time on chasing the title and making money was a 

priority for the landowners. It was not clear if Zambians who have acquired land also see this as a 

factor of a benefit for them. 

Pereira and Fernandes (2018) conducted a study in Paraguay on the cycles of foreignization and 

concentration of land in Paraguay. The study provided an understanding to this historical process 

which is essential to understand the roots of the current concentration of land, the foreignization 

of the territory and the agrarian transformations that occurred in Paraguay. In order to reach this 

objective, in addition to a bibliographical review, we will use data from different research agencies 
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and interviews built during field work in different Paraguayan departments between the years 2015 

and 2018, which allows us to reflect on the contradictions of agribusiness. The study findings 

indicated that the impacts of land appropriation by foreigners, such as deterritorialization of 

peasants and indigenous peoples, insecurity and loss of food sovereignty, population increase in 

slums and accentuation of rural and urban poverty shows that the impacts from the model are 

beyond the rural space. The local people are unable to acquire a title to their land and they end up 

being tenants in their own country. The system provided land titles to foreigners which has owned 

more than 80% of the land. Processing a title for a local person seems an impossibility since the 

land is almost taken by foreigners. Title processing has endless timeframe in the country where 

foreigners own large chunks of land and the government cannot revoke this since it passed through 

the normal process of owning land.  

2.3 Processing and Issuance of Certificate of Land Title Deeds in African Perspective  

This section presents literature from Africa on the processing and issuance of certificate of land 

title deeds. The literature will be from three African blocks, east Africa, North Africa and West 

Africa. 

2.3.1 Processing and Issuance of Certificate of Land Title Deeds in North Africa  

Ehwi and Asante (2016) looked at the ex-post analysis of land title registration in Ghana since 

2008 merger. The study was confined to the New Lands Commission of Ghana and interviewed 

the clients and its workers who were processing and had processed their titles before. The findings 

revealed that there has been a reduction in the turn-around time for processing land documents, 

from more than 36 months to about 3 months, as well as increased public awareness about the 

process of title registration. The study recommends further training of staff members of the NLC 

in handling the digitization process, institutionalization of anti-corruption and anti-bribery 

practices, and the introduction of a well-functioning customer feedback system to improve service 

delivery.  

On the contrary, Ogusu (2013) noted that close to 50% of the papers which were submitted for 

title deeds processing in Kaduna at the Ministry of Lands in Nigeria were fake after scrutinizing. 

Therefore, such papers were destroyed and such people who presented such papers later came to 

complain that the ministry responsible misplaced paperwork when not. Depending on how serious 
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land processing is taken by the citizens and government, paperwork is good evidence regarding 

land ownership.   

Many of De Soto’s critics are skeptical of his perception that land title registration plays a central 

role in unearthing the potential wealth in developing countries. According to a study conducted by 

Adams and Turner (2005) in Ethiopia revealed that the titling process of land was not easy because 

the process was longer and the indigenous owned large pieces of land and they had power over it 

than the state. It was further established that the procedure of getting a title deed was laborious 

since the land was mostly customary and the government did not have a hand in it. The local 

leadership was able to give land informally, but they never provided land permit to the occupant 

to start processing titles. 

A study carried out in Ghana by Asiama (2003) is also pessimistic about the approach to title 

registration in Ghana. He says title registration in Ghana has been more sporadic than systematic, 

implying that until a lessee commences the process of registration, a title will not be registered. It 

appears that registering a title in Ghana is being treated as an optional process, hence the reason 

for the low rate of title registration. Asiama cannot comprehend why the LRD cannot enforce the 

penalties provided in PNDCL 152, even though title registration in Ghana is compulsory. He also 

points out that the registration procedure is centrally located in Accra where most poor people 

cannot manage and the cost for this registration is too high for the poor to afford. This situation is 

not different with Zambia where land titling is centrally located in Lusaka and the cost is also too 

high while the procedure is laborious and complicated. 

2.3.2 Processing and Issuance of Certificate of Land Title Deeds in West Africa  

Schenkle (2015) looked at land acquisition and titling procedures in Cameroon. The study was 

conducted in two rural towns where farms were commonly sold by the local people. Data was 

collected using questionnaires from a population of 105 local people who sold and bought land 

within the two towns and outside. The study findings revealed that land titling was a long process 

in the rural towns, and it was expensive to undertake since the costs were beyond the reach of the 

poor peasant farmers. The findings further revealed that there was a higher relationship between 

title acquisition and having been financially stable in the two towns. The study concluded that land 

acquisition in the two towns was simple, yet the process of title acquisition was not easy. 



16 
 

Tiyengu (2016) considered at the willingness by landowners on title acquiring in Ivory Coast. The 

study findings revealed that local people thought that land ownership through titling took longer 

than expected because the paperwork was too much to present and the funds the government 

charged were beyond their income. Meanwhile, the commercial farmers revealed that title 

processing was simple since they used agents to help process as they did not have the time to line 

up and follow up on the progress of the paperwork which took longer than the stipulated time. To 

this, it was clear that the people in the study regions were for the idea that processing title deeds 

in Tanzania was not easy due to the procedure which was not fixed.  

2.3.3 Processing and Issuance of Certificate of Land Title Deeds in East Africa  

The theoretical foundation for the changes witnessed in Somalia is that land titling leads to 

economic development, known as land titling theory (Nkwae, 2006: Barry and Roux, 2012). We 

see this in Tanner (2002) who refers repeatedly to the need for citizens of Somalia to “realise and 

use the capital value currently locked up in their one key asset (their land)”. Access to this ‘locked 

up capital’ was a fundamental goal of the development process. But Norfolk and Bechtel (2013), 

while acknowledging the importance of land tenure security for promoting investment and 

sustainable land use in Somalia, highlight that the link between tenure security and access to 

investment credit is weak, especially in rural areas. The validity of land titling theory in sub-

Saharan Africa has been questioned because it ignores the multi-functional, multi-generational 

view of land from a broadly African perspective. It has been characterized with corruption which 

makes it possible for the poor to have their land on title and end up using claims of birth right 

which is outdated in this modern world. There is need to create time for land titling for the poor in 

the nation so that their human rights are secured not making the land belong to foreigners and the 

rich who do not even stand on queues to process the title but buy the people in the system. How 

Zambia is handling the time for titling its land is the subject of investigation in this paper. 

Ann (2017) investigated wearing an amulet: land titling and tenure (in) security in Tanzania. The 

study revealed that land titling was a longer and systematic process. The study found that in 1999, 

the Land Act No. 4 and the Village Land Act No. 5 were passed by parliament. With the enactment 

of the two Land Acts; land is divided into three categories; General Land, which includes all public 

lands and unused land; Reserve Land, all national parks and game reserves, forests; and finally, 

Village Land, all land designated for villages. Only ‘General Land’ can be offered by the 
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government to investors for development. ‘Village Land’ can only be offered to investors with 

approval of the Village Assembly (VA) and under specific conditions. It is interesting to note that 

approval by the VA is only necessary for land parcels under 250 hectares. The Commissioner of 

Lands has automatic right of allocation on land parcels over that amount. Village Land can be 

expropriated by the government for development purposes if this can be justified in the national 

interest and in which case, villages must be compensated (Alden Wily 2003). One of the most 

famous land conflicts occurred when pastoralist land in Loliondo was appropriated without 

compensation by the state. The land was allocated to a Dubai company for luxury hunting safaris 

and later became an internationally known conflict over land rights. Land titling has been a source 

of conflict in most countries. 

2.4. Processing and Issuance of Certificate of Land Title Deeds in SADC Region  

The SADC region is just like any other regions in Africa and beyond. Land titling has been a hot 

issue which even saw Zimbabwe being sanctioned. However, there is enough literature to discuss 

regarding processing and issuance of certificate of land title deeds in the SADC region. 

2.4.1 Processing and Issuance of Certificate of Land Title Deeds in the SADC region 

A study was conducted in the Democratic Republic of Congo by Kizembe (2016) on land processes 

in Katanga region. The study interviewed the locally based people who lived near the city and 

within the city on the land type they had and how they acquired it. The study findings revealed 

that there was no standard time for the processing of title deeds in the region because the local 

authority was not mandated to give titles but the clients were asked to go to the provincial office 

then, either Lubumbashi or the capital Kinshasa. The study further revealed that the paper 

processing could even take five years without being completed. In other cases, the paperwork was 

even reported to have gone missing because the people responsible were holding a large volume 

of papers which were difficult to complete when there was some missing information. Such 

centralized processing of the titles was challenging as the people failed to acquire the title deeds 

on time despite them having the right documentation.  

In another study done by Hornby et al., (2017), it was found that customary land tenure reform 

involves identifying who has rights to what, where, and when, and somehow recording this 

information. Part of the challenge in South Africa and in Mozambique is that there is not a one-to-
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one relationship between people and land in customary areas, meaning that land rights-holders and 

their land rights are multiple and overlapping on one piece of land. Different people can have rights 

to use the same piece of land for different purposes and at different or the same times. Recording 

such complexity is what complicates the time of title processing and requires changes to the current 

legal and cadastral systems, which are only designed to record formal land rights. The study 

recommended that the titling office should include a recommendation from the local council where 

the subdivision will be done, the local chief where the land in question exist so that the local people 

are not deprived of their birth right when land is sold to another person. Such will reduce time 

taken by the lands department and surveyors to investigate the land being titled.  

A study was undertaken in South Africa by Kirsten (2017) on the performance of land reform 

projects in the North West province of South Africa. The study followed the development which 

has implemented land redistribution in two distinct phases. The initial phase (1995–99) only 

catered for previously disadvantaged (racially discriminated) poor households who earned no more 

than R1500 per month. Applicants could also access grants through the Settlement and Land 

Acquisition Grant (SLAG) scheme and purchase land, usually in groups on the open market. The 

second phase involved the implementation of the LRAD program and emphasised commercial 

agricultural land use. The income ceiling was removed to accommodate a wider spectrum of 

historically disadvantaged beneficiaries. The study revealed that the poor owned land which was 

a plus to the program while they were unable to own the title to the land because they could not 

manage to go through the laborious process. The funds to secure the title was also a challenge 

hence they have stayed without the title deeds, yet they claim to own the land. Time frame to land 

owning seems to be absent and the land processing at the titling department is too much that one 

just has to dedicate a month to complete the process. It was not clear if such time factor was also 

in the Zambian titling system.  

Earlier, a study by Kufo (2014) in Namibia established that few firms and individuals had access 

to the transparent processing of title deeds because these firms were owned by the people in politics 

and those who worked within the Ministry of Lands. This enabled them have access to fast tracked 

processing of title deeds for their clients so that they can have more clients than those without such 

connections and access. He concluded that timeframe attached to the processing of title deeds was 

related to where you acquired the land from and who was processing the title for you. In the same 
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vain, Mugwara (2013) mentioned that land titling in Zimbabwe was not transparent because there 

were so many agents who were involved if the title was to come out on record time. He added that 

individual processing of title deeds was not less than six months of continuous follow ups while 

through agents it took less than two months and they brought to your comfort of your home as 

long as cash was sent to them on demand. This led to lack of transparency in land titling processing.  

 

In a study conducted by Fogelman and Bassett (2017) on mapping for inevitability in Lesotho had 

interesting finding for this study. The study examined the mapping system which was carried out 

before the land was sold to potential landlords and this used the electronic system to ensure that 

all the land owned by the state was mapped. The finding indicated that in order to receive a lease, 

a landholder must produce three pieces of documentation: identification, an affidavit (usually from 

his/her chief) confirming rights to that land, and a survey of the land by an officially recognized 

surveyor. There are relatively few instances where either of the first two proves to be an obstacle, 

but the survey can be a substantial stumbling block, as it was in 2009. In order to ameliorate this 

problem, the Millennium Challenge Corporation funded the survey of 55,000 parcels of land in 

Maseru and the titling process reduced from the one hundred and ten days to thirty working days 

as long as the documentation was correctly done. The lesson from this study is that the survey 

department ensured that all the land was surveyed so that there was no challenge in making the 

title belong to one person wherever the land might be. It was not clear if Zambia had adopted some 

of these progressive strategies to help the landowners reduce time of titling at the ministry of lands.  

Hull and Whittal (2018) conducted a study on filling the gap: customary land tenure reform in 

Mozambique and South Africa. The study findings indicated that given the aims of the 1995 Land 

Policy, it is unsurprising that prominent drivers of change were the improvement of tenure security, 

promotion of investment, and reductions in land conflict. Insecurity of tenure discourages long-

term agricultural investment and inhibits the productive use of land, while security of tenure 

enables customary land rights-holders to negotiate with investors. Title securing and processing 

was by the landowners who had papers from the customary leader. This reduced time to process 

unlike when there was no evidence of community leadership knowledge in the land processing. 

The study recommended that there is need for a single, clearly articulated, non-contradictory policy 

on land reform. Existing legislation should then be revised to bring it into alignment with such 

policy. The aim of new policy and legislation should be to secure tenure for all land rights-holders 
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in South Africa while ensuring continued and improved productivity of the land. If the local 

community can be given rights to concert to the land agreements, there will be no displacement 

amongst the people and title processing will be easy since everyone will be aware of the 

transaction. 

Another study was conducted by Dumani (2015) in Lesotho which investigated the land agreement 

formation and title processing in the towns and chiefdoms. The study interviewed chiefs and land 

owners who were around the capital city and the papers they had to protect their land. The study 

findings revealed that the title deeds were not issued to individuals upon accessing papers from 

the headmen who were mandated to share the land in relation to the lad demands which the village 

had. The study also revealed that the chief also had a record which limited the number of hectors 

a headman could give so that the community was not sold. This process made the settlers and the 

land owners to share ideas and process land according to the needs presented by the local people. 

Failure by the client to add minutes from the village meeting made the processing of the title fail 

to reach the last point. The study concluded that the process was very transparent and inclusive 

though it took longer and was demanding.   

The public has decried the NLC for its apparent lack of attention to public concerns especially 

during the title registration process. A related study by Osman and Manuh (2005) in South Africa 

highlighted that the district registration councils ignored concerns raised by indigenous farmers 

about delays in processing their land documents whereas documents of wealthy foreign investors 

were expedited. Despite the Client Service and Access Unit (CSAU) being established to provide 

public information about the title registration process, information does not reach the poor while 

the rich get their titles within days. What is important in this study is that the titling procedure ends 

at the nation office while it starts from the local authorities throughout the country. It is not clear 

if such shortcomings are part of the Zambian titling system. 
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2.5 Processing and Issuance of Certificate of Land Title Deeds in Zambia  

Literature from Zambia on processing and issuance of certificate of land title deeds is presented in 

this section. There are different procedures which are followed in ensuring that a land title is issued 

in Zambia. 

2.5.1 Empirical Studies on Processing and Issuance of Certificate of Land Title Deeds in 

Zambia 

Just like the Zambian way of doing things, land administration and registration systems are fraught 

with stringent bureaucratic procedures and inefficiencies. The Registration of Titles Act, for 

example, has a number of problems that make its administration difficult: The Act is not fool proof 

and registration as occasionally been done outside the provisions of the Act. Additionally, the 

requirement that a gazette notice be issued whenever a provisional certificate of registration of title 

is issued defeats the purpose of gazzettement (Odhiambo and Nyangito, 2002). According to 

Njongo (2010), the Zambian Land Registries staff and registrars at the Ministry of Lands are 

inefficient and there is too much corruption and too little supervision in the departments hence the 

title deeds processing was ineffective. 

The Land Survey Act has been considered to be too prescriptive even to the point of suggesting 

what equipment to use for demarcation. The Survey fraternity together with the Survey Control 

Board is working towards amending the Survey Act and Regulations to allow for low cost methods 

of surveying. Further, they are different registration conditions depending on the location of the 

property. This creates challenges on the admission of land rights which sit for instance in peri-

urban areas. There is need for a consistent land registration law which covers all forms of land 

tenure categories. The dual land tenure system provides challenges that require addressing to allow 

for a uniform titling process or a fit-for-purpose system that will be accepted by every stakeholder. 

