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Preface  

On 30 January 2020 the Global Land Tool Network (GLTN)  in partnership with the United 

Nations Human Settlement Programme (UN Habitat), the Norwegian Mapping Authority 

(NMA) and Habitat Norway (HN) organized a workshop on “Land and Property Rights for 

Sustainable Development”. The event marked the global partnership entry into the “SDG 

Action Decade towards 2030”. It was also the first activity organized under the new 

agreement of co-operation between the NMA and HN. 


The workshop highlighted practical cases and approaches to address emerging challenges 

in the land eco-system (conflict, displacement, climate change). With the purpose to ensure 

tenure security for all within the framework of the SDGs from technologically advanced 

information systems to concrete experiences and practices in the field.


The workshop was arranged in conjunction with GLTN’s annual Steering Committee (SC) 

meeting. It thus benefitted vastly from the presence and participation of the SC members, 

from contributions of representatives of Norwegian academia, development agencies and 

civil society. The Organizers are grateful for all efforts and pleased to enclose the respective 

contributions in their diverse forms. 


We would like to thank Ms. Sabrina Grimsrud and Jean du Plessis for having collected the 

presentations, Mr. Odd Iglebæk for providing the photos and Ms. Vendula Hurnikova for 

having edited the material.


At the onset of the Action Decade the workshop resulted in a strong “march order” to all 

participants to continue to stimulate exchange of policy and practical tools to realize the 

SDGs.


IF WE ARE ABLE TO ADDRESS LAND AND PROPERTY ISSUES – THE REST WILL 

FOLLOW.


The Organizers
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Welcome and Opening Remarks  

Victor Kisob 

Victor Kisob is Assistant Secretary-General & UN Habitat Deputy Executive Director 

It is a great honour to participate in this highly relevant workshop on Land and Property 

Rights for Sustainable Development.

I would like to acknowledge the representatives of the Norwegian Ministry of Foreign 

Affairs, the Norwegian Mapping Authorities, Habitat Norway, the representatives of our 

Technical and Financial partners, and the Members of the Global Land Tool Network (GLTN) 

Steering Committee. 

UN-Habitat has, since its inception, promoted land tenure security as key prerequisite for 

inclusion, housing development and overall for sustainable urbanisation. Land is also 

crucial for addressing the global challenges of sustainable and inclusive development, 

climate change, and peace and stability. 

This workshop is an important step in our joint work 

on reducing the gap in tenure security between men 

and women, including making provision for the 

younger generation. Many of the organisations 

represented here are part of this work, including quite 

a few of number of the 85 plus GLTN partners


The timing of this workshop and the GLTN Steering 

Committee meeting tomorrow is excellent, as the 

Secretary-General has declared this the Decade of 

Action to Deliver the Sustainable Development Goals, 

mobilising all sectors at global, national and local 

levels. 

This workshop can highlight the key land challenges facing us and distil fresh ideas for 

galvanising joint action during this decade. Together we have already achieved a great deal, 

but there is so much more that should be done. 

Some key documents that can guide our reflection on joint action are:

• The Secretary-General’s Guidance Note on Land and Conflict

• The GLTN Strategy 2018-2030: “A World in which Everyone Enjoys Secure Land 

Rights”

• The GLTN Gender Strategy 2019-2030: “Towards Securing Women’s and Girls’ Land 

and Property Rights”
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• The vision of the Arab Land Initiative that “All the people in the Arab countries enjoy 

equal and affordable access to land, peace, stability and economic growth, to be 

achieved with good land policies and transparent, efficient and affordable land 

administration systems”

I would like to express our thanks for the financial support to the GLTN by BMZ, GIZ, IFAD, 

SDC, SIDA, Norway, Netherlands, UN-Habitat and the United Nations Development 

Account. 

Specific thanks also go the Norwegian Mapping authorities and Habitat Norway, with the 

support of the Norwegian Ministry of Foreign Affairs, for hosting this GLTN Steering 

Committee. 

With the engagement of all partners, and the donor community through the Global Donor 

Working Group on Land, I am confident the global land agenda will gain in prominence in 

achieving sustainable development.
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Erik Berg 

Erik Berg is Chair of Habitat Norway 

Deputy Directors, friends, colleagues, ladies and gentlemen,


On behalf of Habitat Norway it is an honour and a pleasure to  welcome all of you to this 

workshop. A particular welcome to the two Deputy Directors Marit Brandtzæg of NORAD 

and Victor Kisob of UN Habitat. With colleagues Oumar Sylla and Jean du Plessis from 

Global Land Tool Network. A great welcome also to the latter’s International Steering 

Committee that will meet tomorrow. I hope we are all committed to action not only today 

but in the decades to come.


