
LOUISE FRIIS-HANSEN REPORTS ON A NEW FIG AND UN-HABITAT/GLTN-POLICY GUIDE THAT
WAS LAUNCHED AT THIS YEAR’S FIG CONGRESS

Surveyors play an essential role in several of
the 17 UN sustainable development goals
(SDG). FIG aims to make an active effort
towards the goals that involve surveyors and
surveying, to assist in achieving the goals and
their targets by 2030 and set the world on
a path towards sustainable development.

Valuation of unregistered land in
developing countries is a critical path to
achieving many important global, regional
and national development goals such as
addressing climate change, sustainable
urban development, food security,
promoting responsible investments,
addressing conflicts often associated with
large-scale land investments, and common
human rights abuses associated with land.
IIff lleefftt uunncchheecckkeedd,, aallll ooff tthheessee pprroobblleemmss
wwiillll aaffffeecctt tthhee ppoooorr aanndd wwoommeenn mmoosstt.

IInn mmaannyy ddeevveellooppiinngg ccoouunnttriieess,, oonnllyy 3300%%
ooff llaanndd rriigghhttss aarree rreeggiisstteerreedd aanndd vvaalluuaattiioonn
hhaass ggeenneerraallllyy ssoo ffaarr bbeeeenn ffooccuusseedd oonn tthhiiss
rreeggiisstteerreedd llaanndd.. VVaalluuaattiioonn iiss nneecceessssaarryy ttoo
iimmpprroovvee ccoonnttrrooll oovveerr llaanndd aanndd pprrooppeerrttyy iinn aa
wwaayy tthhaatt bbuuiillddss eeqquuiittaabbllee aacccceessss ttoo fifinnaanncciiaall
sseerrvviicceess aanndd mmoobbiilliisseess rreessoouurrcceess ffoorr eeccoonnoommiicc
ggrroowwtthh aanndd ppoovveerrttyy rreedduuccttiioonn.. IItt iiss ccrriittiiccaall
ttoo uuppggrraaddee iinnffoorrmmaall sseettttlleemmeennttss,, ssuuppppoorrtt
tthhee rreesseettttlleemmeenntt ooff ddiissppllaacceedd ppeeooppllee aanndd
ffoorr iinnvveessttmmeenntt aanndd ddeevveellooppmmeenntt pprroojjeeccttss..
IItt iiss vviittaall ffoorr iimmpprroovviinngg ttrraannssppaarreennccyy iinn
ooppaaqquuee llaanndd mmaarrkkeettss,, wwhhiicchh ddiissaaddvvaannttaaggee

A GUIDE
the poor who may lose out on getting
the right value for their land and would
entrench poverty even further in their lives.

The Global Land Tool Network (GLTN)
and FIG, together with other GLTN partners
such as the UK’s Royal Institution of Chartered
Surveyors (RICS), joined hands in the
initiative to develop a guide for valuation of
unregistered lands that adds to the tools and
approaches that GLTN offers. This approach
to value unregistered land is therefore meant
to support developing countries that have
unregistered land to be able to value it.

The work started back in 2010
The development of the tool started with
initial research dating back to 2010 on
vvaalluuaattiioonn ooff uunnrreeggiisstteerreedd llaannddss’,, ddoonnee iinn
ppaarrttnneerrsshhiipp wwiitthh RRIICCSS. SSiinnccee tthheenn,, iitt hhaass
bbeeeen ddiissccuusssseedd aatt sseevveerraall eexxppeerrtt ggrroouupp
meetinnggss oorrggaanniisseedd bbyy FFIGG;; ssppeecciiaall sseessssions
aatt FFIIGG ccoonnffeerreenncceess ((wwoorrkkiinngg wweeeekkss aanndd
ccoonnggrreessss));; aanndd sseevveerraall rreevviieeww rroouunnddss
bbyy iinntteerrnnaattiioonnaall vvaalluuaattiioonn pprrooffeessssiioonn
eexxppeerrttss ffrroomm aallll oovveerr tthhee wwoorrlldd..