Client driven systems have meant that government cannot process title until a client has accepted 

the offer by paying consideration and has signed the lease. Ministry of Lands and Natural 

Resources (2019) holds that only then can a Title Deed be prepared. They add that the fixed time 

for title processing is tied to fast completion and submission of forms and lodgment at the Ministry 

of Lands. The primary processing for land title was three months maximum if all the requirements 

are met by the client. 
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The Ministry of Lands and Natural Resources (2019) indicated that technical advances worked 

against Zambia in that the current sporadic issuing of Title Deeds consists of too many processes 

which caused delays in the issuance of titles. It adds that all processes and physical and takes 

specified days for the paperwork to be completed and the clients has to pick the paperwork to take 

to the next stage after adding the paid for requirements like survey diagrams and other receipted 

funds. Data collection is slow, and paper based which leads to poor data maintenance. Lease 

preparation is still done using manual typewriters and is not automated despite having an 

information system that could automate the production of titles. 

Just like most public offices in most countries in the world and Zambia inclusive and to some 

extent the private sector, operational challenges hinder progress. Tembo et al., (2013) indicated 

that Manpower and equipment deficiencies have been noted to slow the process of titling. To 

achieve the numbers of titles envisaged a project management team with field adjudication teams 

need to be established as soon as possible. The organization and coordination between the different 

departments especially with regard to the titling process does not engender quick processing of 

titles.  The number of private sector players in land surveying is currently very small. This present 

challenges in up scaling and allowing the private sector to participate in a national program such 

as this. 

Financial challenges also make the system operate at snails’ pace in the issuance of the deed 

certificates at the Ministry of Lands. On the revenue collection side, it has been observed that all 

payments are centralized at the national headquarters or regional offices of the Ministry (Ministry 

of Lands Annual Report, 2004). This means that a client has to make an effort to travel long 

distance and come to queue and ask for their bill and pay the amounts. The Ministry has not 

leveraged mobile money and other new technologies to collect revenue and distribute bills to the 

clients. Ground rent is not based on valuation of properties but is based on whether a property is 

in a high, medium or low-cost area. It is therefore, possible that a high cost property built in an 

area designated as low cost will pay next to nothing as ground rent and vice-versa (M’membe, 

2005). This study will however, find out if these challenges are truly being faced by the ministry 

responsible for processing and issuance of title deeds and if yes how are these challenges being 

addressed and will conclude with recommendations and later develop a model to alleviate these 

bottle necks that are currently being faced at the Ministry.  



23 
 

Mwelwa (2015) conducted a study on land ownership in Zambia. The study was conducted 

amongst the resettled landowners in Kabwe District. The study found that the allocation of land 

from the local councils and ministry of lands lacked transparency because some people who got 

large pieces of land were not even among the settlers who were displaced. Another finding 

established that the processing of title for the same land was not transparent because the new people 

who were not settlers received their land faster than the original settlers. The findings were also 

supported by the Ant Corruption Report (2013) which revealed that land administration in Zambia 

and especially the local resettling in the farm blocks and schemes were characterized by corruption 

and bribery. However, it concluded that these cases were reported by the inducers who failed to 

acquire land after paying for it dubiously. Land titling and acquisition of title deeds was not 

transparent in Zambia and time for title processing was not guided by law as long as the person is 

settled.    

2.5.2 Processing and Issuance of Certificate of Land Title Deeds in Zambia from the Ministry 

of lands  

With regards to the Ministry of Land and Natural Resource (2019), the Department of registration 

and the entire ministry is responsible for issuance of certificates of titles, general conveyance, 

keeping custody of the national land register, coordination, inspection, monitoring and back-up 

technical support relating to land registration and acquisition processes to local governments. Its 

time frame of title issuance is limited to the kind of change which need to be amended to the land. 

The ministry has the registration time of any land title from the start of the process up to completion 

to a maximum of forty days. Most processes are online and it’s the prompt response from the client 

which makes the ministry to process the title on time. Zambia has gone semi digital, hoping the 

procedure and time frame has been reduced in practice and not just on paper.  

Registration is necessary to have a record of title holders, and the land which has been alienated. 

Land is registered in the Lands and Deeds Registry. The Lands and Deeds Registry Act is the 

statute that governs the registration of title to land which is required to be registered is land under 

State land. Land under customary tenure is not registrable. However, it becomes registrable when 

it is converted to leasehold. The advantage of registration is that security of tenure on registered 

land is assured. When land has been allocated to a person, after it is planned, demarcated and 

surveyed, the interest or right which the person obtains is required to be registered in the Lands 

Register at the Lands and Deeds Registry. The Land register describes the current ownership of 
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the property, the size of the land, its location and the outstanding, charges if any. Under State land, 

land registration is normally compulsory, and any unregistered interest is not recognized at law. 

Land registration requires certain documentation to be in place. Section 4 of the Lands and Deeds 

Registry Act Cap 185 of the Laws of Zambia pg. 56 provides that; 

 “Every document purporting to grant, convey or transfer land or any interest in 

land, or to be a lease or agreement for a lease or permit of occupation of land for 

a longer term than one year, or to create any charge upon land, whether by way of 

mortgage or otherwise, or which evidences the satisfaction of any mortgage or 

charge, and all bills of sale of personal property whereof the grantor remains in 

apparent possession, must be registered.” 

Titling procedure has been a tiresome process hence most people in Zambia who own land have 

not put it on title. The tree departments discussed above have the task of working on documentation 

which is forwarded to the Ministry of Lands. This documentation vary, but are the requirements 

are the same when it reaches to the Ministry and in these three departments.  

In the Zambian land management, there are specific steps which are taken when acquiring a title 

and this depends on the type of land which is at stake. In this context, three types of tenure will be 

discussed under here and these are: the government stand, ordinary stand or plot or farm and 

traditional land. Sherwood and Greene (2019) discusses the following as being the procedure for 

land titling in Zambia: 

The government stand has its own procedure regarding its sale in Zambia. The procedure might 

differ from other countries since different countries have different laws. The following is the 

procedure for the title acquisition for a property of land acquired from the government of the 

republic of Zambia. This was used to convert the titles from government to individual names or 

company names. 

1. Recommendation from the Ministry of Works and Supply; 

2. Offer letter from the Ministry of Lands; 

3. Acceptance of offer by paying lease charges; 

4. Get clearance from Ministry of Finance; 

5. Submit survey diagrams; 

6. Client to sign lease; 
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7. Commissioner of Lands to sign lease; 

8. Certificate of Title. (Lands and Deeds Registry Act Cap 185 of the Laws of Zambia pg. 22) 

A study by M’membe (2005) mentioned that these procedures are revised after some time to meet 

the new demands of the community and nation as a whole. Ministry of Lands (2017) notes that 

land titling procedures have been revised to meet the growing demand of land titling seekers. To 

respond to this, the digitalization of the process in the various departments has reduced the 

procession time to less than three months if all the paperwork is in place. Since government sales 

of houses and property was completed sometime back, the most common titling procedures is the 

land which is sold by the councils and the conversion of traditional land. The Lands department, 

survey department and registry departments follow the following paperwork and procedure before 

the deeds section can act and print the title. For the ordinary stand, plot or farm, the following 

procedures are followed. 

1. Letter of recommendation from the council accompanied by the following attachments 

I. Plans, Works and Development Committee meeting minutes; 

II. Full Council meeting minutes. These minutes should clearly indicate that the PWD 

minutes were approved and adopted; 

III. Annexure ‘A’ or ‘C’ filled in by the client; 

IV. Certificate of incorporation if the applicant is an organization; 

V. Zambia Development Agency Investment License; 

VI. If the property is not numbered, site plans should be submitted with the above 

documents. The site plans must be stamped by; 

• The council 

• The Provincial Planning Authority 

• The Ministry of Agriculture 

2. Numbering of the property; 

3. Submission of offer letter; 

4. Generation of offer letter; 

5. Acceptance of offer by paying Lease Charges; 

6. Submit survey diagrams; 

7. Client to sign lease; 
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8. Commissioner of Lands to sign the lease; 

9. Lodgment with Lands and Deeds department. 

10. Certificate of Title. (M’membe, 2005). 

As for the conversion of the traditional land and consequently owning a title, have a different 

procedure, but later comes to meet the standardized procedure followed by all the title pursuant. 

When traditional land has been given, the ministry of lands requires the following for the title to 

be processed. The requirements procedure for traditional land conversion is to submit the 

following documentation to the ministry of lands.  

1. In addition to the documents in the steps 1 for the ordinary stands; 

clients must bring: 

I. Site plans stamped by 

• The council 

• The Provincial Planning Authority 

• The Ministry of Agriculture 

• The respective Chief 

II. Form 1 – filled in by the client 

III. Form 2 – filled in by the respective chief with an official stamp from his palace 

IV. Form 3 – filled in by the respective council with an official stamp 

2. Numbering of the property; 

3. Submission of offer letter; 

4. Generation of offer letter; 

5. Acceptance of offer by paying Lease Charges; 

6. Submit survey diagrams; 

7. Client to sign lease; 

8. Commissioner of Lands to sign the lease; 

9. Lodgment with Lands and Deeds department. 

10. Certificate of Title. (Ministry of Lands, 2017). 

When such documentation, the Registry department receives the documentation which is verified 

to ensure that all in in place according to the source of the land and when they feel all is in place, 

they create a computerised file which is made online within the system to allow access to other 
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units. After that, internal land verification is done online to check if the land in question is on title 

or has some legal implication. After that, Lands Department given a go-ahead regarding payments 

for the land and then the survey department is also signaled about the diagrams on the land in 

questions. Survey fees are meant to provide the detailed diagram from the department to show 

acceptance of the land to be existing in the Zambia mapping system and then be entered into the 

land demarcation system. From there, the registry gets back the feedback of the land clearance and 

signals the deeds department to print the title after singing for them. All this paperwork and 

documentation is reduced to simple computer files and are sent electronically only few paperwork 

is left in the open file (Ministry of Lands, 2017).  

The eligibility to hold land in Zambia is a procedure which is well documented because land in 

Zambia is vested in the President. The vesting of land in the President under the Lands Act,136 is 

a continuation of the principle from the Land (Conversion of title) Act of 1975, which vested land 

in the President. In view of this, the primary objectives of the Lands Act are to provide the 

following: 

(a) The continuation of leaseholds and leasehold tenure; 

(b) The continuation of vesting land in the President, and alienation of land by the President; 

(c) Providing statutory recognition and continuation of customary tenure; 

(d) Providing the conversion of customary tenure into leasehold tenure; and 

(e) Establishing the Land Development Fund, and the Lands Tribunal. 

Under the Lands Act, ‘land’ means “any interest in land whether the land is virgin, bare or has 

improvements, but does not include any mining right as defined in the Mines and Minerals Act in 

respect of any land.” 

Land acquisition in Zambia is centrally vested in the hands of the Ministry of Lands and Natural 

Resources. The Ministry is one of the Government Ministries in the Republic of Zambia mandated; 

“to efficiently, effectively and equitably deliver land and land information to all Zambians for its 

optimum utilisation for the benefit of the Zambian people and the Country,” (Ministry of Lands 

Annual Report, 2004). Its functions are:  

i. formulation of Land Policy; 

ii. Land administration; 

iii. Land surveys and mapping; 

iv. Cadastral survey and exploration; 
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v. Control of unauthorised settlements; and 

vi. Registration of land. 

The Ministry of Lands and Natural Resources was created to perform different functions. Among 

them are the following functions. Ministry of Lands Annual Report, (2002:12) states; 

“…to formulate policies and provide guidelines for all; to effectively collect 

revenue on land in order to contribute to government revenue; to provide an 

accurate, national base and specialised mapping services; to ensure the provision 

of effective and efficient cadastral services; to provide up-to-date and timely 

information in order to facilitate expeditious land transactions and enhance public 

awareness of their rights regarding land; to maintain an efficient and effective 

administrative support service and continuously develop human resource so that 

the Ministry provides its services effectively and efficiently.” (). 

 

Meeting the stated objectives is a tiresome task which needs concerted efforts. To provide 

efficiency in the delivery of this mandate, the ministry functions under three departments namely, 

the Lands department, the Survey Department and the Lands and Deeds Registry Department. 

Each of these departments have a role to play in ensuring that the lands procedure of acquiring a 

title deed is fully followed. 

The lands department housed in Lusaka at the headquarters has the mandate to grant land and 

revoke from any person. The Lands Department deals with land identification and allocation, while 

the Commissioner of Lands exercises the power to make grants and dispositions of land as well as 

execute State leases on behalf of the President, in whom land is vested. This authority is 

specifically bestowed on the Commissioner of Lands by the President through delegation under 

the Statutory Functions Act. By virtue of the provisions of the Statutory Functions Act (1964), the 

President has delegated his powers and functions of land alienation, through a Statutory 

Instrument, to a public officer for the time being holding the office or executing the duties of the 

Commissioner of Lands. This Statutory Instrument (1964) provides that, 

“The President has delegated the day-to-day administration of land matters in the 

Republic to the public officer currently holding or executing the duties of 

Commissioner of Lands in the Ministry of Lands. The Commissioner of Lands is 
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empowered by the President to make grants and dispositions of land to any person 

subject to the special or general directions of the Minister responsible for Land.” 

 

Other than this delegation of powers to the Commissioner of Lands, there is no statute that defines 

or prescribes the specific powers and duties of the Commissioner of Lands or the functions of the 

Lands Department as the case is with the Office of the Registrar of Lands and Deeds, where the 

functions of the Lands and Deeds Registry Department are prescribed and governed by statute. 

Since land is vested in the President, it is therefore legal that the President has delegated the 

authority to make grants and dispositions of land to the Commissioner of Lands. These provisions 

therefore enable or empower the Commissioner of Lands to exercise powers of alienating land in 

the same manner and practice as the President would do. 

The survey department is the second department in the pursuant of the title acquisition.  This 

Department is established pursuant to the provisions of the Land Survey Act. 209. A study by 

Sichone (2010) documents that the Department is established to carry out activities relating to 

mapping and cadastral surveying. The Survey Department is headed by the Surveyor General, who 

is a land surveyor and a public officer. With regard to the powers and functions of the Surveyor-

General, the Act provides that: 

a. Supervise and control the survey and charting of land for the purposes of registration; 

b. Take charge of land and preserve all records appertaining to the survey of parcels of land 

which have been approved; 

c. Direct and supervise the conduct of such trigonometrical, topographical and level surveys, 

and such geodetic and geophysical operations as the Minister may direct; 

d. Take charge of and preserve the records of all surveys and operations carried out under 

paragraph (c); and 

e. Supervise the preparation of such maps as the Minister may direct from the data derived 

from any surveys and the amendment of such maps and generally administer the provisions 

of this Act. (Sichone, 2010). 

By law, surveys are carried out by both public institutions, and private practitioners. However, the 

inadequacy in human and institutional capacity of the Surveys and Geo-information Resource Base 

has over the years impacted negatively on service delivery. Similarly, the Department deals with 

the demarcating of reserves such as Forest Reserves and National Parks. The equipment used by 
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the officers at the Ministry of Lands was also too old to meet the demands of the new world of 

technology and needed changing. These are marked and surveyed for clarification and for better 

controls and limitation of encroachments. 

Registry department is the third department which is found at the Ministry of Lands in the process 

of land titling. The Lands and Deeds Registry is established pursuant to section 3 of the Lands and 

Deeds Registry Act. 211 Section 3(1) provides that for the registration of documents required or 

permitted by this Part or any other Act or by any law to be registered, there shall be an office styled 

“the Registry” in Lusaka, and the Minister may from time to time direct, by Gazette notice, that 

there shall be a District Registry in such place as shall be in such notice mentioned….Section 3 (2) 

of the Act provides that the registration of documents shall be performed by a Registrar appointed 

under this section. Pursuant to this section, the Minister responsible for land matters has 

established the Registry at Ndola. 

The Department deals with the registration of documents; the issue of Provisional Certificates of 

Title and Certificates of Title; the registration of transfer and transmission of registered land, and 

generally register documents as required under section 4 of the Act. In this regard, failure to 

register any document required to be registered by law renders the documents null and void. But 

considering that Land Registries are only established in Lusaka and Ndola, a lot of people find it 

difficult to register their rights and interests in land (Sichone, 2010). He added that there was need 

to take the services to the people so that the poor in the rural districts can have access to land titling 

services unlike travelling to two central places when population and demand is increasing. This 

would help standardize the time for processing and issuing of title deeds in the country. 