Almost 15 years ago at Vetre hotel in Asker – I, on behalf of 

the Norwegian Ministry of Foreign Affairs and the Swedish 

International Development Agency, organized the first 

preparatory GLTN encounter. It took place in the middle of a 

winter storm, with one and a half meters of snow and 

temperatures of minus 15 – that is outside. Exactly 15 years 

later — on the month — at Vetre there is no snow, 

temperatures are above zero but there are more storms — 

not snow but rain storms. This brings us to an increasing 

challenge for humanity — the issue of climate change. Land 

and property — today’s main workshop theme — is 

disappearing because of extreme weather, erosion, melting 

of coastal ice, sea level rise also in Norway and Northern 

countries. The bells are tolling.


Climate is not the sole threat, although influential power-

holders would like us to believe that. Global biodiversity is 

according to recent UN reports endangered. Most important causes are not poisonous 

pollution, oil disasters nor climate change. It is the physical destruction of nature: water, air 

and land. Caused by industrial agriculture and forestry, building of new fantasy cities, dams 

and energy plants, mines and motorways. It is the sum of all accelerating land use 

interventions that threatens biodiversity. Not only climate.


Population growth in our world of increasing inequalities, particularly in Africa and Asia, 

adds to the challenge. But as Susan George underscores in her book “How the Other half 

Dies” (1972), the structure of land ownership has far more to do with erasing hunger and 

poverty than the amount of population. George refers to four countries in Asia with the least 

land per person. They are all feeding their population successfully. The four have effectively 

implemented land reforms which also laid the basis for developing their “Tiger economies”. 

To promote land reforms will also for the future be of crucial importance for GLTN’s work. 

Governments that do not regulate access to land and its use, leaving everything to the 

market and the elites, and that do not benefit from increased land value, cannot influence 

development. These governments do increase the risk of conflicts, social instability and 

unrest, negative impacts on climate and disasters, which we will discuss today. 
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Youth will inherit the Earth. We have all noted with interest the work done by GLTN to 

provide a more in debt understanding of the land issues that matters most to young people. 

A deeper understanding is needed of the barriers to land in particular for young women 

such as inheritance, rental markets and the lack of housing options.


The global financial crises in 2008 signalled a new phase in the development of cities and 

regions. World known sociologist Saskia Sassen points to the following: quote “In this new 

phase city space is being dehumanized and privatized — no matter the added density. It 

forces people out of areas where they have been living for years. It destroys the economic 

activities upon which ordinary people base their lives. It reduces opportunities for a decent 

future for children” unquote. Forced and market evictions or land grabbing — just another 

word for the same practice – are the daily tsunamis for ordinary people all over the world. 

Part of the problem is that with privately owned public spaces (POPS) the rights of the 

citizens using them are severely hemmed in.


For Habitat Norway this is of major concern. In December last year we forwarded a 

statement to a Government committee set up to assess the ethical guidelines of the 

Norwegian Pension Fund – the biggest investment fund in the world. Our statement 

criticised existing guidelines for a narrow imbalanced human rights perspective. For an 

incidence — a one case focus — on violent forced evictions neglecting long term 

systematic market evictions. As in Spain, where the housing bank system since 2008 with 

investment capital from the Norwegian Pension Fund, has evicted 2 million people. Of 

which a considerable number are pensioners. Despite repeated condemnation of Spanish 

policies and practices by UN ECOSOC and rulings by the European Court of Justice, the 

Pension Fund is increasing its stock investments in for instance CAIXA Bank.


Friends of Habitat Norway use to say that we are the most important of all small 

organisations. Others say that of all important organisations we are the smallest. But, 

irrespectively, with the biggest Board. This reflects our voluntary character. For 30 years we 

have been the sole Norwegian NGO advocating urban social sustainability on a global scale 

trying to “lift” this 

neglected challenge in 

Norwegian foreign and 

development policies. 

Thanking UN Habitat/

GLTN and the Mapping 

Authority of Norway for 

an effective co-operation 

in preparing this 

workshop, we invite — 

although small is 

beautiful — more 

partners and members. 

Please join in.
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Marit Brandtzæg 

Marit Elisabeth Brandtzæg has since 2017 served as Deputy Director General of the Norwegian Agency for 

Development Cooperation (Norad).  

Thank you for inviting me to inaugurate this important workshop on “Commitment to 

Action: Land and Property Rights for Sustainable Development”. On behalf of the 

Norwegian Agency of International Development (NORAD) it is an honour to welcome UN 

Habitat Deputy Executive Director Victor Kisob, the Global Land Toll Network (GLTN) team 

and the distinguished representatives of its International Steering Committee. A great 

welcome to all speakers and of course the audience.