IInn tthhaatt ttiimmee,, vvaalluuaattiioonn pprriinncciipplleess,,
ffrraammeewwoorrkkss aanndd sseevveerraall mmeetthhooddss tthhaatt ccaann
bbee uusseedd ttoo vvaalluuee uunnrreeggiisstteerreedd llaannddss hhaavvee
bbeeeenn iiddeennttiififieedd.. TThheerree aarree hhoowweevveerr uunniiqquuee
cchhaalllleennggeess iinn vvaalluuiinngg uunnrreeggiisstteerreedd llaannddss,,
wwhhiicchh mmaakkeess iitt ccoommpplliiccaatteedd ttoo pprroovviiddee aa
ggeenneerraall ttooooll tthhaatt fifittss aallll.. TThhiiss gguuiiddee ggiivveess

VALUATION OF UNREGISTERED LAND -

Who should use this guide
The policy guide is intended for valu-
ation practitioners, land profession-
als, policy-makers and stakeholders
involved in the valuation of unregis-
tered lands. While the guide will be of
immediate interest to those involved in
public or private sector land and prop-
erty valuation in developing countries,
there are many other stakeholders who
should also benefit. These include: poli-
cy-makers in government departments
involved in large development projects,
local authorities, United Nations agen-
cies, international finance institutions,
investors, property developers, banks,
INGOs and NGOs, citizens, land owners,
local communities and women’s groups.

ssoommee ppoossssiibbllee ttoooollss aanndd mmeetthhooddss aanndd ttaakkeess
intoo coonnssiiddeerraattiioonn tthhaatt llooccaall ddiiffffeerreenncceess aanndd
wwaayyss ooff woorrkkiinngg wwiitthh vvaalluuaattiioonn aanndd wwiitthh
llaanndd mmuusstt bbee ttaakkeenn iinnttoo ccoonnssiiddeerraattiioonn..

TThhee mmaannyy ddiissccuussssiioonnss aanndd eexxppeerrttss’’
ffeeeeddbbaacckk hhaavvee lleedd ttoo tthhee VVaalluuaattiioonn ooff
UUnnrreeggiisstteerreedd LLaannddss:: AA PPoolliiccyy GGuuiiddee.. LLeeaadd aauutthhoorr
ooff tthhee gguuiiddee iiss MMiikkee MMccDDeerrmmootttt,, wwiitthh ccoo--
aauutthhoorrss MMaatttt MMyyeerrss aanndd CCllaarriissssaa AAuugguussttiinnuuss..

TThhee gguuiiddee wwaass llaauunncchheedd aatt tthhee FFIIGG
CCoonnggrreessss 22001188 iinn IIssttaannbbuull,, TTuurrkkeeyy aatt aa
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At one of the plenary sessions at the FIG Congress, Keith Bell of theWorld Bank talked to 1,500 Turkish and
international participants talked about the challenge of dealing with the predicted two billion new urban
residents and 1.2 million new square kilometres of urban area

From left: Danio Antonio, GLTN; FIG president Chryssy Potsiou; James Kavanagh, RICS; Oumar Sylla, GLTN;
Clarissa Augustinus, FIG ambassador and previous GLTN; and John Gitau, GLTN. A synopsis of the guide was
presented by Clarissa Augustinus

special FIG/GLTN session and it was also
presented at the GLTN partners meeting
that was held in Nairobi, Kenya, in April.

The GLTN ‘continuum of land-rights’
approach to tenure security describes a
range of land rights – including formal,
informal and customary – in which the
registered ownership of land is just one of
many forms of tenure. This approach in turn
needs an accepted method of valuation
for the range of unregistered lands. It
should conform to professional standards
and consider communities’ values.

The need to be able to value unregistered
lands is intensifying. Population growth and
urban growth rates are increasing the pressure
on land and the risk of evictions. More urban
and rural development projects are coming
online that need land acquisition, and fair
involuntary relocation and payment packages.
Large-scale land-based investments for food
and bio-fuels are on the rise and affecting
local occupants. Rising sea-level because
of climate change is an emerging threat
that will involve large-scale relocations of
communities. Conflict means the international
community is currently managing the
largest number of displaced people
recorded for many decades, all of whom
need land for shelter and/or livelihoods.

A fit-for-purpose approach
The global agenda in the guide provides
the ethical framework to value unregistered
land to ensure equity, ethical considerations
and fair valuation judgments, inclusivity and
sustainability. Challenges encountered while
undertaking valuation of unregistered lands
form the focus of the suggested framework to
value this land. The framework entails using
both conventional and innovative approaches
with recognition of the social construction of
value through social market value. The guide
serves to strengthen the implementation

of the continuum of land rights, a key tool
to strengthen tenure security for all.