2.6 Emerging Issues and Knowledge Gap 

An analysis and review of past studies revealed that little research has been done with a specific 

focus on time taken in processing and issuance of title deeds. Past studies in Zambia and 

internationally have been very general. Most of these studies continue to focus on the allocation, 

tenure and ownership of land. They also looked at the many challenges being faced in land issues. 

There still exists a conflict in the literature in terms of the common land tenure systems adopted 

by different countries. Given the absence of any past surveys focusing on time taken in processing 

and issuance of title deeds, this study, therefore, sought to identify the current practices adopted 
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by the Ministry of Lands and Natural Resources and gave recommendations on how to improve 

the effective and efficient processing and issuance of title deeds. 

2.7 Chapter Summary 

The studies conducted by different scholars show that indeed processing and issuance of title varies 

from one country to the other depending on the laws that govern a country. Some focused on other 

land systems that exist, the gaps in demand for land and allocation of land among the lower income 

individuals and the need to include them in land allocation. The need for easy access to land for 

all sectors in a country as the literature elaborates clearly the mandate of the Ministry responsible 

for administering land and all the processes that need to be followed for one to obtain title deeds. 

Challenges and opportunities the ministry faces in the land administration function are among 

other factors that lead to difficulties in registration of land. This literature helped the study to 

carefully develop strategies that can help the ministry in its operations with regards to processing 

and issuance of title deeds. 

 

 

 

 

 

 

 

 

 

 

 



32 
 

CHAPTER THREE 

THEORETICAL AND CONCEPTUAL FRAMEWORK 

3.1 Introduction 

This chapter presents the theoretical and conceptual framework for the study. Theory is 

fundamental to the research process. A theoretical framework is needed for all the researchers 

because it provides the conceptual clarity and capacity to connect new knowledge that is gained 

through the data collection method to the knowledge which is relevant. Theory framework is the 

conceptual direction for all researchers (Depoy and Gitlin, 1998). Two theories were used as point 

of reference for a conceptual framework in this research and that is the Land Administration 

Theory, and compliance theory as explained below: 

3.2 Theoretical Framework 

The study was guided by two theories which were the Administration Theory and compliance 

theory. The two theories were chosen because they were in line with the procedures and 

processes involved in land administration studies.  

3.2.1 Land Administration Theory 

The merging of land administration as a discipline in the 1990s reflected the introduction of 

computers and their capacity to reorganize land information within a system. The UNECE (1996) 

viewed land administration as referring to “the processes of determining, recording and 

disseminating information about the ownership, value and use of land, when implementing land 

management policies.” The land administration theory calls for the modernisation of the land 

management system so as to respond to the new demands in the land management and distribution 

in a country. It aims at protecting land and its owners by ensuring there is a system that protects 

their land regardless of the owner’s social status.   

The cornerstone of the land administration theory is the land management paradigm in which land 

tenure, value, use and development are considered holistically as essential and omnipresent 

functions performed by organised societies (Williamson, Rajabifard and Enemark, 2009). They 

argue that within this paradigm, each country delivers its land policy goals by using a variety of 

techniques and tools to manage its land and resources. What is defined as land administration 

within these management techniques and tools is specific to each jurisdiction, but the core 
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ingredients, cadastres or parcel maps and registration systems, remain foundational. These 

ingredients are the focus of modern land administration, but they are recognised as only part of a 

society’s land management arrangements. The theory holds that the land management paradigm 

enables designers to manage changes in institutional arrangements and processes to implement 

better land policies and good governance by identifying a conceptual framework for understanding 

each system.  

To this end, UNECE (1996) the theory proposes that all countries must deal with the management 

of land in a smarter way through complete digitalisation of the systems. They have to deal with 

the four functions of land tenure, land value, land use, and land development in some way or 

another. National capacity may be advanced and combine the activities in one conceptual 

framework supported by sophisticated ICT models to empower all citizens in the country and not 

the rich few. More likely, capacity will involve very fragmented and basically analogue 

approaches. Different countries will also put varying emphasis on each of the four functions, 

depending on their cultural basis and level of economic development.  

This theory helped the study come up with a conceptual framework of four functions of land 

administration thus; land tenure, value, use and development and further helped in developing a 

model that can be adopted in the processing and issuance of title deeds at the Ministry of Lands 

Natural resources.  

3.2.2 The Theory of Compliance in Relation to Land Titling 

The compliance theory brings in two types of laws that might be considered as "public goods." A 

piece of land is private when it is not recorded and numbered by government and government does 

not collect revenue from it. A titled land falls on those parts of the budget which specify 

expenditures for public projects and are coupled with corresponding taxes and provisions for 

coercive sanctions to be applied in the case of non-payment, might be regarded as public goods, 

(Blau, 1964). Compliance in land titling bring the owned land into government taxation scheme to 

pay land rates. Titling is a form of making citizens become responsible with what they have and 

start contributing to the government since it is giving them protection which is permanent. 

Compliance is a twofold decision, the client brings property to the government for safety and that 

safety is paid for monthly or yearly in form of land rates.  
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The theory of compliance according to Colm (1990) tells that each particular decision or decision-

rule will probably result in a net benefit for each individual,  

The compliance theory holds that the appropriateness of the reliance on a market model and purely 

voluntary political organization to provide social wants should be carefully scrutinized. 

Traditionally a basic characteristic of a market system is that the products be exclusive and 

divisible, since the basis of the exchange relationship is that individuals can maximize their 

personal utility and attain a state of marginal equilibrium through quid pro quo and self-policing 

transactions. On the other hand, many of the basic and traditional functions of government are not 

of this nature. Rather they often tend to be "public" in nature; that is, once they are produced, they 

are available to all whether they want them or pay for them. Such goods are not feasibly exchanged 

in quid pro quo transactions (Ivran, 2001).  

The compliance theory looks at land to be like a vote system where every citizen who owns land 

goes to deposit his or her share for safe keeping and in case of any dispute, evidence of ownership 

can be presented. Compliance theory does not segregate as to who will be complaint to the law of 

the title and who will not, but the title stands to be permanent for the stated period of time hence 

all procedures of its acquisition must be followed. Furthermore, deed covenants for title are still 

an important part of real estate law today.  

This theory entails that all necessary procedures should be adhered to regardless whether effective 

or not the deeds are issued on time. Bureaucratic tendencies tend to stand in the way of achieving 

efficiency much to the annoyance of the applicant. Furthermore this theory will help the study in 

establishing whether the Ministry of Lands is complaint to the service charter or not to ensure 

effective and efficient service delivery. 
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3.3 Conceptual Framework 
The conceptual framework shown below was developed based on the literature review and the 

theoretical framework. The conceptual framework illustrates the proposed linkage between land 

tenure, value, use and development. 

Figure 1. Conceptual Framework 
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Figure 2. Land Administration Priorities and Strategic Fit  
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From the conceptual framework and the land Administration priorities and strategic fit, it is clear 

that land title processing starts with the acquisition of land which can be either state or customary 

(Tenure and land use) that will in turn bring about good land management policies, information 

structures, administrative functions and adequate funding. The second step is to deal with the 

institutional procedures. These involve the preparation of the needed paper work for the acquired 

land and the value attached to a particular piece of land coupled with an error free system, 

adherence to procedures which will result in high customer satisfaction and continuous 

improvements. If the paper work is completed quickly, then the land owner will start processing 

the title deed faster. The dedication of the employees at the Ministry of Land is another variable 

which is independent from all. Their seriousness and precision at working on the paperwork is a 

determining factor to the faster completion of the titling procedure. If the employees exercise 

diligence in their work then there will be a high level of customisation that will lead to high volume 

of work being done in a specific time frame. Furthermore Land management policies, information 

structures, administration functions and adequate funding will result into reduced internal and 

external exploitation, land disputes and a sustainable development. 

 With regards to the smooth acquisition of title deed in the Zambian system, this depends on the 

type of land the title is being processed on and the nature of paperwork available. If the paper work 

is incomplete, the titling process delays. An error free system, adherence to procedures by clients 

and availability of funds from the client will help the process to be faster and the dedication of 

following up the paperwork being another factor. Once these processes are met off course with 

continuous improvements the Ministry can have a more efficient and effective titling process. The 

system on the other hand can be a factor as network and power cuts pose a challenge in most cases. 

However, these concepts bring about a successful land titling process in the Zambian system. 

3.4 Chapter Summary 

This chapter discussed the key concept which was used in this study as well as looking at theories 

that have been given by different authors concerning their views relating to the importance of 

having good governance when it comes to land Administration with particular attention to titling 

practices. 
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CHAPTER FOUR 

 RESEARCH METHODOLOGY 

4.1 Introduction 

This chapter highlights the research design, the research variables and provides a broad overview 

of the description and selection of the population. The research instruments, data collection 

techniques and data analysis tools have also been described. 

4.2 Research Design 

When conducting research, it is important to determine the exact philosophy that were used in the 

research. There are two main types of research philosophies. These are analytical or descriptive 

philosophies. Analytical research philosophy is a type of research where the investigator can 

critically evaluate the variables and influence them to determine his research questions. The 

alternative is a descriptive philosophy where the investigator does not influence the variables. It is 

sometimes known as an ex-post factor type of research (Saunders, Lewis and Thornhill, 2009). 

The study used the descriptive approach since there was no influence of the variables involved in 

the study. This approach also ensured ease in understanding the insights and ideas about the 

problem.  

4.3 Population of the Study 

Polit and Hungler (1999:37) refers to population as an aggregate or totality of all the objects, 

subjects or members that conform to a set of specifications. In this study the population was the 

employees of the Ministry of Lands and Natural Resources, Meanwood Properties Limited as well 

as residents of Meanwood Kwamwena Phase 2 of Lusaka who are the beneficiaries of title deeds.  

4.4 The Eligibility Criteria 

This criteria specifies the characteristics that people in a population must possess in order to be 

included in a study (Polit & Hungler 1999:278). The eligibility criteria in this study were that the 

participants had be  
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 Employees of the ministry of Lands and Natural Resources that are directly linked to 

processing and issuance of subdivided land thus; Survey department were marking off is 

done, ands and Deeds department were titles are processed. 

 Employees from Meanwood Properties in charge of processing of title deeds for clients. 

 Lastly, Residents of Meanwood Kwamwena phase 2 Land lords. 

4.5 Sample and Sampling Procedure 

The process of selecting a portion of the population to represent the entire population is known 

as sampling (LoBiondo-Wood & Haber 1998:250; Polit & Hungler 1999:95). A number of 

employees from the Ministry of Lands and Natural Resources and Meanwood Properties were 

selected, further to support the study, a number of residents from meanwood kwamwena phase 2 

were also selected. Time and money was saved by selecting a sample to be studied rather than 

attempting to study the entire population of Meanwood kwamwena, Mweanwood Properties and 

the Ministry. Obtaining data from the population as well as analysing and interpreting vast 

amounts of data would have been impossible to accomplish within the time constraints and with 

the limited financial resources which were available for conducting this research. 

 4.5.1 Non-probability sampling  

A non-probability sampling method was adopted which, according to LoBiondo-Wood and 

Haber (1998:249), is less vigorous and tends to produce less accurate and less representative 

samples than probability or random samples. Non-probability sampling implies that not every 

element of the population has an opportunity for being included in the sample, such as 

convenience (accidental), quota, purposive and network sampling procedures (Burns & Grove 

2001:804). The non-probability sampling procedure might have limited the generalisability of 

the research findings. 

4.5.2 Sample size 

A general rule of the thumb is to always use the largest sample possible. The larger the sample 

the more representative it is going to be, smaller samples produce less accurate results because 

they are likely to be less representative of the population (LoBiondo-Wood & Haber 1998:263-

264). In this study a convenience sample of 115 respondents has been obtained consisting 

employees from the Ministry of Lands, Meanwood Properties (processing and issuance of title 
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deeds) and Residents from Meanwood Kwamwena phase 2 (beneficiaries of title deeds). 

Employees from both the Ministry and the property developers as well as land lords who were 

available at the times when the researcher conducted interviews and who were willing to be 

interviewed and questionnaires administered to them were included in the sample.  

4.5.3 Sampling Rationale  

 

According to Polit and Hungler (1999:225), sampling helps because;  

 It was more economical to choose a sample of 115 respondents, instead of studying the 

entire population of Ministry of Lands, Meanwood properties and all the residents of 

Meanwood Kwamwena phase 2. 

 It was unnecessary to collect data from the entire population, as challenges of processing 

and issuance of title deeds could be understood by securing information from the sample 

that was chosen. 

  De Vos (1998:191) indicated that (convenience) sampling could be regarded as being a 

rational choice in cases where it was impossible to identify all the members of a 

population. In this survey it was impossible to predict how many households where 

occupied by land lords at the time the researcher was collecting data.  Although the 

population of the land lords could have been determined retrospectively, drawing a 

random sample and tracing the landlord, interviews would have been difficult, if not 

impossible. It might have been impossible to trace many of the landlords because most 

of them have put their houses on rent. The researcher regarded it to be in the interest of 

the land lords occupying their houses at the time of data collection rather than to attempt 

to trace them subsequent to their acquisition of land from Meanwood Properties. 

 Lastly ‘Deciding on a sample size for qualitative inquiry can be even more difficult than 

quantitative because there are no definite rules to be followed. It will depend on what 

you want to know, the purpose of the inquiry, what is at stake, what will be usefull, what 

will have credibility and what can be done with available time and resources. With fixed 

resources which is always the case, you can choose to study one specific phenomenon in 

depth with a smaller sample size or a bigger sample size when seeking breadth. In 

purposeful sampling, the sample should be judged on the basis of the purpose and 
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rationale for each study and the sampling strategy used to achieve the studies purpose. 

The validity, meangfulness, and insights generated from qualitative inquiry have more to 

do with the information-richness of the cases selected and the observational/analytical 

capabilities of the researcher than with sample size’. Lapin, L. L. (1987). 

 According to Creswell (2012), purposive sampling enables researchers to squeeze a lot 

of information out of the data that they have collected. This allows researchers to 

describe the major impact their findings have on the population. Sometimes purposive 

sampling may be the only appropriate method available if there are a limited number of 

primary data sources that can contribute to the study (Palys, 2008). 

 

The following was the sample distribution of the study as presented in table 1 below. 

Table 1: Sample size 

Description Sample Size 

Purposively selected residents Meanwood Kwamwena Phase 2 

Lusaka 

80 

Key informants from the Mean wood Properties 5 

Ministry of Lands employees from Survey and Lands and deed 

departments 

30 

Total 115 

 

4.6 Research instruments  

Primary data was collected using a questionnaire administered on a one-on-one basis. The 

questionnaire was structured according to the objectives of the study. Close-ended questions were 

used in the questionnaire so as to simplify responses from the people involved. Those who were 

not able to read and write were assisted by the researcher and their responses were not influenced 

in any way. The close-ended questionnaires also enabled the researcher to easily quantify the 

information statistically. Structured interviews were conducted among key informants from 

Meanwood Properties limited, secondary data was obtained through textual review of the service 

charter, Land administration act and other documents pertaining to the processing and issuance of 

title deeds such as pre requisite forms for lodging documents for processing of title deeds.  
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4.7 Data Analysis 

Quantitative data was analysed through the Statistical Package for Social Sciences (SPSS) and 

descriptive statistics was used to analyse data and present it using frequencies. Qualitative data 

was analysed thematically. This was done through the presentation of data using themes that 

emerged in the findings and after sorting the data, findings were further presented under one main 

theme arising from the research questions of the study.  

A pilot study was conducted from the ministry of Lands employees to test the research instruments. 

After piloting the instruments, the results revealed some inconsistencies in the instruments. 

Therefore, the research instruments were altered to ensure the phrasing of the questions was clear. 

This made the researcher collect reliable data from the intended participants. The contents were 

also rearranged in the instruments so that the intended data was collected. To ensure that the 

instruments were reliable, ambiguity and repetitions were controlled to ensure what the instrument 

measured was what the study was intended. 

4.8 Ethical Consideration 

The following were the ethical issues which were dealt with in this study. 