I would like to congratulate the organizers Habitat Norway, The Mapping Authority of 

Norway and UN Habitat for having taken the initiative of organizing a workshop in 

connection with the GLTN Steering Committee meeting in Oslo. And for having put together 

a very relevant, important and challenging agenda that points towards a better future for all, 

leaving no one behind. The Government of Norway has been a proud initiator and supporter 

of GLTN during the last 15 years, and we are happy to see the work of the Global Land tool 

Network evolve and that the practical approaches are being made available through the 

platform partner organizations. 


Norad has a new director who is emphasising knowledge-based decisions in development. 

The model for GLTN to include the work of academic partner institutions with land 

professionals and civil society is very much in line with the thinking: namely to use research 

findings to develop practical solutions and implement, learn and adapt.


The challenges of the SDGs and growing 

concerns of climate change are very 

much land issues. Persistent conflicts 

and climate change are putting already 

fragile countries at further risks. Raising 

water levels poses challenges to small 

island states, conflict economy is 

allowing depletion of valuable rain forest. 

Leveraging land for climate solutions and 

financing development are two of the 

ways Norway is working with UN-Habitat 

and GLTN. 


Late last year Norad entered into an agreement with UN-Habitat to promote land-based 

taxes in fragile states as a way of generating revenue and building systems for service 

delivery and social contracts. The project is based on already good results in Afghanistan 

and Somalia and will explore how these results can be scaled up, within these countries 

and to new countries. Local governments are pivotal to delivering the SDGs and with the 

lack of transfers from national government budgets to local governments, building the 

systems and capacity for local governments to collect revenue, engage with citizens and 

deliver services are essential. 
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Norad is supporting the Central Africa Forest Initiative (CAFI) to protect forest degradation, 

building on a regional framework (involving DRC, Central Africa Republic, Gabon, etc.) The 

framework of this support is the REDD+. We cannot achieve a sustainable forest 

management without defining and securing community land rights along with the 

appropriate policies. 


Norad is also funding UN-Habitat in DR Congo to 

develop a land policy and to support land administration 

and the National Land Commission in order to develop 

an integrated approach to the issues of forest 

degradation.


Important to acknowledge are the efforts being made by 

global actors, such as UN-Habitat, GLTN, and others, to 

establish the linkages between land and climate change.  

Land tenure security is key not only in developing 

mitigation measures but also to respond to the negative 

impacts of climate change (resettlement, reintegration, etc.). The Intergovernmental Panel 

on Climate Change (IPCC) 2019 report stressed the consequence of mismanagement of 

land as an aggravating factor to the negative effects of climate change.


Innovations and digitalization are presenting opportunities for development. This is 

something that both these initiatives have in common. And as it relates to land, 

digitalization is contributing to improved inclusion of marginalized groups in planning and 

land management while giving tenure security and improving access to services. GLTN 

partners have been at the forefront of digital solutions to local taxes and land registration 

through the Social Tenure Domain Model. These are important contributions to the SDGs.


In addition, Norway has a focus on statistics and data registration. Registration of people, 

properties and businesses are the starting point for all national statistics, national budget 

planning and service delivery. Data registration is also central to identify individuals and 

groups who are at the risk of being excluded (SDGs and “Leave no one behind”). Registers 

are necessary for effective national resource mobilization in the form of collection of taxes 

from individuals and businesses. Statistics is a national common good and provides a 

necessary basis for openness and accountability. 


We are certainly at a turning point. Use of and access to land need to be managed with 

care and responsibility in order to harness the transformative potential of the SDGs and the 

new urban agenda, in particular in situations where cities have to grow. From the 

Norwegian side we particularly appreciate the contribution of GLTN in bringing about a 

more in depth understanding on the importance of land issues that matters most to women 

and young people. The innovative work on the land rights of Muslim women particularly 

stands out. This is in line with Norway’s commitment to the principle of “leaving no one 

behind”. It implies reaching everyone. Going beyond averages, reaching each and every 

individual. It is closely linked to the human rights principles of equality and non-

discrimination — to guarantee that human rights are exercised without discrimination of any 

kind. 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Land, property and SDGs 

Toril Iren Pedersen - Land based taxes: Financing the SDGs 

Toril Iren Pedersen is a governance expert currently working with Norad as senior advisor for the Tax for 

Development program. 
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Eugene Chigbu - Land, property and SDGs: Opportunities to 

reduce the gap between urban and rural development 

Dr. Eugene Uchendu Chigbu is PhD Program Coordinator at the Technical University of Munich and the 

