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Project on Enhancing Sustainable Development in Katondo, Kabwe, 

Zambia, through Government-Led Land Tenure Reform and National 

Land Titling Initiatives1 

Dr. Silumbwe Moses Evance 

Abstract 

Land title allocation plays a crucial role in fostering sustainable urban development by 

providing security of tenure, promoting investment, and enhancing livelihoods. This study 

examines the process of land titling in Katondo, Kabwe, with a focus on how government-

driven initiatives empower local communities and contribute to sustainable development. 

Through an analysis of land administration policies, stakeholder engagement, and the 

challenges faced in the formalization of land tenure, the study evaluates the effectiveness 

of current governance structures in facilitating equitable land distribution. Findings reveal 

that while government interventions have improved access to formal land ownership, 

bureaucratic inefficiencies, financial constraints, and inadequate public awareness continue 

to hinder progress. The study highlights the need for policy reforms, enhanced community 

participation, and improved institutional coordination to ensure an inclusive and 

sustainable land tenure system. By strengthening government-led empowerment programs, 

Katondo can serve as a model for balancing land security and sustainable urban growth in 

Zambia. 
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Significance of the Study 

This study is significant as it addresses the critical intersection between land governance 

and sustainable urban development in Zambia, using Katondo in Kabwe as a case study. 

By focusing on the government’s role in land title allocation, the research contributes 

valuable insights into how formal land tenure systems can enhance community 

empowerment, reduce informal settlements, and stimulate socio-economic development 

(Deininger & Feder, 2009; UN-Habitat, 2014). 

In the broader context of Zambia’s urbanization challenges, the findings of this study 

provide evidence-based recommendations that can inform national policy reform and 

improve land administration frameworks. The identification of key obstacles—such as 

bureaucratic delays, financial limitations, and low public awareness—offers practical 

guidance for policymakers, local authorities, and development partners aiming to build 

more transparent, inclusive, and efficient land titling systems (Zambia Ministry of Lands 

and Natural Resources [MLNR], 2017; Payne et al., 2009). 

Moreover, the study elevates the importance of community engagement and institutional 

coordination in land reform processes, highlighting how local empowerment can drive 

long-term, sustainable change (Durand-Lasserve & Selod, 2009). By showcasing Katondo’s 

experience, the research serves as a potential blueprint for other urban areas grappling with 

similar land tenure issues, thus contributing to the national and regional discourse on land 

rights, urban planning, and poverty reduction (Rakodi, 2007). 

Enhanced Urban Governance Through Land Titling 

Urban governance refers to the processes, institutions, and systems through which cities are 

managed and regulated. As cities in developing countries continue to experience rapid 

urbanization, challenges such as informal settlements, insecure land tenure, poor service 

delivery, and weak institutional coordination have become prominent (UN-Habitat, 

2016). In this context, land titling has emerged as a critical tool in promoting enhanced 

urban governance (World Bank, 2011). 

Land titling refers to the formal recognition of land ownership through official 

documentation, often issued by a government or authorized agency. It plays a vital role in 

structuring and regulating urban space, strengthening legal frameworks, and empowering 

communities (Deininger et al., 2008). This essay explores how enhanced urban governance 

is addressed through land titling, with emphasis on its contribution to tenure security, 
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institutional effectiveness, spatial planning, community empowerment, and sustainable 

development. 

The Nexus Between Land Titling and Urban Governance 

Urban governance encompasses various dimensions, including land management, policy 

implementation, legal frameworks, and public participation. Land titling directly interfaces 

with each of these elements (Payne, 2002). In cities characterized by informal land 

occupation and unplanned development, land titling creates a basis for legal recognition 

and formal governance (Durand-Lasserve & Royston, 2002). By issuing titles, governments 

assert authority over land administration and facilitate systematic planning and 

development. 

Moreover, land titling allows for the formal inclusion of informal settlements into the 

urban fabric, thereby extending public services, infrastructure, and legal protections to 

previously marginalized areas (UN-Habitat, 2014). This process strengthens governance by 

reducing legal ambiguity and increasing predictability in land use and transactions. 

Securing Tenure and Legal Empowerment 

One of the most direct impacts of land titling on urban governance is the enhancement of 

tenure security. In many cities, residents occupy land without legal recognition, rendering 

them vulnerable to evictions, disputes, and exploitation (Durand-Lasserve & Selod, 2009). 

This legal uncertainty discourages long-term investment in housing and businesses, 

undermines social stability, and weakens trust in public institutions. 

Through land titling, individuals gain documented rights that can be defended in a court 

of law. This legal empowerment increases citizens' confidence in governance systems and 

their willingness to engage with government structures (De Soto, 2000). Secure tenure also 

reduces land conflicts, facilitates dispute resolution, and strengthens the rule of law in urban 

settings. 

Facilitating Spatial Planning and Infrastructure Development 

Land titling plays a critical role in urban planning. In the absence of formal land ownership 

records, city planners face significant challenges in mapping urban growth, allocating land 

uses, and coordinating infrastructure development (Payne et al., 2009). Titling provides 

accurate data about land ownership, size, and use, which forms the foundation for 

evidence-based planning. 
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For example, in many cities in Sub-Saharan Africa, including Lusaka and Kabwe in Zambia, 

unplanned urban expansion has led to congestion, poor access to services, and 

environmental degradation (UN-Habitat, 2016). Introducing land titling helps 

governments gain control over spatial development, ensuring that infrastructure 

investments reach the areas where they are most needed (MLNR, 2017). 