4.8.1 Informed consent  

Informed consent has been defined by Diener and Crandall (1978) as ‘the procedures in which 

individuals choose whether to participate in an investigation after being informed of facts that 

would be likely to influence their decisions’. In this study, consent was sought from the 

participants. This definition involves four elements: competence, voluntarism, full information and 

comprehension. Competence implies that responsible, mature individuals will make correct 

decisions if they are given the relevant information. In this study, all participants were asked for 

their willingness to take in the study and they made a decision on their own without being 

influenced. Voluntarism entails applying the principle of informed consent and thus ensuring that 

participants freely choose to take part (or not) in the research and guarantees that exposure to risks 

is undertaken knowingly and voluntarily. The participants were made aware of the risks and 

benefits in taking part in the study and their participation was voluntary. Those who did not 

volunteer were not asked as to why they opted out and the participants were informed that they 

had the freedom to withdraw from the study at any time. In addition, full information implies that 
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consent is fully informed. A written consent form was attached to the questionnaire and was read 

to the interviewee. After accepting, it was signed to signal agreement to take part in the study. The 

researcher ensured the participants fully comprehended what the study was about before the study 

began.  

4.8.2 Transparency  

To ensure transparency, the participants were given all the information regarding the study being 

conducted. They were told that it was academic, not sponsored and all the findings will be used 

for academic purposes. This information made the participants relax and participated freely in the 

study.  

4.8.3 Anonymity  

The participants were informed that they will not be mentioned in the dissertation and that their 

contributions were not tagged to an individual participant. It was the reason the participants were 

not allowed to write their identities on the questionnaire to ensure they were not identified or 

associated to any finding in the study. 

4.8.4 Plagiarism 

The researcher also ensured that the data collected from the participants was original in all its kind 

by making sure the data was cross checked. Since questionnaire can be answered by anyone when 

they are left to the participant, the researcher ensured some questions were indicators to her to see 

if the participant was not replicating what others have written. 

4.8.5 Coercion 

The researcher ensured that no form of appreciation was given to the participants for taking part 

in the study. The participants were told that they were not to be paid for taking part in the study as 

this can influence their decisions and participation. 

4.8.6 Confidentiality  

Data collection in research is conducted on specified sample the data collected is treated with 

maximum confidentiality and the respondents are not named or tagged according to the data they 

provide (Christians, 2003). After data collection, all the research instruments were kept under lock 

and key because the data collected was confidential. Participants were not named anywhere in the 

dissertation to ensure their contribution is confidential.  
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4.8.7 Privacy   

The researcher ensured that the interviews were conducted within the realm of the accepted 

environment where there was no interference from any person. The questions which the 

participants felt were of privacy were left unanswered. To reinforce this, participants were not 

allowed to write tell their names or write any marks which can identify them on the questionnaire. 

4.9 Chapter Summary 

 This chapter presented the research design and other pertinent components such as the sampling 

procedure, sampling rationale, population of the study and data collection methods. It also shed 

light on the ethical issues that were considered. Chapter four is then followed by chapter five which 

focuses on the presentation of findings  
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CHAPTER FIVE 

DATA ANALYSIS, PRESENTATION AND DISCUSSION OF RESULTS 

5.1 Introduction 

This chapter presents the data analysis, discussion of results and findings of the processing and 

issuance of certificate of title deeds at the Ministry of Lands and Natural resources in Lusaka 

District. The data analysis and results have been presented according to the categories the 

respondents participated in. The presentation of the results will follow first nature of landowners 

and secondly the stated research questions in chapter one that included: 

i. What is the standard time of processing and issuing of title deeds at the Ministry?  

ii. Why do tittle deeds take long to process?  

iii. How are tittle deeds processed?  

iv. How can the processing and issuance of title deeds be met within the standard time? 

5.2. Data analysis and results 

The data analysis were from the research instruments the researcher used to collect data. 

Employees from the Ministry of Lands and landowners filled in a questionnaire while data from 

the property developers was collected using an interview guide. Data is therefore presented 

according to the research questions set for the study, but responses are subdivided according to the 

categories of respondents.  

5.3. What is the standard time of processing and issuing of title deeds at the Ministry? 

Results for this research question were collected both qualitatively and quantitatively from the 

participants in the study. Quantitative data was collected from landowners while qualitative data 

was collected from the Meanwood property developers and workers from the ministry of lands 

who are directly involved in processing the paperwork up to the release of the title deed. The three 

categories were the further subheading under which the data analysis were presented on each 

research question theme.  



46 
 

5.3.1 Demographic data for Landowners 

This first part on the data analysis and presentation was set to review the nature of sampled 

landowners that participated for the study that included information pertaining the gender, age, 

marital status, level of formal education attainment, and type of employment. 

 

Table 2: Distribution of landowners by Gender 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Male 42 52.5 52.5 52.5 

Female 38 47.5 47.5 100.0 

Total 80 100.0 100.0  

 

The results in table 2 shows the distribution of participants by gender. These results revealed that 

42 (52.5%) were male while 38 (47.5%) were female participants. There were more male 

landowners than females owning land in the sampled site. 

 

Table 3: Distribution of landowners by Age 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

18-25 1 1.3 1.3 1.3 

26-35 31 38.8 38.8 40.0 

36-45 35 43.8 43.8 83.8 

46-55 13 16.3 16.3 100.0 

Total 80 100.0 100.0  

 

 

Results in table 3 revealed that the participants of the age between 18-25 were 1 (1.3%), ages 

between 26-35 were 31 (38.8%), ages between 36-45 were 35 (43.8%) and ages between 46-55 

were 13 (16.3%). Therefore, the results showed that the age range of 36 to 45 years had the highest 

number of land ownership in the study site. 
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Table 4: Distribution of landowners by Level of Education 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Above Masters 7 8.8 8.8 8.8 

Masters 20 25.0 25.0 33.8 

University Degree 25 31.3 31.3 65.0 

Diploma 7 8.8 8.8 73.8 

Certificate 15 18.8 18.8 92.5 

Secondary 6 7.5 7.5 100.0 

Total 80 100.0 100.0  

 

Table 4 shows the participants distribution by their level of education. The table shows that 

participants who had above masters were 7 (8.8%), participants with master’s degrees were 20 

(25.0%), participants with university degree were 25 (31.3%), participants with diploma 

qualification were 7 (8.8%), participants with certificates were 15 (18.8%) and those with 

secondary education were 6 (7.5%). The majority of the participants were holders of university 

degree while the minority were secondary school certificate holders. 

 

Table 5: Distribution of landowners by Marital Status 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Married 63 78.8 78.8 78.8 

Single 10 12.5 12.5 91.3 

Divorced 3 3.8 3.8 95.0 

Separated 2 2.5 2.5 97.5 

Widowed 2 2.5 2.5 100.0 

Total 80 100.0 100.0  

 

Results in table 5 presents respondents’ distribution by landowners regarding their marital status. 

The majority of the participants 63 (78.8%) were married while 10 (12.5%) were single and 3 

(3.8%) were divorced. 2(2.5%) were on separation and 2 (2.5%) were widowed. Therefore, most 

of the participants in this study were married.  
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Table 6: Distribution of landowners by Type of Employment 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Formal 43 53.8 53.8 53.8 

Informal 18 22.4 22.4 76.2 

Others 19 23.8 23.8 100.0 

Total 80 100.0 100.0  

 

Table 6 shows a distribution of participants by type of employment. The results revealed that 43 

(53.8%) were in formal employment while 18 (22.4%) were in informal employment and 19 

(23.8%) were in other forms of employment. Therefore, the majority of the participants who took 

part in this study were in formal employment.    

5.3.2 Data analysis on landowners 

On the investigation of the standard time meant to process and issue title deeds at the ministry of 

lands. Responses came from interviews and the likert scaled questionnaire. Responses reviewed 

information like, type of land records, time when land was bought, landowners with title deeds, 

successful applicants for title deeds, and duration for title deed processing and issuance. The 

purpose was to investigate the time it took for the land owners to have the land title.  

 

Table 7: Distribution of landowners by Type of Land Record 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Lands 33 41.3 41.3 41.3 

Council 23 28.8 28.8 70.0 

Traditional 9 11.3 11.3 81.3 

Broker 15 18.8 18.8 100.0 

Total 80 100.0 100.0  

 

Table 7 show the respondent’s views on the type of land record which they acquired. 33 (41.3%) 

had title deeds from the Ministry of Lands, 23 (28.8%) had papers from the council, 9 (11.3%) had 

traditional records and 15 (18.8%) got their records from the broker. The majority of the 

participants who took part in this study had title deeds from the Ministry of Lands. 
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Table 8: Distribution of landowners’ responses on when the land was acquired 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Before 1990 1 1.3 1.3 1.3 

1990-1999 1 1.3 1.3 2.5 

2000-2009 53 66.1 66.1 68.2 

After 2010 25 31.3 31.3 100.0 

Total 80 100.0 100.0  

 

The results in table 8 from the participants shows that 1 (1.3%) of the participants acquired land 

before 1990, 1 (1.3%) of the participants acquired land between 1990 – 1999 while 53 (66.1%) 

acquired land between 200 - 2009 and 25 (31.3%) acquired land after 2010. The majority of the 

participants acquired land between 2000 - 2009. 

 

Table 9: Distribution of landowners’ responses if they had the Title Deeds for the 

Land 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 8 10.0 10.0 10.0 

Disagree 19 23.8 23.8 33.8 

Neutral 13 16.3 16.3 50.0 

Agree 25 31.3 31.3 81.3 

Strongly Agree 15 18.8 18.8 100.0 

Total 80 100.0 100.0  

 

Results in Table 9 shows the landowners’ responses if they had the Title Deeds for the Land. The 

results indicated that 8 (10%) strongly disagreed having the title deeds, 19 (23.8%) disagreed while 

13 (16.3%) of the participants were neutral. Meanwhile, 25 (31.3%) agreed having the title deeds 

while 15 (18.8%) strongly agreed. The findings represented that most of the participants had the 

title deeds for the land they owned in the research site.  
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Table 10: Distribution of landowners’ responses if they Acquired Land from the Developer 

with Title 
 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 11 13.8 13.8 13.8 

Disagree 16 20.0 20.0 33.8 

Neutral 7 8.8 8.8 42.5 

Agree 35 43.8 43.8 86.3 

Strongly Agree 11 13.6 13.6 100.0 

Total 80 100.0 100.0  

 

Results in table 10 shows the participant’s views regarding the acquisition of land if it was with 

the title. 11 (13.8%) of the participants strongly disagreed acquiring the land from the developer 

with the title while 16 (20.0%) disagreed and 7 (8.8%) of the participants were neutral. However, 

35 (43.8%) of the participants agreed acquiring land from the developer with its title and 11 

(13.6%) strongly agreed. The majority of the participants were in agreement that they acquired 

their land with the title from the developer.  
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5.3.3 Data analysis from the Ministry of Lands Employees  

Data from the employees from the Ministry of Lands was collected from two categories of 

participants. The data presented under this subheading is from the employees who were in the 

lower positions. 

5.3.3.1 Demographic data   

Table 11: For how long have you been in this department? 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

1-5years 20 66.7 66.7 66.7 

5-10years 3 10.0 10.0 76.7 

11-15 years 3 10.0 10.0 86.7 

16-20years 2 6.7 6.7 93.3 

21-25years 1 3.3 3.3 96.7 

26-30years 1 3.3 3.3 100.0 

Total 30 100.0 100.0  

Table 11 presents results on the range of years that the employees have saved at the Ministry of 

Lands. The findings indicate that the employees who participated in the study and saved between 

1-5 years were 20 (66.7%), between 5-10 years were 3 (10%), between 11-15 years were 3 (10%), 

between 16-20 years were 2 (6.7%), between 21-25 were 1 (3.3%), and between 26-30 were 1 

(3.3%) participants. The results can be concluded that the majority of the participants worked 

between 1-5 years for the Ministry of Lands.   

 

5.3.3.2 Data analysis on Employees from the Ministry of Lands  

Participants filled in a questionnaire in order to provide answers to the research questions and the 

responses are presented using frequency tables. 
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Table 12: Is your department effective in processing and issuance of title deeds? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Neutral 4 13.3 13.3 13.3 

Agree 14 46.7 46.7 60.0 

Strongly Agree 12 40.0 40.0 100.0 

Total 30 100.0 100.0  

Table 12 presents findings on the effectiveness of processing and issuing of title deeds at the 

Ministry of Lands. The findings revealed that 4 (13.3%) were neutral on the subject matter, 14 

(46.7%) agreed while 12 (40%) participants strongly agreed that the departments were effective in 

the processing and issuing of title deeds at the Ministry of Lands.   

 

Table 13: Do you meet the standard time for processing and issuance of title 

deeds? 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Disagree 5 16.7 16.7 16.7 

Neutral 14 46.7 46.7 63.3 

Agree 7 23.3 23.3 86.7 

Strongly Agree 4 13.3 13.3 100.0 

Total 30 100.0 100.0  

 

Results in table 13 shows the views of participants if they met the time for processing and issuing 

of the title deeds at the Ministry of Lands. The results revealed that 5 (16.7%) disagreed meeting 

the time for title processing with 14 (46.7%) being neutral. 7 (23.3%) of the participants agreed 

while 4 (13.3%) of the participants strongly agreed that the employees met the standard time set 

for title processing and issuance. The majority of the participants were not sure if the standard time 

for title processing and issuing was met at the Ministry of Lands.    
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5.3.4 Data analysis on Property Developers   

Property developers were also interviewed in order to learn from them on how they have been 

processing title deeds for their clients in the prices of land they have sold. In understanding the 

standard time which the processing and issuing of title deeds took at the Ministry of Lands, a 

number of searching questions were asked. The participants were asked where they had to start 

from in the processing of the title deeds when they went to the Ministry of Lands. One participant 

said:  

We start with the customer service center submit where lodging of 

documents is done then we are given a date to check on the documents 

whether they have been worked on or they are still in the pipe line. 

Another participant said: 

We start from the customer service centre where we submit the 

documentation. Their role is to verify in my presence. After checking, if 

there is something missing, they will advise just there and then or if all 

the documentation is in place, I will be given a day to come and check on 

the progress. So, time is not fixed. 

Another participant said:  

Time for the processing of the title deeds from the first day up to the last 

day of collection is not specific. Some titles take even one year or two 

years and some just six months they are out. It all depends with how the 

people at the Ministry of Lands would like to have the title processed. 

The participants were further asked on what was it which made the processing take so much time 

for the title to come out. The participants established that there are a number of documents which 

was supposed to be in place. Is such documents were not according to the required unit, then, the 

file will not be fully processed. One participant said:  

The documents that are needed for the processing of the title deeds at the 

Ministry of Lands varied according to the nature of land being processed 

for. However, the following documents are the main ones. Diagrams, 

letter of offer, consent to assign, ZRA tax clearance, company certificate 

of incorporation, ID for client, assignments of signature and lodgment 

forms. 

Another participant said:  
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Apart from the mentioned paperwork, a letter from the chief is added and 

minutes from the council are also required if the land is customary one. 

There is no short cut in submission of such paper work however. 

From the findings, it can be seen that the standard time for title deed processing was not fixed but 

depended upon the successful completion of the required number of forms and other paperwork. 

If the client was not well advised at the customer service and submit wrong paperwork, the file 

gets stack and fails to exist in the long run. 

5.4 Why do tittle deeds take long to process? 

Findings for answering this research question came from the landowners, the employees at the 

Ministry of Lands from the different departments and from the property developers. 

 

5.4.1 Data analysis for Landowners 

The participants were also asked to take their preference regarding the reasons the titles took 

long to be processed.  

 

Table 14: Distribution of landowners’ responses if they have ever successfully 

Processed Title Deeds from the Ministry of Lands 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 15 18.8 18.8 18.8 

Disagree 18 22.4 22.4 41.3 

Neutral 16 20.0 20.0 61.3 

Agree 24 30.0 30.0 91.3 

Strongly Agree 7 8.8 8.8 100.0 

Total 80 100.0 100.0  

 

Table 14 presents the distribution of participant’s views if they have ever processed a title deeds 

from the Ministry of Lands. The results indicated that 15 (18.8%) of the participants strongly 

disagreed processing their title deeds from the Ministry of Lands while 18 (22.4%) disagreed and 

16 (20.0%) of the participants were neutral. 24 (30.0%) of the participants agreed processing a tile 
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deeds with the Ministry of Lands while 7 (8.8%) strongly agreed. The results in the table indicated 

that most of the participants have never processed a title with the Ministry of Lands. 