Co-Chair of the Global Land Tool Network (GLTN/UN-Habitat). 
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Advancing land and property rights:  

The position of women 

Mino Ramaroson - Building multi-stakeholder approach to 

strengthen women’s and girls’ land and property rights 

Mino Ramaroson is the Huairou Commission's Regional Coordinator for Africa & Global Land Specialist. 
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Javier Molina Cruz - Women’s land rights in the VGGT: 

Lessons from countries 

Javier Molina Cruz is the Leader of the Land Tenure Unit, Partnerships and South South Cooperation 

Division, of the Food and Agriculture Organization of the United Nations in Rome, Italy. 
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Discussant’s notes: Jane Katz 

Jane Katz is Director of International Affairs and Programs in Habitat for Humanity  

Habitat for Humanity is a global non-governmental organization working in more than 70 

countries. We are not part of the United Nations Habitat. Our vision is a world where 

everyone has a decent place to live. As previously mentioned, Habitat for Humanity will be 

launching a targeted campaign on SDG 11 and other urban indicators at the World Urban 

Forum with UN Habitat.


Mino Ramoroson, Huairou Commission, addressed Women and Girls’ Land and 

Property Rights 

Why it matters


1. Overcome poverty and inequality


2. Ensure justice and human rights


3. Counter trends that undermine rights and well-being 


GLTN has played a significant role in addressing and promoting the gender agenda — with 

tools and resources, integrating gender and land through implementation of gender 

sensitive land policies, and global and regional initiatives 


Many partners came together to develop the GLTN strategy for 2019-2030 — The 

GLTN Gender Strategy (2019-2030) provides a framework for designing land tenure 

and governance interventions around women’s and girls’ land and property rights — 

led by Siraj and Mino and many other contributors. Habitat for Humanity contributed to 

the development of the GLTN gender — also participating in the expert group meeting in 

Kuala Lumpur after the World Urban Forum. Habitat has also been leading a global 

campaign called Solid Ground in which gender is one of its themes along with secure 

tenure, disaster resilience and slum upgrading.


In Lesotho, 


• while women can legally rent and own property in Lesotho, there is a significant 

implementation gap due to cultural norms and a lack of information distribution 

regarding women’s rights.


• women have decreased tenure security which could result in disinheritance, or loss of 

property rights following the death of their spouse.


Therefore, Habitat Lesotho has found that land laws must be created and implemented in 

conjunction with marriage laws, and property and inheritance rights.


One of our colleagues experienced customary practice when her husband died. She had no 

rights to her home and a male uncle took possession as she was left homeless with little to 

no assets. Instead, she joined Habitat for Humanity working for the rights of women to 

overcome these practices. 
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Mino also spoke about 


• Commitments and Actions


• Challenge of engaging young women and girls


• Limited data, and diversified in different contexts


• High expectations to meet global goals


Javier Molino Cruz addressed Voluntary Guidelines on Responsible Governance of 

Land Tenure (VGGT) 

Where gender is one of the 10 core principles 


Key to promoting women’s land rights and progress has been made in policies and laws 

(including the SDG indicators on gender and land)


Capacity development tools and learning 


VGGT has promoted dialogue in complex contexts (such as customary practices)    


National and subnational platforms, roadmaps


At country levels, there are civil society partnerships to strengthen capacity  -- and going 

forward more stakeholder partnerships as an entry point, policy change/review, as well as 

data disaggregation, need to continue to address the social pressure of women renouncing 

property rights because of social pressure.


Key messages  

• Importance of VGGT to advance gender equality 


• Access to and control of data, new technologies 
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• Collaboration of stakeholders at all levels — support of SDGs


Questions to discuss   

• Women are still routinely and systematically denied equal rights to access, use, 

inherit, control and own land --  This means that women and children miss out on the 

vast advantages that come with property rights, putting their health, safety, economic 

security and political rights in jeopardy. How do we mobilize and prioritize limited 

resources and build capacity to address these issues? 


• We are launching a new campaign with Huairou Commission, World Bank, Landesa 

and GLTN – Stand for Her Land – to close the gap between policy and practice that 

Mino mentioned – Ask the audience to join us ? 


• How do we mobilize government to get engaged? 