The feasibility of obtaining an accurate
valuation of unregistered lands using standard
valuation procedures will vary greatly with
circumstances. However, it is relevant to
describe the standard procedures, as these
should be the first recourse of the valuer of
unregistered lands. It should provide the
framing for any different processes applied.
This is especially important for large-scale
transactions. Social, cultural, religious, spiritual
and environmental aspects of society are

the foundation of valuation. This guide uses
the standard definition of market value,
including social market value concepts.
This links to the socio-cultural, religious,
spiritual and environmental aspects because
it can be a significant part of unregistered
lands’worth. The valuer needs to read the
market and how it operates in terms of the
market and social market value. They need
to examine the methods accepted in that
market compared with valuation norms and
decide whether or not the sale is acceptable
as evidence of market and social market value.
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The guide argues: “The complexity of
the valuation and its cost should be related
to the value of the land and the purpose
of the valuation, and that this needs to be
a core fit-for-purpose principle for future-
proofing the industry. It also reminds us

tthhaatt uunnrreeggiisstteerreedd llaannddss aarree ccoonnnneecctteedd ttoo
mmaannyy ppoooorr ppeeooppllee.. FFoorr tthheessee rreeaassoonnss,, tthhee
aaffffoorrddaabbiilliittyy ooff tthhee vvaalluuaattiioonn iiss rraaiisseedd iinn
tthhee gguuiiddee.. SSoommee iiddeeaass aarree ssuuggggeesstteedd
tthhaatt mmaayy hheellpp ttoo ddeeccrreeaassee tthhee
ccoosstt ooff vvaalluuaattiioonn,, ssuucchh aass ssttaannddaarrdd

ffoorrmmaatt rreeppoorrttss aanndd tthhee uussee ooff nneeww
tteecchhnnoollooggyy.. FFiitt--ffoorr--ppuurrppoossee vvaalluuaattiioonn iiss aann

emerging demand for transfers, acquisition,
compensation and taxation. Valuation is
crucial for efficient land markets across the
spectrum of values. The industry might need
to do some more thinking on how to deliver
both fit-for-purpose – which is about flexibility,

ssccaalliinngg uupp oovveerr ttiimmee aanndd iinnccrreemmeennttaall
iimmpprroovveemmeennttss –– aanndd pprroo--ppoooorr vvaalluuaattiioonnss.”

AAnn iimmppoorrttaanntt gguuiiddee
VVaalluuaattiioonn ooff uunnrreeggiisstteerreedd llaannddss wwiillll ssttrreennggtthheenn
tthhee iimmpplleemmeennttaattiioonn ooff gglloobbaall ffrraammeewwoorrkkss
ssuucchh aass tthhee SSDDGGss,, tthhee nneeww uurrbbaann aaggeennddaa,,
tthhee vvoolluunnttaarryy gguuiiddeelliinneess oonn rreessppoonnssiibbllee

governance of tenure of land, fisheries and
forests and the continuum of land rights
approach. Transparency in valuation decisions,
reduced public expenditure, reduced land
disputes, land market development and
reduced corruption are other positive effects
that will accrue from the implementation
of the policy guide. Likewise, the policy
guide encourages adherence to high ethical
aanndd hhuummaann rriigghhttss iinnssttrruummeennttss,, wwhhiicchh
wwiillll lliimmiitt hhuummaann rriigghhttss aabbuusseess aassssoocciiaatteedd
wwiitthh llaarrggee-ssccaallee llaanndd--bbaasseedd iinnvveessttmmeennttss,,
ffoorrcceedd eevviiccttiioonnss aanndd rreeseettttlleemmeennttss,, aanndd
eennhaanncceess ssuussttaaiinnaabbllee nnaattiioonnaall eeccoonnoommiicc
ddeevveellooppmmeenntt aanndd iimmpprroovveedd lliivveelliihhooooddss..

LLoouuiissee FFrriiiiss--HHaannsseenn iiss FFIIGG ddiirreeccttoorr
((wwwwww..fifigg..nneett))

The GLTN
GLTN is a dynamic alliance of more
than 75 global land actors and stake-
holders, of which FIG has been a part-
ner from the very beginning in 2006.
With its partners, GLTN aims to improve
security of tenure. The essential func-
tion of GLTN is the development and
dissemination of an inclusive land ten-
ure approach with practical, innovative
implementation tools that will leave
no-one behind. The approach and
tools are grounded in intensive norma-
tive tool development, complemented
by testing in a selection of illustrative,
catalytic demonstration countries.

FIG has been involved in the devel-
opment of several of the 18 fully devel-
oped and field-tested tools, which are
now being used in a growing number
of countries, such as Nepal, Philippines,
Zambia, Uganda and Kenya.Dr Mustafa Palancioğlu, the mayor of Talas, Turkey, was keynote speaker at the first plenary session of FIG

Congress, during which he talked about urban regeneration in Turkey

LIKEWISE, THE POLICY GUIDE ENCOURAGES ADHERENCE TO
HIGH ETHICAL AND HUMAN RIGHTS INSTRUMENTS
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