 

Table 15: Distribution of landowners’ responses if it was easy to get a Title Deed 

from The Ministry of Lands 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 28 35.0 35.0 35.0 

Disagree 24 30.0 30.0 65.0 

Neutral 10 12.5 12.5 77.5 

Agree 12 15.0 15.0 92.5 

Strongly Agree 6 7.5 7.5 100.0 

Total 80 100.0 100.0  

 

Table 15 presents results from the landowners if it was easy for them to get a title deed from the 

Ministry of Lands. The results revealed that 28 (35%) of the participants strongly disagreed that it 

was not easy to get a title from the Ministry of Lands, 24 (30%) disagreed while 10 (12.5%) of the 

participants were neutral. However, 12 (15%) of the participants agreed that getting a title deeds 

from the Ministry of Lands was easy and 6 (7.5%) strongly agreed. The results established that it 

was not easy to get a title deed from the Ministry of Lands. 
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Table 16: Distribution of landowners’ responses if they have ever tried to process 

Title Deeds with the Ministry of Lands 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 8 10.0 10.0 10.0 

Disagree 26 32.5 32.5 42.5 

Neutral 9 11.3 11.3 53.8 

Agree 29 36.2 36.2 90.0 

Strongly Agree 8 10.0 10.0 100.0 

Total 80 100.0 100.0  

 

Table 16 presents a distribution of landowners’ responses if they have ever tried to process Title 

Deeds with the Ministry of Lands. The results revealed that 8 (10%) of the participants strongly 

disagreed that they have never tried to process a title deeds with the Ministry of Lands while 26 

(32.5%) disagreed and 9 (11.3%) of the participants were neutral. Nevertheless, 29 (36.2%) of the 

participants agreed having tried to process a title deed with the Ministry of Lands with 8 (10%) of 

the participants strongly agreeing. The results in the table meant that most of the participants have 

tried to process a title deed before with the Ministry of Lands. 

 

Table 17: Does it take long to Process and get a Title from the Ministry of Lands? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 5 6.3 6.3 6.3 

Disagree 12 15.0 15.0 21.3 

Neutral 5 6.3 6.3 27.6 

Agree 25 31.1 31.1 58.5 

Strongly Agree 33 41.3 41.3 100.0 

Total 80 100.0 100.0  

Results presented in table 17 presents the respondents views if it took long to process a title deed 

with the Ministry of Lands. The results indicated that 5 (6.1%) of the participants strongly 

disagreed while 12 (15%) disagreed and 5 (6.3%) were neutral if it took long or not to process a 
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title deed at the Ministry of Lands. However, 25 (31.1%) of the participants agreed and 33 (41.3%) 

strong agreed that it took long time to process and get a title from the Ministry of lands. 

 

Table 18: Did you submit complete documents for processing of Title Deeds? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 7 8.8 8.8 8.8 

Disagree 11 13.8 13.8 22.5 

Neutral 8 10.0 10.0 32.5 

Agree 33 41.2 41.2 73.7 

Strongly Agree 21 26.2 26.2 100.0 

Total 80 100.0 100.0  

 

Table 18 presents views from the participants if they submitted complete documents for the 

processing of the title deeds at the Ministry of Lands. The table shows that 7 (8.8%) of the 

participants strongly disagreed with 11 (13.8%) disagreeing while 8 (10.0%) participants were 

neutral. Meanwhile, 33 (41.2%) of the participants agreed submitting complete documents for 

processing the title deeds while 21 (26.2%) strongly agreed presenting complete documents for 

processing of the title deeds at the Ministry of Lands. The findings meant that most of the 

participants presented complete documentation at the Ministry of Lands for title deeds processing.  

 

5.4.2 Data analysis on employees from the Ministry of Lands 

Employees from the Ministry of Lands were also asked to provide responses regarding the reasons 

the titles took long to be processed and issued to clients. 
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Table 19: Do property developers process titles faster for their clients? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Disagree 5 16.7 16.7 16.7 

Neutral 11 36.7 36.7 53.3 

Agree 10 33.3 33.3 86.7 

Strongly Agree 4 13.3 13.3 100.0 

Total 30 100.0 100.0  

 

Table 19 presents the respondents views on the question if property developers processed the title 

deeds faster for their clients, they sold land to. The results indicated that 5 (16.7%) of the 

participants disagreed while 11(36.7%) were neutral. 10 (33.3%) agreed that the property 

developers processed titles faster than the clients while 4 (13.3%) strongly agreed to the statement. 

Most of the participants were of the view that the property developers processed the titles faster 

than the clients.  

 

 

Table 20: Do Property developers always have documents in place for 

subdivision title deeds processing and issuance? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 1 3.3 3.3 3.3 

Disagree 8 26.7 26.7 30.0 

Neutral 7 23.3 23.3 53.3 

Agree 10 33.4 33.4 86.7 

Strongly Agree 4 13.3 13.3 100.0 

Total 30 100.0 100.0  

 

Table 20 presents results on the property developers had the necessary documentation for the 

processing of the title at the Ministry of Lands. The results show that 1 (3.3%) of the participants 

strongly disagreed while 8 (26.7%) of the participants disagreed with 7 (23.3%) being neutral. 

Further, 10 (33.4%) of the participants agreed and 4 (13.3%) of the participants strongly agreed 
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that the property developers had all the documentations for the processing of the title deeds for the 

land at the Ministry of Lands.  

 

Table 21: Do you have cases of express processing of title deeds issuance at the 

ministry of lands? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 4 13.2 13.2 13.2 

Disagree 8 26.7 26.7 40.0 

Neutral 5 16.7 16.7 56.7 

Agree 11 36.7 36.7 93.3 

Strongly Agree 2 6.7 6.7 100.0 

Total 30 100.0 100.0  

 

Table 21 presents view of the participants if there was some form of express processing of title 

deeds at the Ministry of Lands. The results show that 4 (13.2%) of the participants strongly agreed 

while 8 (26.7%) of the participants disagreed and 5 (16.7%) were neutral on the subject matter. 

However, 11 (36.7%) participants agreed that some titles are processed on express basis and 2 

(6.7%) strongly agreed. The results in the table can be understood that some form of express 

processing of titles existed at the Ministry of Lands.  

 

Table 22: Does the Ministry of lands cause delays in title processing and issuing 

of title deeds in Zambia? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 5 16.7 16.7 16.7 

Disagree 6 20.0 20.0 36.7 

Neutral 6 20.0 20.0 56.7 

Agree 12 40.0 40.0 96.7 

Strongly Agree 1 3.3 3.3 100.0 

Total 30 100.0 100.0  
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Table 22 presents the participant’s views if the Ministry of Lands caused some delays in the 

processing and issuing of the title deeds in the country. The results show the 5 (16.7%) of the 

participants strongly disagreed while 6 (20%) disagreed and 6 (20%) were neutral regarding the 

Ministry of Lands causing delays in title deeds processing and issuing. In addition, 12 (40%) of 

the participants agreed and 1 (3.3%) strongly agreed that the Ministry of Lands caused delays in 

the processing and issuing of title deeds in Zambia. The table concludes that the Ministry of Lands 

caused delays in the processing and issuing of title deeds in Zambia. 

Table 23: Does your department delay the processing and issuance of title deeds? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 6 20.0 20.0 20.0 

Disagree 8 26.7 26.7 46.7 

Neutral 9 30.0 30.0 76.7 

Agree 6 20.0 20.0 96.7 

Strongly Agree 1 3.3 3.3 100.0 

Total 30 100.0 100.0  

 

Table 23 presents results on the participant’s views if their departments delayed the process of 

processing and issuing of title deeds at the Ministry of Lands. The results show that 6 (20%) 

participants strongly disagreed while 8 (26.7%) of the participants disagreed delaying the 

processing and issuing of title deeds and 9 (30%) of the participants were neutral. However, 6 

(20%) of the participants agreed delaying the processing and issuing of title deeds and 1 (3.3%) 

strongly agreed delaying the process. the results meant that the process of processing and issuing 

of the title deeds was not delayed by the departments at the Ministry of Lands.   

 

5.4.3 Data analysis on property developers  

Property developers were also asked on the reasons the process of processing the title deeds took 

long. The participants established that there was high demand for the title deeds acquisition in the 

country more than the Ministry can handle. One participant said: 

There was more work being done in these offices at the Lands department than ever before because 

every person who owns land wants to get a title. We have some access to check on the progress of 

the files in the offices being property developers. We find a lot of files in offices with the officers 
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working hard to clear them. The volume and demand make it hard for the fast movement of the 

files. Another participant said:  

There is a lot of bureaucracy in the processing of the files for the title 

deeds. A lot of people have to sign, and the survey department should first 

make a fact-finding mission if the land exists with the correct 

measurement. At times if it involves our land, they even come to pick us 

and show the areas and they remeasure. If the volume of work is high, 

then the titles delay being processed. 

Participants were also asked if they had access to the fast-tracked processing of title deeds at the 

Ministry of Lands. They revealed that they had never had such a facility since they started dealing 

in property development more than ten years ago. However, one participant said: 

Some files are processed faster if all paperwork is in order. If the survey 

department is not busy, within three months the title should be ready. This 

is mostly with us property developers who knows what is needed to 

process the title deeds. 

Another participant said: 

I managed to process a bunch of sixty title deeds withing four months for 

one subdivided land. I ensured that all the papers were in place before I 

presented at the Ministry of Lands and I made follow ups every after two 

weeks.  

In line with the payments which are attached to the processing of the title deeds, the participants 

revealed that they varied depending with the nature of the land which the title is being processed 

for. One participant said: 

The main and fixed payments which are attached to the processing of the 

title include marking off at K250, for every property transfer there is 1% 

payment of the property value, consent to assign is at K333.60 and ZRA 

is 5% of the property value.  

Another participant added that: 

For new land from the council, other fees which are attached include 

survey fees which are charged per meter if not mistaken while for 

demarcated land by the council they are fixed. Farms and small and 
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medium holding also have fixed charges per hector. When these payments 

delay, the process of titling pauses and we think it’s the Ministry which is 

at fought.     

The participants established that the title deeds took long at the Ministry of Lands when the people 

lodging in documents are not conversant with the needs and when they don’t make follow ups to 

see what was needed at that particular time.  

 

5.5 How are tittle deeds processed? 

 

Participants were also asked to give their view by choosing their preferred response of the 

questions and statements available in the questionnaire. Results were from landowners, employees 

from the Ministry of Lands and the property developers.  

 

5.5.1 Data analysis on Landowners  

 

Table 24: Is the Title Deed Processing and Issuance Transparent at the Ministry 

of Lands 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 17 21.3 21.3 21.3 

Disagree 25 31.1 31.1 52.4 

Neutral 9 11.3 11.3 63.7 

Agree 12 15.0 15.0 78.7 

Strongly Agree 17 21.3 21.3 100.0 

Total 80 100.0 100.0  

 

Results in table 24 are on the participants’ views on the transparency of title deeds processing and 

issuance at the Ministry of Lands. The results indicate that 17 (21.3%) of the participants strongly 

disagreed while 25 (31.1%) disagreed and 9 (11.3%) were neutral. 12 (15%) agreed and 17 (21.3%) 

strongly agreed that there was transparency in the processing and issuing of title deeds at the 

Ministry of Lands. 
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Table 25: Do you think Titles are Issued Earlier than Expected than others at the 

Ministry of Lands 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 14 17.4 17.4 17.4 

Disagree 23 28.8 28.8 46.3 

Neutral 11 13.8 13.8 60.0 

Agree 16 20.0 20.0 80.0 

Strongly Agree 16 20.0 20.0 100.0 

Total 80 100.0 100.0  

 

In table 25, participants were asked for their views if the titles were issues selectively at the 

Ministry of Lands. Results in table 24 indicated that 14 (17.7%) of the participants strongly 

disagreed while 23 (28.8%) disagreed that titles were not issued selectively and 11 (13.8%) were 

neutral on the matter. However, 16 (20%) agreed and 16 (20%) strongly agreed that titles were 

issued to other clients earlier than to other clients. The findings meant that titles were not issued 

earlier to other clients but at the same time.   

5.5.2 Data analysis on employees from the Ministry of Lands 

The employees from the Ministry of Lands were also asked on how the title deeds are processed. 

Their responses were recorded using a questionnaire. 

 

Table 26: Do most individual clients present incomplete paperwork for title 

issuance and processing? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Disagree 5 16.7 16.7 16.7 

Agree 13 43.3 43.3 60.0 

Strongly Agree 12 40.0 40.0 100.0 

Total 30 100.0 100.0  
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Results in table 26 are based on the clients’ presentation of complete or incomplete papers to the 

Ministry of Lands for processing or not. The results indicated that 5 (16.7%) of the participants 

disagree that clients presented complete papers for title processing. 13 (43.3%) of the participants 

agreed while 12 (40%) of the participants strongly agreed that clients presented incomplete 

paperwork for title deed processing. From the table, it was clear that the majority of the participants 

agreed the clients presented incomplete paperwork for title processing at the Ministry of Lands. 

 

Table 27: It is true some paperwork for title processing and issuance goes 

missing at the Ministry of Lands? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 4 13.3 13.3 13.3 

Disagree 5 16.7 16.7 30.0 

Neutral 3 10.0 10.0 40.0 

Agree 12 40.0 40.0 80.0 

Strongly Agree 6 20.0 20.0 100.0 

Total 30 100.0 100.0  

 

Results in table 27 are on the assertion that some paperwork for title processing and issuing went 

missing at the Ministry of Lands. The results show that 4 (13.3%) of the participants strongly 

disagreed, 5 (16.7%) of the participants disagreed while 3 (10%) of the participants were neutral 

to state that if some papers went missing at Ministry of Lands. However, 12 (40%) of the 

participants agreed and 6 (20%) strongly agreed that some paperwork for title processing went 

missing at the Ministry of Lands. The table findings show that the majority of the participants 

accepted that paperwork for title deed processing went missing at the Ministry of Lands in Lusaka. 
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Table 28: Do you scrutinize paperwork from clients thoroughly before starting 

to process for title here at the Ministry of Lands? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 1 3.3 3.3 3.3 

Disagree 1 3.3 3.3 6.7 

Neutral 1 3.3 3.3 10.0 

Agree 12 40.1 40.1 50.0 

Strongly Agree 15 50.0 50.0 100.0 

Total 30 100.0 100.0  

 

Table 28 presents Results on the participant’s views if they scrutinised paperwork from clients 

thoroughly before starting the process of title deed submission. The Results show that 1 (3.3%) of 

the participants strongly disagreed, 1 (3.3%) of the participants disagreed while 1 (3.3%) 

participants were neutral on the scrutinising of paperwork for clients before starting the process of 

titling. 12 (40.1%) of the participants agreed while 15 (50%) strongly agreed that the employees 

scrutinised paperwork for titling from clients before starting the process at the Ministry of Lands. 

The results in the above shown table indicated that paperwork was scrutinised before the client 

could start the titling deed process at the Ministry of Lands in Lusaka.   

  

 

Table 29: Has the online system (ZILMIS) improved the title processing and 

issuance process at the Ministry of lands? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 3 10.0 10.0 10.0 

Disagree 6 20.0 20.0 30.0 

Neutral 3 10.0 10.0 40.0 

Agree 10 33.3 33.3 73.3 

Strongly Agree 8 26.7 26.7 100.0 

Total 30 100.0 100.0  
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Table 29 sought to find out if the online system improved the titling processing and issuing at the 

Ministry of Lands. The results indicated that 3 (10%) of the participants strongly disagreed, 6 

(20%) of the participants disagreed that the online had not improved the titling process while 3 

(10%) were neutral. However, 10 33.3%) of the participants agreed and 8 (26.7%) strongly agreed 

that the online system had improved the title processing and issuing process at the Ministry of 

Lands. The table results meant that the online system improved the title deed processing and 

issuing at the Ministry of Lands. 