• Continue to raise awareness – how do we raise awareness at the country level – still 

around


• What about women in Disaster Risk-Reduction? Women and youth are 

disproportionately affected in disasters. 
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Advancing land and property rights:  

The position of youth 

Prof. Stein Holden - Lifting barriers for youth access to land: 

The Ethiopian Experiences 

Prof. Stein Holden is a Professor in Development and Resource Economics the Norwegian University of Life 

Sciences. He is also an active member of the new Centre for Land Tenure Studies. 
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Land Administration Tools:  

Solutions for inclusive land administration and 

affordable access to information 

Diane Dumashie - Fit-for-Purpose land administration: An 

approach to reduce the data gap  

Dr. Diane Dumashie is Vice President of International Federation of Surveyors (FIG) for the term 2015-2022.  
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Helge Onsrud - Tools for improving land administration in 

transition economies in Europe 

Helge Onsrud is a board member of Habitat Norway. He was Director of the Norwegian Mapping Authority’s 

International Services section from 2000 until 2019. 
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Facing emerging issues in the land sector:  

Climate change, conflict, peace and stability, 

indigenous land rights 

Prof. Siraj Sait - Land tenure and climate vulnerability 

Professor Siraj Sait is Director at Noon Centre of Equality and Diversity, University of East London 

Professor Siraj Sait presented on “Land Tenure and Climate Vulnerability”, noting the 

increasing recognition that land reforms are fundamental to effective climate change 

responses. He introduced the Noon Centre for Equality and Diversity at University of East 

London which was one of the founder members of GLTN, and was coordinating and co-

leading the GLTN Climate Change and Land stream work. SDGs and Climate Change are 

among the key priorities of UEL Vision 2028. He noted that the environmental sustainability 

stream had been a cross-cutting issues for the Global Land Tool Network since its inception 

in 2006, but given the deepening crisis and increasing demands of urgent action, land and 

climate action was become central to GLTN mission. GLTN, through its activities and 

publications, had contributed evidence on vital links between land governance and climate 

resilience and is developing climate change adaptation tools meeting global benchmarks. 

Its strategic role with the land focus and expertise is further relevant owing to its pro-poor, 

multi-stakeholder, gender and age responsive approaches. Looking forward, GLTN would 

be piloting and scaling up local best practices, using a human rights based approach, 

which University of East London (UEL) with RMIT (Royal Melbourne Institute of Technology), 

Technical University Munich (TUM) and other GLTN partners are carrying out. 

Climate change is one of the most far-reaching 

environmental challenges of our time. Extreme events 

such as violent storms and floods, wildfires, rising sea 

levels, coastal erosion, rising temperatures, ocean 

acidification, heatwaves, floods are happening in many 

parts of the world. Significant damage has already 

happened and is projected to increase in frequency and 

intensity in many parts of the world. But climate change 

cannot be seen in isolation, it intersects poverty, conflict, 

health, discrimination and is contingent on sustainable 

land and environmental policies. Sait noted the various 

dimensions impacting climate resilience and land 

sustainability, including human mobility, gender 

inequality, food and water insecurity, threat to indigenous 

Peoples and Tribal Peoples, environmental degradation and ecological integrity and conflict 

over land and natural resources.  

Strong linkages between tenure insecurity and climate vulnerability; insecure land tenure is 

an influential variable contributing to vulnerability in the broadest sense. Insecure land 

�37

“Climate change 

cannot be seen in 

isolation, it 

intersects poverty, 

conflict, health, 

discrimination and 

is contingent on 

sustainable land 

and environmental 

policies.”



tenure exaggerates vulnerability to climate related hazards - Those without secure land 

tenure suffer the most exposure to climate risks and are the most sensitive to climate 

impacts. Improved tenure security is an important enabler of successful climate change 

adaption. Good land governance and secure land tenure are fundamental to sustainable 

and equitable development at macro (livelihood, human rights, poverty reduction) and micro 

levels (household income, empowerment of women, food security). Peoples’ access to land 

is a core concern beyond a climate-change focus for many international agendas, e.g. 

human rights, the Sustainable Development Goals, the Sendai Framework, the New Urban 

Agenda, etc. Investments in responsible land governance enhances climate resilience and 

improves policy performance when measured against a range of global frameworks. 

Good land governance contributes to the Paris Declaration (climate change) and the Sendai 

Framework (disaster risk reduction) and many of the land-related Sustainable Development 

Goals (SDGs) e.g. 1 (poverty), 2 (hunger), 5 (gender), 6 (water), 7 (energy), 8 (work), 10 

(inequality), 11 (cities and communities), 13 (climate), 15 (life on land) and 16 (peace and 

justice). It is also an important consideration for Section 35 of the New Urban Agenda, 

among others.


Climate vulnerability is usefully understood as a function of exposure to a climate-related 

hazard and the sensitivity of the exposed unit in question to a particular hazard (people, 

land, economic activity, infrastructure, buildings, etc.), counter-acted adaptive capacity (e.g. 

access to insurance to respond after an extreme event. The actual “impact” of a hazard is 

often exaggerated by human influence, e.g. excess heat in high density urban settlements, 

flooding through factors settlements being built in floodplains, inadequate or blocked 

drainage, drought amplified by poor management regimes. The sensitivity of exposed units 

determines vulnerability, especially in developing countries. For instance, the difference in 

the quality of housing will 

determine the damage 

caused when two houses 

are exposed to the same 

storm. This also apply to 

different groups of people 

(children, older, women, 

youth, disabled, etc.), who 

are often particularly 

vulnerable to a variety of 

climate-related hazards 

due to a combination of 

high levels of sensitivity 

and low capacity to adapt. 

Individual levels of 

vulnerability to everyday 

hazards, disasters and climate-change impacts vary. This is exaggerated in fast-growing 

cities in developing countries, with low-income households and those without security of 

tenure having greater exposure to natural hazards; consequently, they are often worst 
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affected by disasters. Impacts are compounded by sensitivity factors such as poor-quality 

housing, a lack of hazard-reducing infrastructure and less capacity to cope either through 

limitations in state provisions and other response agencies, and legal protection. Those 

who depend on natural resources (both land and sea) for their livelihoods are also adversely 

impacted by a changing climate. Populations are more 

likely to be displaced when exposed to extreme weather 

events and lack the resources for planned migration. In 

response, Adaptive capacity is reflective of the fact that 

humans can identify and assess risks and take actions 

to reduce these risks through adaptation measures. It 

represents the potential of a system or individual to 

change and adapt and is influenced by factors such as 

access to information, enabling governance structures, 

technology and finance. It thereby acts as a counter-

balance to the exposure and sensitivity elements.  

GLTN has used reviewed lessons learned from five case studies. Land Tenure and Climate 

Vulnerability in Karamoja, Uganda;  the 2007-2012 Drought in North-Eastern Syria; the 2013 

Flash-Floods in Saint Vincent and the Grenadines; typhoon Sendong in Cagayan De Oro 

City, Northern Mindanao, Philippines; and challenges faced by informal settlements, 

Honiara, Solomon Islands. GLTN has tools that address the various dimensions of land 

tenure that improve climate security. These include assessment and mapping of tenure 

security, pro-poor land recordation, Gender Evaluation Criteria, involving youth in land 

tenure decision making, understanding customary and faith tenure models, tools and 

guidelines to support land governance decision-making, participatory enumerations, role of 

spatial information, tools to support land-dispute resolution, resilience assessment and 

profiling.  

GLTN’s work on land and climate change is an example of normative work contributes 

directly to at least three (3) domains of change of UN-Habitat’s Strategic Plan (1,3 and 4); 

and an example of an ‘integrated’ approach. GLTN partners have highlighted through their 

work that tenure security is clearly an important enabler of climate-change adaptation.Land 

administration approaches should be informed by climate and hazard risk 

assessment. Pathways towards more integrated approaches for climate-resilient land 

governance for potential entry points and collaboration SHOULD include: Policy and 

Institutional frameworks - investments in responsible land governance will enhance climate 

resilience & improve policy performance when measured against a range of global 

frameworks. Land tenure should be explicitly considered during climate vulnerability 

assessments and adaptation-planning processes. Mainstreaming in plans and 

programmes. GLTN next steps would be in promoting integration and ‘mainstreaming’ 

within UN-Habitat and partners, through awareness and knowledge building and 

development of priority land tools. Sait thanked the GLTN team especially David Mitchell of 

RMIT and Danilo Antonio who coordinated the GLTN study.
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“Those without 

secure land tenure 

suffer the most 

exposure to climate 

risks and are the 

most sensitive to 

climate impacts.”



Nonette Royo - Securing Indigenous people’s land/forest 

rights in the context of forest degradation 

Nonette Royo is executive director for The International Land and Forest Tenure Facility.  
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Nonette Royo

Arild Angelsen



Discussant’s notes: Prof. Arild Angelsen 

Prof. Arild Angelsen is professor of economics at the Norwegian University of Life Sciences (UMB) and a 

senior associate at CIFOR, Indonesia.  

Thanks for two nice presentations, to which I only have time to make a few pointed 

comments.


First on land-tenure and climate change (by Siraj Sait), I think the overall claim about weak 

tenure increasing climate vulnerability is credible. I here follow the IPCC definition about 

vulnerability being defined in terms of ability to cope with and adopt to shocks. The 

argument can partly be that lower stock of assets (such as land) increase vulnerability, but 

also that low ownership security to the assets one regularly use reduce the ability to cope 

with a crisis. These are plausible links, but I would also like to see more research, not at 

least to see how important tenure is relative to 

other factors that determine vulnerability. We 

should be careful not to just assume that “good 

(or bad) things come together”.