 

Table 30: Do you allow online submission of land applications for processing 

title deeds and issuance? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 13 43.3 43.3 43.3 

Disagree 10 33.3 33.3 76.7 

Neutral 2 6.7 6.7 83.3 

Agree 3 10.0 10.0 93.3 

Strongly Agree 2 6.7 6.7 100.0 

Total 30 100.0 100.0  

Table 30 asked the participants to state if the Ministry of Lands allows online submissions of land 

applications for the processing of title deeds. The results indicated that 13 (43.3%) of the 

participants strongly disagreed and 10 (33.3%) of the participants who disagreed that there was no 

online submission of papers for title deed processing at the Ministry of Lands while 2 (6.7%) of 

the participants were neutral. However, 3 (10%) of the participants agreed and 2 (6.7%) of the 

participants strongly agreed that online submission of land applications for title deeds processing 

existed at the Ministry of Lands. The majority of the participants indicated that the online 

submission of papers for title deed processing and issuance did not exist at the Ministry of Lands 

in Lusaka. 

 

5.5.3 Data analysis on Property Developers 

Property developers were also asked on how the paperwork for title deeds were processed to reach 

the Ministry of Lands. The participants established that the first thing was to identify the land 
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which needed development then called for adverts so that buyers could show up. One participant 

said: 

 

The letter of sale is the first thing which is considered to be a legitimate 

transfer of property. After that, the plans for the land are presented to the 

client so that they can know the actual measurements. 

Another participant added: 

After the sale of land, the client is given a copy of the letter of sale which 

will also have the details of the land measurement and a copy of the 

survey diagrams. Since they buy from us, we do give them a road map on 

how the title is processed and ask them to deposit the money needed. 

When all the clients deposit or even half, then we put the paperwork 

together and start the title processing. But other clients prefer to process 

the titles for themselves and we let them do it on their own. 

With regards to the paperwork getting lost or misplaced at the Ministry of Lands, the participants 

established that they never experienced such cases because they ensure that every file had the 

needed information so that should not be put on pending. When asked on the submission criteria, 

it was learnt that everything at Lands was physical or was done manually. One participant said: 

The submission of paperwork is done manually and the verification of 

what has been submitted is done manually. Even when I make follow ups 

on how far the papers have reached, I check manually to ensure all the 

files are moving at the same pace. 

It was also learnt that the different departments were involved in the processing of the title deeds. 

These departments transferred the files to other departments when they were done with them and 

a record was kept in the various books of the departments on when the file came and left and to 

which department it went. One participant said: 

The departments which were involved in the processing of the title deeds 

at the Ministry of Lands were the Lands department, lands and deeds 

department and survey department. These were key while the customer 

care was also important as it started the scrutinising of the documents. 

All these departments were significant to the processing of the title deeds. The participants 

established that the Lands department was responsible for giving consent to assign a property in 
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the name of the president through the commissioner of lands. The Lands and deeds department 

was responsible for registration and processing of title deeds under the lands and deeds Act. Lastly, 

the Survey department was responsible for the marking off of the diagrams from the main diagrams 

of the district and province. On finding out on how each department worked in processing the title 

deed, one participant said: 

The Lands department processes the consent to assign then it is passed 

on to the lands and deeds department. The lands and deeds receive the 

documents scrutinize them then take them to survey department for 

marking off, once it’s completes there, they are returned back to deeds 

department for further processing. Survey department upon receiving the 

title marks it off from the main diagram then takes it for approval from 

the surveyor General’s office. After that they take it back to deeds 

department for finalization of the processing of title. 

From the property developer’s point of view and experience, the process of title deeds processing 

and issuing was straight forward. With all these processes involved, there was land scrutinising to 

ensure that the people owning the land are the only one so that there was no conflict in future. 

 

5.6 How can the processing and issuance of title deeds be met within the standard time? 

In providing data for this question, data was collected from the lad owners, the officials from the 

Ministry of Lands and the property developers. 

 

5.6.1 Data analysis on Landowners 

Landowners were asked to choose their preferences according to their experiences of title 

processing.  
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Table 31: Did you use an Agent to Process Title Deeds 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 11 13.8 13.8 13.8 

Disagree 18 22.4 22.4 36.2 

Neutral 24 30.0 30.0 66.2 

Agree 19 23.8 23.8 90.0 

Strongly Agree 8 10.0 10.0 100.0 

Total 80 100.0 100.0  

 

Findings in table 31 prompted participants to state if they used an agent in the processing of the 

title deeds. The results indicated that 11 (13.8%) strongly disagreed while 18 (22.4%) disagreed 

and 24 (30.0%) were neutral if they used an agent to process the title. Meanwhile, 19 (23.8%) of 

the participants agreed and 8 (10.0%) strongly agreed that they used agents to process their title 

deeds. The findings in the table represents that most of the participants did not use agents to process 

the title deeds they had.  

 

Table 32: Is there Need to Change the Process of Title Issuing at the Ministry of 

Lands 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Strongly Disagree 6 7.5 7.5 7.5 

Disagree 1 1.3 1.3 8.8 

Neutral 2 2.4 2.4 11.2 

Agree 13 16.3 16.3 27.5 

Strongly Agree 58 72.5 72.5 100.0 

Total 80 100.0 100.0  

 

Table 32 asked participants to state if there was need to change the process of title issuing at the 

Ministry of Lands. Results from participants indicated that 6 (7.5%) strongly disagreed while 1 

(1.3%) disagreed and 2 (2.4%) participants were neutral on the need to change the process of title 

issuing. However, 13 (16.3%) participants agreed for the change and 58 (72.5%) strongly agreed 
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that there was need to change the process of title issuing at the Ministry of Lands. The majority of 

the participants were in agreement that the process of title issuing should change. 

5.6.2 Findings from Ministry of Lands employees  

Employees from the Ministry of Lands were also asked on how felt regarding the current system 

they used in the processing and issuing of title deeds. The participants provided responses through 

the questionnaire which they answered. 

 

 

Table 33 presents participant’s view if there was need to improve the system of title deed 

processing and issuing at the Ministry of Lands. The results revealed that 1 (3.3%) of the 

participants disagreed while 4 (13.3%) were neutral on the change. Meanwhile, 9 (30%) of the 

participants agreed and 16 (53.4%) participants strongly agreed that there was need to improve the 

system of processing and issuing of the title deeds at the Ministry of Lands. The majority of the 

participants were of the idea that the system for title issuing needed to be improved at the Ministry 

of Lands.  

5.6.3 Data analysis on property developers  

There are a number of measures have to be put in place if the system of land management was to 

improve at the Ministry of Lands. The property developers were asked to propose on how the 

process of title processing and issuing can be enhanced. One participant said:  

Table 33: Is there need to improve the system of title processing and issuance at 

the Ministry of Lands? 

 

 Frequency Percent Valid Percent Cumulative 

Percent 

 

Disagree 1 3.3 3.3 3.3 

Neutral 4 13.3 13.3 16.7 

Agree 9 30.0 30.0 46.7 

Strongly Agree 16 53.3 53.3 100.0 

Total 30 100.0 100.0  
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The processing and issuance of title can be enhanced by a number of 

things taking into consideration that the demand for land has since 

increased in the recent past, yet the ministry is still operating at the same 

capacity when it comes to manpower. There is need to increase 

manpower in all the departments so that they can meet the demand. 

Another participant said:  

I think there should be a deliberate policy put in place that will match the 

work load to man power. The equipment also is not up to the required 

standards for a big ministry such as Lands. For example, in the typing 

pool, they are only 3 old typewriters in this modern era. My opinion is 

that there should be heavy investment in modernizing the equipment if 

efficiency has to be attained. 

Another participant added that  

The Ministry needs decentralisation to all provinces so that most of the 

paperwork is done from there. This will reduce the time of processing 

since Lusaka or other regional offices will only be printing just like the 

was examination certificates are done. 

With regards to the digitalisation of the Ministry of Lands, the participants were sure that it can 

bring about change and the third-party involvement would be eliminated. One participant said:  

There has been a lot of measures put in place by the ministry though these 

measures are only on the software they are using called the Zambia 

integrated land management information system (ZILMIS). A lot of 

consented efforts have been made to improve this software and hoping it 

will make a mark when it opens again. 

Another participant said: 

There is need to completely go digital with paperwork to be used only 

when lodging in for scrutinising the papers. When this is done, it will help 
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the claims of two or more people owning one piece of land and all have 

the genuine titles to come to an end.  

The participants were for the idea that the Ministry of Lands should undergo changes to cater for 

the needs of the emerging world. This may reduce the time accounted for the processing and 

issuing of title deeds and this may also decongest the Ministry of Lands in Lusaka 
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5.7 Discussion of Results 

This section presents the discussion of results in line with the set objective of the study. The results 

are linked to the literature and theoretical framework which guided the study. 

5.8 Discussion 

This section will be presented in line with the themes derived from the set objectives of the study. 

These are: the standard time of processing and issuing of title deeds at the Ministry of Lands, 

reasons tittle deeds take long to process at the Ministry of Lands, the process of processing title 

deeds at the Ministry of Lands and meeting the processing and issuance of title deeds within the 

standard time. 

5.8.1 The standard time of processing and issuing of title deeds at the Ministry of Lands 

The study findings in table 8 presented results which revealed that 25 (31.3%) of the participants 

agreed having the title deeds while 15 (18.8%) strongly agreed. The findings represented that most 

of the participants had the title deeds for the land they owned in the research site. Further results 

in table 9 indicated that 35 (43.8%) of the participants agreed acquiring land from the developer 

with its title and 11 (13.6%) strongly agreed. The majority of the participants were in agreement 

that they acquired their land with the title from the developer.  The results agree with Kufo (2014) 

who established that few firms and individuals had access to the transparent processing of title 

deed acquisition because these firms were owned by the people in politics and those who worked 

within the Ministry of Lands. This enabled them have access to fast tracked processing of title 

deeds for their clients so that they can have more clients than those without such connections and 

access. Therefore, timeframe attached to the processing of title deeds was attached to where the 

client acquired the land from and who was processing the title for them. 

 

The study findings in table 11 revealed that 4 (13.3%) were neutral on the assertion that 

departments within the ministry of lands were effective in the processing and issuing of title deeds 

at the Ministry of Lands. Nevertheless, 14 (46.7%) agreed while 12 (40%) participants strongly 

agreed that the departments were effective in the processing and issuing of title deeds at the 

Ministry of Lands.  These findings contradict the findings of Mugwara (2013) who found that land 

titling in Zimbabwe was not transparent because there were so many agents who were involved if 
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the title was to come out on record time. Also, Njongo (2010) argues that the Zambian Land 

Registries staff and registrars at the Ministry of Lands are inefficient and there is too much 

corruption and too little supervision in the departments hence the title deeds processing was 

ineffective. However, the study findings concur with Tembo et al (2013) who contended that as 

long as the title deeds were being processed in numbers from the people who submit the papers, it 

meant that the departments were working effectively hence the queue was being cleared though 

slowly. Therefore, the standard time for the processing and issuing of title deeds was not fixed as 

a result of such issues within the processing chain. 

Study findings in table 12 revealed that 5 (16.7%) of the participant disagreed meeting the time 

for title processing with 14 (46.7%) being neutral. 7 (23.3%) of the participants agreed while 4 

(13.3%) of the participants strongly agreed that the employees met the standard time set for title 

processing and issuance. The majority of the participants were not sure if the standard time for title 

processing and issuing was met at the Ministry of Lands. The findings concur with the Ministry of 

Lands and Natural Resources (2019) who holds that the fixed time for title processing is tied to 

fast completion and submission of forms and lodgment at the Ministry of Lands. The primary 

processing for land title was three months maximum if all the requirements are met by the client. 

In addition, the findings of the study agree with Tiyengu (2016) who noted that local people 

thought that land ownership through titling took longer than expected because the paper work was 

too much to present and the funds the government charged were beyond their income. Meanwhile, 

the commercial farmers argued that title processing was simple since they used agents to help 

process as they did not have the time to line up and follow up on the progress of the paperwork 

which took longer than the stipulated time. This argument agrees with the Zambian participants 

who did not know the standard time of title deeds processing time hence the majority were neutral. 

 

The study results revealed that the documents that are needed for the processing of the title deeds 

at the Ministry of Lands varied according to the nature of land being processed. However, the 

findings revealed that the following documents are the main ones. Diagrams, letter of offer, 

consent to assign, ZRA tax clearance, company certificate of incorporation, ID for client, 

assignments of signature and lodgement forms. Further, findings indicated that apart from the 

mentioned paperwork, a letter from the chief and minutes from the council are also required if the 

land is customary. The findings concur the procedure set by the Ministry of Lands and Natural 
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Resources (2019) who holds that the requirements procedure for traditional land conversion is to 

submit the following documentation to the ministry of lands. Site plans stamped by (The council, 

the Provincial Planning Authority, the Ministry of Agriculture or the respective Chief) forms filed 

in by the client and stamped by the chief and council. Further, numbering of the property, 

submission of offer letter, generation of offer letter, acceptance of offer by paying Lease Charges, 

submit survey diagrams, client to sign lease, commissioner of Lands to sign the lease, lodgment 

with Lands and Deeds department and the certificate of Title is given. These were the complete 

document that would enable the client process papers for land title deed.  

The foregoing discussion concur the land administration theory which holds that the type and 

quality of information needed for modern circumstances have changed dramatically according to 

the country and its needs. Thus, the need to address land management issues systematically pushes 

the design of land administration system towards an enabling infrastructure for implementation of 

land policies and land management strategies to support sustainable development. In simple terms, 

the information paradigm needs to be replaced by a paradigm capable of assisting design of new 

or reorganised land administration system to perform the broader and integrated functions now 

required according to the needs and laws of a given country (UNECE, 1996). The Zambian land 

administration process calls for certain procedures to be followed for the land title to be processed 

through the Ministry of Lands. 

 5.8.2 Reasons tittle deeds take long to process at the Ministry of Lands 

The study established a number of reasons why the processing of title deeds took long at the 

Ministry of Lands in Lusaka. The study findings in table 14 revealed 28 (35%) of the participants 

strongly disagreed that it was not easy to get a title from the Ministry of Lands, 24 (30%) disagreed 

while 10 (12.5%) of the participants were neutral. However, 12 (15%) of the participants agreed 

that getting a title deeds from the Ministry of Lands was easy and 6 (7.5%) strongly agreed. The 

results established that it was not easy to get a title deed from the Ministry of Lands. The study 

findings agree with Chinene et al., (1998) who found that land transactions take considerable time 

to complete, and there are cumbersome and costly processes to wade through when processing a 

title deed. They add that one of the factors that have been identified as the key impediment in the 

operation of land markets and land development process is public policy. However, Nkwae (2006) 

argues that the title deed for land acquisition should not be simple so that thorough investigations 
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are done on the land in question. This will help the genuine land seekers and owners to endure the 

long process. It was policy that it took long to ensure investigations are done on the land being 

processed. 

Results presented in table 16 indicated that 5 (6.1%) of the participants strongly disagreed while 

12 (15%) disagreed and 5 (6.3%) were neutral if it took long to process a title deed at the Ministry 

of Lands. However, 25 (31.1%) of the participants agreed and 33 (41.3%) strong agreed that it 

took longer time to process and get a title from the Ministry of lands. The findings are supported 

by Adams and Turner (2005) whose study from Ethiopia revealed that the titling process of land 

was not easy because the process was longer and the indigenous people owned large pieces of land 

and they had power over it than the state. It was further established that the procedure of getting a 

title deed was laborious since the land was mostly customary and the government did not have a 

hand in it. Even in Zambia most land falls under the customary law and conversion took time. 

Even acquired land from the councils actually took time to be on title as the processing was 

tiresome and only located in Lusaka and Ndola.  

Study findings presented in table 17 established that 33 (41.2%) of the participants agreed 

submitting complete documents for processing the title deeds while 21 (26.2%) strongly agreed 

presenting complete documents for processing of the title deeds at the Ministry of Lands. The 

findings meant that most of the participants presented complete documentation at the Ministry of 

Lands for title deeds processing. The findings concur with Cousins et al., (2006) whose study in 

Asia established that title registration programs in developing countries neither have spontaneously 

unlocked economic growth, nor have they consistently produced the predicted results. It was 

further established that completed documentation of papers for application for title was when 

submitted to the responsible ministry for titling was received, scrutinized and the title did not take 

longer than incomplete documentation. 

Findings in table 18 established that 10 (33.3%) agreed that the property developers processed 

titles faster than the clients while 4 (13.3%) strongly agreed to the statement. Most of the 

participants were of the view that the property developers processed the titles faster than the clients. 