The presentation on indigenous land rights and 

forest degradation (by Nonette Royo) raises 

important issues, and this is an area where I 

have done more research myself. I would like to 

highlight two findings from the large body of 

empirical studies on deforestation (much larger 

than the degradation literature). First, forests under some form of forest protection, such as 

indigenous land reserves, experience less deforestation. This is not just due to passive 

protection (e.g. protected areas being located far from roads and markets), but there is also 

a causal effect: protected areas protect forests.


Second, the link between tenure and deforestation is ambiguous, and reviews of the 

literature do not find a clear association. That was one of the conclusions in a review David 

Kaimowitz made more than 20 years ago, and the same conclusion was reached in a more 

recent review by Busch and Ferretti-Gallon (2017). One might think that more secure tenure 

gives better management of the resource (forest), but we forget an important fact about 

deforestation. Forest clearing to create agricultural land is an investment. If the security of 

that investment increase (= more secure land tenure), then farmers might want to invest 

more (= more deforestation). Thus, while secure land tenure is important for many reasons, 

one cannot assume that it automatically reduce deforestation. 
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“While secure land tenure 

is important for many 

reasons, one cannot 

assume that it 

automatically reduce 

deforestation.”



Christian Graefen - Integration of land and property in the 

context of reconstruction in the Arab Region 

Christian Graefen works for German development agency (GIZ) that provides capacity building services in 

the field of international development cooperation.  

 Talking points  

• Arab region with poor percentage of women land use rights (past inheritance laws are 

restricting women from rural lands); modern inheritance laws are being stipulated in e.g. 

Tunisia, Morocco, Oman and allow for a more equal ownership structure in the future


• Politically extremely difficult and challenging


• Former projects on land regularization and pastoral land use security (North Sinai, Egypt; 

Morocco Trans Atlas; Palestine, Land regularization) had mixed results/impacts


• Concentration of BMZ now on capacity building in the Arab region (through GLTN and 

with NELGA) is very promising; on Housing, Lands and Property (HLP) targeting Syrian 

refugees in Lebanon, Turkey and Jordan is progressing well (an APP for ownership 

registration and real estate registration of lost property is developed and piloted) and on 

Expertise exchange in the region is dynamic. First time a real cooperative spirit in land 

governance, benchmarking of concepts/institutions and results and experience exchange 

and cooperation of universities is realized. 


• BMZ involvement in the region is outstanding, substantial and increasing. Delegation of 

some political sensitive tasks is delegated to GLTN and UN Habitat successfully. The 

Arab Land Initiative is progressing more dynamically as foreseen originally. Partners 

(World Bank, UN Habitat, GLTN, Arab Surveyors, FIG etc.) stay highly engaged and 

committed. 
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Christian Graefen



Oumar Sylla - The land-peace-development nexus: Lessons 

from the UN  

Oumar Sylla is leader of the Land and Global Land Tool Network (GLTN) Unit within the Urban Land, 

Legislation and Governance (ULLG) branch of UN-Habitat.  
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Oumar Sylla

Jean Du Plessis



Summary and closing remarks 

Jean Du Plessis - Some insights and key questions 

Jean du Plessis is a land and capacity development expert in the Global Land Tool Network Secretariat, 

based at UN-Habitat, Nairobi.  

Take home learning 

• The consistent emphasis on local participation


• Macro-economic context and capacities were lacking, just a touch on youth employment


• Out of a population of 17 million in Kenya, only 25000 registered mortgages


• Land regularisation can be done incrementally (not all problems have to be solved at 

once, and things don’t have to be perfect at first)


• Networking is a necessity for achieving global peace on land


• Land administration system — any project in a country has to start with building 

maintenance systems 


• Set priorities right to successfully implement projects


• The empirical and conceptual debates to project property rights of vulnerable groups are 

not yet over


• We shall try to organise this type of exchange in a more systematic way, for which we can 

mobilise the support and contributions of partners such as other UN agencies, donors, 

private sector, etc.


Questions 

• What are good examples of participatory land-tax management (beyond just participatory 

budgeting)?


• How to integrate ecosystem services into land-tax (using them as a base for reducing the 

tax base or as a condition for exemption)


• Pastoral land or communal land — land at the margins and vulnerability overlooked


• GLTN work — specific tools have supported to build momentum, yet these are pilot 

projects. The question is how do we make the programmes go to scale at national levels.
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Ambassador Mona Brøther - Summary 

Mona Elisabeth Brøther is a professional diplomat with 40 years of experience of Norwegian diplomacy.  

The seminar clearly showed, that much has happened since Norway together with other 

donor countries launched the specific focus on Land rights and created the Legal 

Empowerment Commission in 2005. This commission, led by M. Albright and H de Soto, 

delivered its report to the Secretary General of the UN in 2008. Since then, some UN bodies 

and many NGO’s have worked bottom-up with the formalization of property rights. Most 

importantly within this development (and as the seminar has shown) is:


• The idea that Land rights contribute to fight poverty is now universally recognized 

and integrated in the portfolio of sustainable developments globally.


• The agenda has thus been interlinked with the global challenges (SDGs), together 

with climate issues, land degradation and forced evictions; displacements, 

urbanization, and fight against corruption.


• The agenda started out from an individual approach where property rights could lift 

people out of poverty and was about individual dignity, to the building of sense of 

community and the obligation by authorities to 

provide tenure security.


The seminar brought some good examples of action 

(from theory to action), such as:


• Tangible, local improvements are necessary to 

spur interest and support 


• Quick pilot projects are largely helped by the 

toolkit of the GLTN. 


• Political support is crucial and there is still a 

way to go. 


• An obvious weakness is still that the bottom-up approach only reach specific areas 

and initiatives.


And my personal remark; any reform creates enemies (stated as early as by Machiavelli). 

There was an undue resistance 15 years back, as the agenda was considered a right-wing 

approach. Today, the resistance has changed. Not all are benefited from universal land 

rights to individuals. Black economies, land grabbers, investors, big money, transnational 

finance fear the extension of rights to poor people. But some can turn into supporters. 

Diplomacy and support on the highest political level must be the next step in the agenda, 

as well as a focus on urban development, as rapid and unregulated urbanization is one of 

the biggest global threats to sustainable development and the fight against poverty.
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“The idea that Land 

rights contribute to 

fight poverty is now 

universally recognized 

and integrated in the 

portfolio of sustainable 

developments 

globally.”
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Attachments 

Workshop program 
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Workshop invitation  
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Invitation to the workshop “Commitment to Action: Land and 
Property Rights for Sustainable Development”

January 30th, 2020
Hammersborggata 9, Oslo

Dear colleagues and friends,

The Global Land Tool Network (GLTN), in partnership with the United Nations Human Settlement 
Programme (UN HABITAT), the Norwegian Mapping Authority (NMA) and Habitat Norway (HN) have 
the great pleasure to invite you to a workshop on “Land and Property Rights for Sustainable 
Development”, to take place on January 30th, 2020 from 9:00 am to 3:30 pm, in Oslo, Norway. This 
event will mark the global partnership entry into the “SDG Action Decade towards 2030”.    

The workshop is arranged in conjunction with GLTN’s annual physical Steering Committee meeting 
and corresponds with the Network’s 15th anniversary. GLTN was initiated at an international 
conference in Vettre, Asker in 2005 organized by the Norwegian Ministry of Foreign Affairs. Since 
then, its 82 diverse partners have collaborated with a common focus of improving land and tenure 
security of marginalized groups in both urban and rural contexts.

With more than 70% of the global population lacking legally recognized documentation for the land 
they live on or use for production, land and tenure insecurity presents a significant obstacle to efforts 
to create acceptable living conditions for all. Forced evictions and “land grabbing” take place on 
almost on all continents, resulting in the loss of safe and stable environments for children and youth 
to grow up in. Women’s rights are particularly vulnerable in these situations, and in particular in 
contexts affected by human conflict and natural disasters. Guaranteed rights to land and property 
(secure tenure) will improve ordinary people’s opportunities to invest in and improve their housing 
situation.  These are amongst the challenges and opportunities to be presented and deliberated 
upon during the workshop.

All three organizers of the workshop – GLTN, NMA and HN – share the goal of promoting sustainable 
development with a focus on improving living conditions in the rural-urban continuum. The 
Sustainable Development Goals, the New Urban Agenda, the Sendai and the Paris Declarations on 
Disaster and Climate respectively constitute a valuable normative frame for our partnership.

The workshop will highlight practical cases and approaches to addressing emerging challenges in the 
land ecosystem (conflict, displacement, climate change) to ensure tenure security for all within the 
framework of the SDGs, from technologically advanced information systems to concrete experiences 
and practice in the field. We kindly request that you register on www.habitat-norway.org or directly 
on habitatnorway@gmail.com before January 28th, 2020.  In addition, we would also like to welcome 
you to a showing of the film 'The Rebel Optimist' the evening before on Wednesday January 29th at 
19:00 pm, at FolkOslo in Youngstorget. 

Sincerely,

Kåre Kyrkjeeide                                        Oumar Sylla                             Erik Berg 
NMA                                                           GLTN                                           HN
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