Further, results in table 19 established that 10 (33.4%) of the participants agreed and 4 (13.3%) of 

the participants strongly agreed that the property developers had all the documentations for the 

processing of the title deeds for the land at the Ministry of Lands. These findings correspond with 

Haul (2017) who found that property developers processed title deeds for their pieces of land faster 
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than ordinary citizens because for them it was business and they ensured that they kept their 

reputation by being accurate and exact. For the property developers, they first put all the paperwork 

in place before going to the centre and this made it easier for them to process the title faster than 

ordinary citizens. Individual processing of title took longer because they did not complete the 

paperwork better than the property developers. 

Results in table 22 show that 6 (20%) participants strongly disagreed while 8 (26.7%) of the 

participants disagreed that the departments delayed the processing and issuing of title deeds and 9 

(30%) of the participants were neutral. However, 6 (20%) of the participants agreed that 

departments delayed the processing and issuing of title deeds and 1 (3.3%) strongly agreed 

delaying the process. The results meant that the process of processing and issuing of the title deeds 

was not delayed by the departments at the Ministry of Lands. Qualitative findings established that 

there was more work being done in the offices at the Lands department than ever before because 

every person who owned land wanted to get a title deed. There was a lot of files in offices with the 

officers working hard to clear them. The volume and demand made it hard for the fast movement 

of the files. In line with the findings, Ehwi and Asante (2016) argued that incomplete papers 

submitted to the ministry for title deeds processing resulted into the ministry putting them on 

pending and after months without the owner appearing, they threw them away. The study further 

indicated that incomplete papers came from individual submissions while submissions from 

property developers were always complete and the title deeds came out fast since they made 

follow-ups frequently than individuals. The delays in title deed processing were made by the 

clients and not the departments.  

The study also established that the title took long to come out because there was a lot of 

bureaucracy in the processing of the files for the title deeds. A lot of people had to sign, and the 

survey department should first make a fact-finding mission if the land existed with the correct 

measurement or not. The property developers however, managed to process many title deeds with 

four months for one subdivided land because they ensured that all the papers were in place before 

presenting at the Ministry of Lands and made follow ups every after two weeks. The findings are 

supported by the Ministry of Lands (2017) who notes that land titling procedures have been revised 

to meet the growing demand of land titling seekers. This was done through the digitalisation of the 
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process in the various departments to reduce the processing time to less than three months if all 

the paperwork was in place. 

The foregoing discussion agrees with the theory of compliance. Colm (1990) holds that each 

particular decision or decision-rule will probably result in a net benefit for each individual. There 

is a tendency to support a personally nonbeneficial decision-rule (or decision under it) only in turn 

for some type of compensation through one of these adjustment mechanisms. The clients for the 

Ministry of Lands supported the system positively by ensuring that they submitted complete 

documentation to enable the title deeds came out on time. Complete documentation complied with 

the needs of the Ministry for the award of the title deed. Therefore, a compliant client was 

compensated with title deed collection processing within the set time frame. 

5.8.3 The process of processing title deeds at the Ministry of Lands 

The process of processing title deeds at the Ministry of Lands was found to have variations 

according to the needs of the clients. Findings presented in table 23 established that 17 (21.3%) of 

the participants strongly disagreed while 25 (31.1%) disagreed that there was transparency of title 

deeds processing and issuance at the Ministry of Lands. The results meant that the processing and 

issuing of title deeds was not transparent. These findings are in agreement with a study by Mwelwa 

(2015) which found that the allocation of land from the local councils and ministry of lands lacked 

transparency because some people who got large pieces of land were not even among the settlers 

who were displaced. The processing of title for the same land was not transparent because the new 

people who were not settlers received their land faster than the original settlers. In addition, the 

Ant Corruption Report (2013) revealed that land administration in Zambia and especially the local 

resettling in the farm blocks and schemes were characterized by corruption and bribery. 

Transparency was not there in the processing of title deeds at the Ministry of Lands. 

Further findings in table 24 indicated that 14 (17.7%) of the participants strongly disagreed while 

23 (28.8%) disagreed that titles were not issued selectively and 11 (13.8%) were neutral on the 

matter. However, 16 (20%) agreed and 16 (20%) strongly agreed that titles were issued to other 

clients earlier than to other clients. The findings meant that titles were not issued earlier to other 

clients but at the same time though the difference is not above fifty percent. These findings are in 

line with the Ministry of Land and Natural Resource (2019) which recorded that the Department 
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of registration and the entire ministry is responsible for issuance of certificates of titles, general 

conveyance, keeping custody of the national land register, coordination, inspection, monitoring 

and back-up technical support relating to land registration and acquisition processes to local 

governments. Therefore, there was no selective issuing of titles at the Ministry of Lands. 

The study results in table 25 revealed that 13 (43.3%) of the participants agreed while 12 (40%) 

of the participants strongly agreed that clients presented incomplete paperwork for title deed 

processing. From the table, it was clear that the majority of the participants agreed the clients 

presented incomplete paperwork for title processing at the Ministry of Lands. The findings concur 

with Domeher and Abdulai (2012) who recognised that government preferred to deal with property 

developers and real estate agents in the processing of title deeds for land because these were aware 

of the needed procedures and prepared the files in the manner which does not make the titling 

departments question the paperwork. They added that this accuracy in preparation made the 

individual title seekers feel that property developers were favoured than them because real estate 

agents and property developers submitted complete paperwork hence the titling process did not 

take much time. 

With regards to the process of title deeds processing, findings in table 26 established that 12 (40%) 

of the participants agreed and 6 (20%) strongly agreed that some paperwork for title processing 

went missing at the Ministry of Lands. The table findings show that the majority of the participants 

accepted that paperwork for title deed processing went missing at the Ministry of Lands in Lusaka. 

These findings are supported by Moffat (2010) who conducted in The Netherlands which revealed 

that paperwork submitted for the processing of title deeds as early as 1920 was still intact at the 

Lands department of the countryside. There was no evidence of lost documents for land title 

processing for over a century now. In addition, Ogusu (2013) noted that close to 50% of the papers 

which were submitted for title deeds processing in Kaduna at the Ministry of Lands in Nigeria 

were fake after scrutinizing. Therefore, such papers were destroyed and such people who presented 

such papers later came to complain that the ministry responsible misplaced paperwork when not. 

Missing papers was linked to incomplete documentation at the Ministry of Lands and the owners 

never made follow-ups to see what was wrong. Indeed, the offices needed to deal with new work 

and not old paperwork. 
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The study findings in table 27 established that 12 (40.1%) of the participants agreed and 15 (50%) 

of the participants strongly agreed that the employees scrutinised paperwork for titling from clients 

before starting the process at the Ministry of Lands. The results in the table indicated that 

paperwork was scrutinised before the client could start the titling deed process at the Ministry of 

Lands in Lusaka. These findings agree with the Ministry of Lands (2017) who revealed that the 

Registry department received the documentation which was verified to ensure that all was in place 

according to the source of the land and when they felt all was in place, they created a computerised 

file which was made online within the system to allow access by other units. After that, internal 

land verification was done online to check if the land in question was on title or has some legal 

implication. After that, Lands Department given a go-ahead regarding payments for the land and 

then the survey department was also signaled about the diagrams on the land in questions. This 

demonstrated that the process of processing title deeds was complete without making mistakes. 

With regards to the processing of title deeds, table 28 sought to find out if the online system 

improved the titling processing and issuing at the Ministry of Lands. 10 (33.3%) of the participants 

agreed and 8 (26.7%) strongly agreed that the online system had improved the title processing and 

issuing process at the Ministry of Lands. The table results meant that the online system improved 

the title deed processing and issuing at the Ministry of Lands. Diaz (2017) concurs with these 

findings when he mentioned that the following procedure to be followed. The first step is to visit 

the titling centre physically and pass the proof of conveyance and all of the supporting documents 

to the entry clerk at the read direct online file (RD). Make sure that they submit everything that 

proves that they are the rightful owners of the land/property. Upon submission, they will receive 

an electronic primary entry book (EPEB) number to confirm that they have received everything 

that was submitted that day and this also meant that the paperwork was in order and can be 

processed. With online link, the processing of the files was simple as the cases of missing files did 

not exist this time around.  

In the process of processing title deeds at the Ministry of Lands, results in table 29 indicated that 

13 (43.3%) of the participants strongly disagreed and 10 (33.3%) of the participants who disagreed 

that there was no online submission of papers for title deed processing at the Ministry of Lands 

while. These findings agree with the Ministry of Lands and Natural Resources (2019) who said 

that all processes are physical and takes specified days for the paperwork to be completed and the 
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clients has to pick the paperwork to take to the next stage after adding the paid for requirements 

like survey diagrams and other receipted funds.  

The study findings established that process of processing title deeds at the Ministry of Lands 

involved that submission of paperwork manually and the verification of the paperwork submitted 

was done manually. Even when follow ups were made on how far the papers had reached, the 

checking was manually to ensure all the files were moving at the same pace. These findings agree 

with a study by Diaz (2017) which revealed on land titling procedures procedure was mainly done 

manually in most countries because of the physical checking of land which was involved. The 

submission was supposed to be authenticated through physical submission of paperwork which 

calls for physical checking of the documents. 

 

The foregoing discussion is in line with the land administration theory which holds that man to 

group relationship dominates the relationship of man to land. Although most of the countries 

adopted western-style statutory laws, experience show that people’s behaviour does not change 

with respect to their own existing normative system as they value land (Bruce and Migot- Adholla, 

1993). In addition, many of the basic and traditional functions of government are not of this nature. 

Rather they often tend to be "public" in nature; that is, once they are produced, they are available 

to all whether they want them or pay for them. Such goods are not feasibly exchanged in quid pro 

quo transactions (Ireland, 1997). When land is given by the traditional ruler, it can be withdrawn 

on condition yet land on title is no longer public but private hence it becomes difficult for owners 

to comply in such a manner. Therefore, title deed processing should be valued and ensure careful 

scrutinising is done since reverting a title takes legal challenges. 

5.8.4 Meeting the processing and issuance of title deeds within the standard time 

In relation to the meeting of the processing and issuance of title deeds within the standard time, 

the results in table 30 indicated that 11 (13.8%) strongly disagreed while 18 (22.4%) disagreed and 

24 (30.0%) were neutral regarding the use of land an agent to process the title deeds at the Ministry 

of Lands. The results meant that the participants did not know if they met the standard time in the 

title processing at the Ministry of Lands. These findings are supported by the UN (1973) who 

predicted that most of the land will be on title in the near future especially in towns. It further 

added that the land titling procedure will be getting complicated every year because the demands 
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for land will be more than the land itself and the people will want to process the title deeds for 

themselves due to lack of trust which will exist at that time. The foregoing discussion meant that 

land seekers did not mind the time the title would take to come out what was important was that 

the title was acquired. 

With respect to time taken to process the title, results in table 31 revealed that 13 (16.3%) 

participants agreed for the change of the procedure and 58 (72.5%) strongly agreed that there was 

need to change the process of title issuing at the Ministry of Lands. Further results in table 32 

established that 9 (30%) of the participants agreed and 16 (53.4%) participants strongly agreed 

that there was need to improve the system of processing and issuing of the title deeds at the 

Ministry of Lands. The majority of the participants were of the idea that the system for title issuing 

needed to be improved at the Ministry of Lands. The study findings fit in with the Ministry of 

Lands (2017) who notes that land titling procedures have been revised to meet the growing demand 

of land titling seekers. Therefore, the digitalisation of the process in the various departments has 

reduced the procession time to less than three months if all the paperwork is in place. This move 

would help the landowners to process titles faster than ever before. 

Qualitative results established that the processing and issuance of title can be enhanced by a 

number of things taking into consideration that the demand for land has since increased in the 

recent past yet the ministry was still operating at the same capacity when it came to manpower. 

There was need to increase manpower in all the departments so that they could meet the demand. 

These findings are similar to Hull and Whittal (2018) who showed title securing and processing 

was by the landowners who had papers from the customary leader. This reduced time to process 

unlike when there was no evidence of community leadership knowledge in the land processing. 

The study recommended that there is need for a single, clearly articulated, non-contradictory 

policy on land reform. Existing legislation should then be revised to bring it into alignment with 

such policy. 

Further findings revealed that there should be a deliberate policy put in place that will match the 

work load to man power. The equipment also was not up to the required standards for a big ministry 

such as Lands. For example, in the typing pool, they were only 3 old typewriters in this modern 

era. Therefore, there should be heavy investment in modernizing the equipment if efficiency had 

to be attained. These findings concur with Sichone (2010) who found that the inadequacy in human 
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and institutional capacity of the Surveys and Geo-information Resource Base had over the years 

impacted negatively on service delivery. Similarly, the department dealt with the demarcating of 

reserves such as Forest Reserves and National Parks. The equipment used by the officers at the 

Ministry of Lands was also too old to meet the demands of the new world of technology and needed 

changing. 

In order to meet the standard time in title processing, the findings indicated that the Ministry of 

Lands needed decentralisation to all provinces so that most of the paperwork was done from there. 

This would reduce the time of processing since Lusaka or other regional offices would only be 

printing just like the examination certificates were done. These suggestions were also echoed by 

Sichone (2010) who said that considering that Land Registries are only established in Lusaka and 

Ndola, a lot of people find it difficult to register their rights and interests in land. He added that 

there was need to take the services to the people so that the poor in the rural districts can have 

access to land titling services unlike travelling to two central places when population and demand 

is increasing. This would help the standardize the time for processing and issuing of title deeds in 

the country 

Additional findings established that there was need to completely go digital with paperwork to be 

used only when lodging in papers for scrutinising. When this was done, it would help the claims 

of two or more people owning one piece of land and in some cases, all have the genuine titles to 

come to an end. The findings correspond to Diaz (2017) who explained that the first step in land 

processing was to visit the titling centre physically and pass the proof of conveyance and all of the 

supporting documents to the entry clerk at the data office. Make sure that you submit everything 

that proves that you are the rightful owner of the land/property. Upon submission, you will receive 

an electronic primary entry book (EPEB) number to confirm that they have received everything 

that you have submitted that day and this also meant that the paperwork was in order and can be 

processed. Also, be sure to have a confirmation copy or photocopy everything in case it gets lost. 

The second step is after you have been given the EPEB, you now need to pay the fees. The amount 

is displayed in neither the RD nor the LRA page, so it usually depends on the size, the quality, and 

the overall value of the land. The third step is to ensure that everything that you submitted will then 

be thoroughly checked and validated by the examiner. Once they determine that everything is good 

to go, they will go ahead and encode it. The fourth step is the RD to now approve your application 
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to have a land title. Just wait for a few minutes and they will assess everything you have submitted 

for the last time. The last step is to pick your land title 

The study results coincide with the theory of compliance which holds that any one person can hope 

to snatch some selfish benefit in a way not possible under the self-policing competitive pricing of 

private goods. It was in the selfish interest of each person to give false signals, to pretend to have 

less interest in a collective consumption activity than he really has (Samuelson, 1954). In relation 

to land and titling, there is need to distribute land fairly in the community and country so that every 

person can benefit. Land titling and its laws need to apply to every individual regardless of their 

status in the society. No one should get the lion’s share of the land and disadvantage others in the 

process and the land pieces have to be acquired genuinely. It was then prudent that the Lands 

department worked hard to work within the standard time to ensure that land disputes were avoided 

by following procedure in land acquisition. 

5.9 Summary of Findings  

This chapter has presented the results on the processing and issuance of certificate of title deeds at 

the Ministry of Lands and Natural resources in Lusaka District. The chapter has gone further to 

present a discussion of findings in relation to the arguments available in literature. The discussion 

has also been linked to the theory of the study. 
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CHAPTER SIX 

CONCLUSION AND RECOMMENDATIONS 

6.1 Introduction  

The previous chapter has presented a discussion of findings of the study. This chapter presents 

conclusions and discussions on the processing and issuance of certificate of title deeds at the 

Ministry of Lands and Natural resources in Lusaka District.  

6.2 Summary of findings  

The study findings established that the standard time for processing and issuing of title deeds was 

dependent on how soon the client presented the full documentation to the Ministry of Lands and 

how consistent the client made follow ups to ensure the paperwork was worked on. The clients 

who presented incomplete paperwork were frustrated with the system of titling while those who 

were compliant were appreciative.  

The study also established that the paperwork for title deeds which were processed by individual 

clients took long to come out because the paperwork was not well completed. The individual 

clients also did not have sufficient time to make follow ups on the paperwork since there was need 

to ensure that paperwork was checked. Such individuals ended up hating the system and 

complained of being laborious.  

The titles deeds processing at the Ministry of Lands was according to the type of land the client 

had acquire, the completeness of the paper work and how clear the documentation was. As a result, 

paper work for title deeds processed by property developers were ready on record time because 

they ensured the paperwork was well completed before lodgment at the Ministry of Lands. The 

processing of the title deeds at the Ministry of Lands was manually done and there was no 

electronic notifications, but physical check up on the progress until the process was completed. 

Such slow procedures could be made effective through digitalization of the entire process so that 

clients do not complain for failure to complete the paper work. 
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6.3 Conclusion  

Arising from the previous chapter, the following conclusions were made: 

i. The standard time for processing and issuing of title deeds was dependent on how soon 

the client presented the full documentation to the Ministry of Lands and how consistent 

the client made follow ups to ensure the paperwork was worked on. The stipulated three 

months was not always applicable. 

ii. Title deeds which were processed by individual clients took long to come out because 

the paperwork was not well completed, and they did not have sufficient time to make 

follow ups. The clients who did not make follow ups with incomplete paperwork had 

their files misplaced in the long ran. 

iii. Title deeds processed by property developers were ready on record time because they 

ensured the paperwork was well completed before lodgment at the Ministry of Lands.  

iv. Agents were also used to process title deeds at the Ministry of Lands because they had 

the time to make follow ups and make necessary corrections for the clients. 

v. The processing of the title deeds at the Ministry of Lands was manually done and there 

was no electronic notifications, but physical check up on the progress until the process 

was completed. Only files are loaded in the local online system for internal processing. 

vi. Most clients did not have adequate information about the type of Land Record they 

possess and the procedure for Land Titling in Zambia. 

vii. The Ministry of Lands was not meeting time for title deeds processing and issuance 

according to the set timings. 

6.4 Recommendations  

Arising from the conclusions presented above on processing and issuance of certificate of title 

deeds at the Ministry of Lands and Natural resources in Lusaka District, the following 

recommendations were made:  

i. The Ministry of Lands should employ an online system of contacting the clients after 

lodgment of documents so that they are notified on the next stage of their paper 

processing of the title deeds. This can be done by linking the file number for the client 
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to their email and phone numbers so that an automatic message is sent to the client on 

what needs to be done next. 

ii. The Ministry of Lands should come up with a deliberate policy which should compel 

all title deed seekers to use brokers and property developers in the processing of titles 

since the later are experts. This will help in ensuring that the title processing is smooth 

and faster than individuals who take incomplete paperwork. 

iii. Landowners should ensure that they take time to make the paperwork complete before 

taking to the Ministry of Lands. This will help them not have the papers rejected or put 

on pending and consequently misplaced when the client fails to make follow ups. This 

will reduce frustration amongst clients and help them stop accusing the Ministry of 

Lands of misplacing paperwork. 

iv. Clients who process title deeds on their own should ensure that they find out how the 

process of title deeds and issuance is done so that they can make follow ups at the right 

time, know when to pay and the stage to collect the title. There is need for mass 

sensitization on Land Titling Procedures in order to enhance the processing and 

issuance of title deeds. 

v. The government should support the Ministry of Lands with enough funding for digital 

migration through network installation and employ more workers to meet the rising 

demand for titled land, capacity building or training of workers on how to make the 

process efficient.   

vi. There is need for continuous improvement thus, focusing on continuously identifying 

potential sources of errors and fixing them can avoid problems that might otherwise 

crop up overtime. 

6.5 Limitations of the Study 

Although the study was successful, it also faced a number of limitations. During data collection, it 

was discovered that most of the respondents had little information on the processing and issuance 

of title deeds, the respondents’ unwillingness to give information and the lack of a clear picture of 

the ZILMIS system that is currently being used at the Ministry to enhance the processing and 

issuance of title deeds, as well as the key informants from the Ministry of Lands could not be 

reached due to the nature of their jobs resulting into 5 research instruments (guided interviews) not 
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being administered. Given the cardinal mandate of the Ministry of Lands in land administration, it 

is important to note that land titling plays a big role in the growth of the county’s economy, Hence 

the need for relevant authorities to respond to the limitation by developing a reliable system that 

will provide a transparent and swift process of obtaining title deeds. 

6.6 Recommendations for future research  

This research was a case study of respondents living in Meanwood Kwamwena of Lusaka and a 

number of selected employees at the Ministry of Lands and Natural Resources as well as 

Meanwood properties. Therefore, data was collected from a limited sample and therefore may not 

reflect the true picture of the processing and issuance of title deeds at the Ministry of Lands and 

Natural Resources in Zambia. 

The study proposed the following topic for future research: 

a. The role of property developers in Land Management in urban planned settlements. 

b. A communication model between title deed seekers and the Ministry of Lands to improve 

service delivery.  

c. Developing a model for processing and issuance of title deeds. 

6.5 Chapter Summary  

This chapter has presented conclusions and recommendation on the processing and issuance of 

certificate of title deeds at the Ministry of Lands and Natural resources in Lusaka District. It has 

also proposed future topics for research in this field. 
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APPENDICES  

APENDIX1: QUESTIONNAIRE FOR LAND OWNERS 

(Questionnaire Cover) Land Owners 

Masters Dissertation Questionnaire Research Topic: Developing a model of processing and 

issuance of certificate of title deeds at the Ministry of Lands and Natural resources; Case of 

Lusaka. 

‘A Pragmatic Action Research for the Ministry of Lands’ 

My name is Monica Jenala Mushibwe I am currently pursuing a Master of Science in Operations, 

Projects and Supply Chain Management at the University of Zambia, faculty of Business studies. 

I am conducting a research into developing a model of processing and issuance of Title deeds 

placing emphasis on the process, challenges and time taken to produce title deeds. Further my 

focus will be on the newly subdivided land under Meanwood properties. 

The questionnaire will take no longer than 15 minutes to complete. All responses will be kept 

anonymous with no one identified in the research. 

Please tick the box provided to show your consent to be part of the research   

 

 

 

No. 

QUESTIONS CODING 

PLEASE TICK [        ] 

1 Gender 1.  Male                                                              [     ] 

2.  Female                                                           [     ] 

2 Age 1.  18 – 25                                                           [     ] 

2.  26 – 35                                                           [     ] 

3.  36 – 45                                                           [     ] 

4.  46 – 55                                                           [     ] 
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5.  Above 55                                                       [     ] 

3 Highest level of education 1. Above Masters                                               [     ] 

2. Masters                                                           [     ] 

3. University Degree                                          [     ] 

4. Diploma                                                          [     ] 

5. Certificate                                                       [     ] 

6. Secondary                                                       [     ] 

4 Marital status 1. Married                                                          [     ] 

2. Single                                                             [     ] 

3. Divorced                                                         [     ] 

4. Separated                                                        [     ] 

5. Widowed                                                        [     ] 

5 Type of employment 1. Formal                                                     [    ] 

2. Informal                                                   [    ] 

3. Others                                                      [    ] 

6 Type of Land record 1. Land                                                        [    ] 

2. Council                                                    [    ] 

3. Traditional                                               [    ] 

4. Broker          

7 When did you acquire the land? 1.  Before 1990                                                   [     ] 

2.  1990-1999                                                     [     ] 

3.  2000-2009                                                     [     ] 

4.  After 2010                                                     [     ] 
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(Please Circle one response only in the box by checking ‘x’) 

 

1. Do you have the title deed for this land? 

a) Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 

 

2. Did you acquired land from the developer with its title?  

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

 

Scale 

1 2 3 4 5 

e d c B a 

 

3. Have you successfully processed title deeds from the ministry of lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 

 

4. Is it easy to get a title from the ministry of lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 
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5. Have you tried to process a title deed with the ministry of lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 

 

6. Does it takes long to process and get a title with the ministry of lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

    Scale 

1 2 3 4 5 

e d c B a 

 

7. Did you submitted complete paper work for title processing? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 

 

 

8. Is the Title deeds issuance and processing transparent at the ministry of 

lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 
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9. Do you think titles are issued earlier than expected than others at the 

Ministry of lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 

 

10.  Did you use an agent to process my title deed? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

 

Scale 

1 2 3 4 5 

e d c B a 

 

11.  Is there need to change the process of title issuing at the Ministry of 

lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c B a 

 

    12. How lond did it take you to get a title deed? 

 

      a. 0-5yrs b)  5-10yrs c)  15-20yrs  d) more than 20yrs 

THANK YOU 
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Appendix 2: Interview guide with key Informants at the Ministry of Lands 

 

Masters Dissertation Questionnaire Research Topic: Developing a model of processing and 

issuance of certificate of title deeds at the Ministry of Lands and Natural resources; Case of 

Lusaka. 

‘A Pragmatic Action Research for the Ministry of Lands’ 

My name is Monica Jenala Mushibwe I am currently pursuing a Master of Science in Operations, 

Projects and Supply Chain Management at the University of Zambia, faculty of Business studies. 

I am conducting a research into developing a model of processing and issuance of Title deeds 

placing emphasis on the process, challenges and time taken to produce title deeds. Further my 

focus will be on the newly subdivided land under Meanwood properties. 

 

The questionnaire will take no longer than 15 minutes to complete. All responses will be kept 

anonymous with no one identified in the research. 

Please tick the box provided to show your consent to be part of the research   

 

v. What is the standard time of processing and issuing of title deeds at the ministry?  

a. Where does the client start from and then goes to 

where?..............................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

................................................................................................................. 

b. What type of paper work does a client need to have the title 

processed?........................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

.................................................................................................................. 
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c. At what stage does the tilting process seems to take time and why? 

…………………………………………………………………………………………

…………………………………………………………………………………………

………………………………………………………………………………… 

d. We hear some titles take few days while others take months and years to come out, 

what is your 

comment?………………………………………………………………………………

…………………………………………………………………………………………

……………………………………………………………………………………..........

.................................................................................................................. 

e. What sort of payments are attached to the titling procedure in question 

(subdivision)?...................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

.................................................................................................................. 

 

f. How does the standard time in title processing 

arise?................................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

................................................................................................................... 

 

vi. Document what is happening at the ministry in respect with the process and issuance 

of title deeds 

a. Which departments are involved in processing the title 

deeds?.....................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

b. How is each 

significant?.............................................................................................................................
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................................................................................................................................................

................................................................................................................................................

....................................................................................................................... 

c. How does each department process the documents to another department before the title is 

out?.........................................................................................................................................

................................................................................................................................................

................................................................................................................................................

................................................................................................................................................

.................................................................................................................. 

d. How are records managed in your 

offices?...................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

 

 

e. How can the processing and issuance of title deeds be met within the standard 

time?.......................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

f. Are there measures put in place to expedite the issuance of the title 

deeds?.....................................................................................................................................

................................................................................................................................................

................................................................................................................................................

................................................................................................................................................

................................................................................................................ 

g. How often do you carry out sensitization programs to the citizens on issues patterning to 

title 

deeds?............................................................................................................................... 
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h. How does digitalization of the titling system help the 

process?..................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

 

Thanks 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



102 
 

 Appendix 3: Interview guide with key Informants at Meanwood Properties  

 

Masters Dissertation Questionnaire Research Topic: Developing a model of processing and 

issuance of certificate of title deeds at the Ministry of Lands and Natural resources; Case of 

Lusaka. 

‘A Pragmatic Action Research for the Ministry of Lands’ 

My name is Monica Jenala Mushibwe I am currently pursuing a Master of Science in Operations, 

Projects and Supply Chain Management at the University of Zambia, faculty of Business studies. 

I am conducting a research into developing a model of processing and issuance of Title deeds 

placing emphasis on the process, challenges and time taken to produce title deeds. Further my 

focus will be on the newly subdivided land under Meanwood properties. 

 

The questionnaire will take no longer than 15 minutes to complete. All responses will be kept 

anonymous with no one identified in the research. 

Please tick the box provided to show your consent to be part of the research   

 

vii. What is the standard time of processing and issuing of title deeds at the ministry of 

Lands?  

g. Where do you start from when you go to the Ministry of 

lands?...............................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

................................................................................................................ 

h. What type of paper work are you required to present for the title to be 

processed?........................................................................................................................

..........................................................................................................................................
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..........................................................................................................................................

.................................................................................................................. 

i. At what stage does the tilting process seems to take time and why? 

…………………………………………………………………………………………

…………………………………………………………………………………………

………………………………………………………………………………… 

j. We hear some titles take few days while others take months and years to come out, 

what is your 

comment?………………………………………………………………………………

…………………………………………………………………………………………

……………………………………………………………………………………..........

.................................................................................................................. 

k. What sort of payments are attached to the titling procedure in question 

(subdivision)?...................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

.................................................................................................................. 

 

 

l. How does the standard time in title processing 

arise?................................................................................................................................

..........................................................................................................................................

..........................................................................................................................................

................................................................................................................... 

 

viii. Document what is happening at the ministry in respect with the process and 

issuance of title deeds 

i. Which departments are involved in processing the title 

deeds?.....................................................................................................................................

................................................................................................................................................
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................................................................................................................................................

........................................................................................................................ 

j. How is each 

significant?.............................................................................................................................

................................................................................................................................................

................................................................................................................................................

....................................................................................................................... 

k. How does each department process the documents to another department before the title is 

out?.........................................................................................................................................

................................................................................................................................................

................................................................................................................................................

................................................................................................................................................

.................................................................................................................. 

l. How are records managed in your 

offices?...................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

 

 

m. How can the processing and issuance of title deeds be met within the standard 

time?.......................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

n. Are there measures put in place to expedite the issuance of the title 

deeds?.....................................................................................................................................

................................................................................................................................................

................................................................................................................................................
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................................................................................................................................................

................................................................................................................ 

o. Do you think the digitalization of the titling system has helped the 

process?..................................................................................................................................

................................................................................................................................................

................................................................................................................................................

........................................................................................................................ 

 

Thanks 
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Appendix 4: Questionnaire for the Ministry of Lands  

Masters Dissertation Questionnaire Research Topic: Developing a model of processing and 

issuance of certificate of title deeds at the Ministry of Lands and Natural resources; Case of 

Lusaka. 

‘A Pragmatic Action Research for the Ministry of Lands’ 

My name is Monica Jenala Mushibwe I am currently pursuing a Master of Science in Operations, 

Projects and Supply Chain Management at the University of Zambia, faculty of Business studies. 

I am conducting a research into developing a model of processing and issuance of Title deeds 

placing emphasis on the process, challenges and time taken to produce title deeds. Further my 

focus will be on the newly subdivided land under Meanwood properties. 

 

The questionnaire will take no longer than 15 minutes to complete. All responses will be kept 

anonymous with no one identified in the research. 

Please tick the box provided to show your consent to be part of the research   

 

 

 

1. For how long have you been in this department? ………………………………… 

2. Is your department effective in the processing and issuing of the title deeds? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 
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3. Do you meet the standard time for the processing and issuance of title deed in 

Zambia?  

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

4. Do Property developers usually have titles processed and issued faster for their 

clients? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

 

5. Do Property developers always have paperwork in place for subdivisions title 

processing and issuance?  

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

6. Do you have cases of express processing of title deeds issuance at the ministry of 

lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 
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7. Does the Ministry of lands cause delays in title processing and issuing of title deeds 

in Zambia? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

8. Does your department delay the processing and issuance of title deeds? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

    Scale 

1 2 3 4 5 

e d c b a 

 

9. Do most individual clients present incomplete paperwork for title issuance and 

processing? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

 

Scale 

1 2 3 4 5 

e d c b a 

 

10. It is true some paperwork for title processing and issuance goes missing at the 

Ministry of Lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 
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11. Do you scrutinise paperwork from clients thoroughly before starting to process for 

title here at the Ministry of Lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

12. Has the online system improved the title processing and issuance process at the 

Ministry of lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

13. Do you allow online submission of land applications for processing title deeds and 

issuance? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

 

14. Is there need to improve the system of title processing and issuance at the Ministry 

of Lands? 

a. Strongly Agree [ ] b) Agree [ ] c) Neutral [ ] d) Disagree [ ] e) Strongly disagree [ ] 

Scale 

1 2 3 4 5 

e d c b a 

  

THANK YOU 