Strengthening Institutional Capacity and Transparency 

Effective urban governance depends on strong institutions with the capacity to manage 

land administration, service delivery, and regulatory enforcement. Land titling initiatives 

often necessitate institutional reform, including improvements in record-keeping, 

digitization of land registries, and inter-agency coordination (World Bank, 2011). These 

reforms, in turn, foster greater efficiency and reduce opportunities for corruption 

(Transparency International, 2020). 

Promoting Economic Development and Public Revenue 

From a governance perspective, the financial implications of land titling are significant. 

Formally titled land can be used as collateral for credit, unlocking investment in housing, 

small businesses, and other economic activities (Deininger & Feder, 2009). Property 

taxation also becomes more feasible and efficient, enhancing revenue collection for 

municipalities (UN-Habitat, 2014). 

Empowering Communities and Enhancing Participation 

Urban governance requires active community participation. Land titling fosters civic 

engagement by giving residents a stake in urban decision-making (Payne et al., 2009). 

Participatory titling approaches also contribute to gender-inclusive governance and 

improved service delivery. 

Addressing Challenges and Implementation Gaps 

While land titling has many benefits, it must be carefully implemented to avoid excluding 

vulnerable groups or reinforcing inequalities (Durand-Lasserve & Selod, 2009).  

Participatory, inclusive, and transparent approaches are critical for success (Payne et al., 

2009). 

http://www.pmworldjournal.com/
http://www.pmworldlibrary.net/


PM World Journal  (ISSN: 2330-4480)                    Project on enhancing Sustainable Development in  

Vol. XIV, Issue VI – June 2025                             Katondo Kabwe, Zambia, through Government- Led 

www.pmworldjournal.com                             Land Tenure Reforms and National Land Titling Initiative 

Featured Paper  Dr. Silumbwe Moses Evance 

 

 

 

 
© 2025 Silumbwe Moses Evance 

www.pmworldlibrary.net  Page 5 of 16 

Zambia’s National Land Titling Program 

Zambia’s National Land Titling Program illustrates how formal land rights contribute to 

improved governance. In areas like Katondo, the program has helped improve service 

access, promote community-government collaboration, and enhance legal land use 

frameworks (MLNR, 2017; UN-Habitat, 2014). 

Transforms Informal Settlements into Legal Neighborhoods 

Katondo was previously considered a high-density settlement with limited formal 

regulation. Land titling legitimizes the area, integrating it into Kabwe’s official urban 

planning framework (UN-Habitat, 2014; Payne, 2002). By mapping, surveying, and 

officially registering plots, the area becomes part of the formal city structure. This legal 

inclusion means Katondo can now be considered for infrastructure investment, urban 

services, and development projects (Durand-Lasserve & Selod, 2009). 

Facilitates Infrastructure and Service Delivery 

Informal settlements often lack basic services like clean water, electricity, roads, and waste 

management. In Katondo, the land titling process allows the local authority and service 

providers to legally extend services to residents (UN-Habitat, 2016). With a clear and 

recognized layout of plots and households, the government can plan and deliver public 

utilities efficiently (Payne et al., 2009). This improves health, mobility, safety, and overall 

living conditions in the community. 

 Promotes Economic Empowerment 

Many residents in Katondo previously couldn’t use their property as an asset because it 

lacked formal recognition. Land titling transforms informal plots into legal, bankable 

property (De Soto, 2000; Deininger & Feder, 2009). Residents can now use their title 

deeds to access loans, invest in businesses, or upgrade their homes. This contributes to 

household income growth and fosters local economic development (World Bank, 2011). 

Strengthens Local Governance and Community Participation 

The titling process in Katondo involved collaboration between the Ministry of Lands, 

Kabwe Municipal Council, and local communities. This inclusive approach builds trust 

between the government and citizens (Rakodi, 2007). Community members are involved 

in mapping, verification, and resolving disputes. It encourages civic engagement and builds 
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stronger local governance structures, including resident associations and ward 

development committees (UN-Habitat, 2014). 

Reduces Unregulated Expansion and Encourages Planned Development 

Unregulated settlement growth in Katondo led to congested housing and unsafe living 

conditions. Land titling introduces formal land use controls and zoning, discouraging 

further informal encroachment (Durand-Lasserve & Royston, 2002). It provides a basis for 

enforcing urban planning laws and guidelines. Future development becomes more 

organized, with room for public spaces, roads, and institutions like clinics or schools 

(MLNR, 2017). 

Generates Local Revenue Through Property Tax 

With titled plots, Katondo becomes part of the taxable urban area. The Kabwe Municipal 

Council can now collect property rates, which were previously not feasible due to 

informality. Legal land records allow the council to assess and bill for land use (World 

Bank, 2011). The revenue generated can be reinvested into infrastructure, services, and 

local development (UN-Habitat, 2014). 

Provides a Model for Replication 

The success of land titling in Katondo serves as a pilot or model for other informal 

settlements in Kabwe and beyond. Lessons learned from Katondo can guide national and 

local authorities in rolling out similar initiatives in other urban areas (Payne, 2002). It 

contributes to Zambia’s broader goal of promoting secure tenure, urban resilience, and 

inclusive development (MLNR, 2017). 

FINDINGS 

Improved Access to Formal Land Ownership 

 

Government interventions have made formal land ownership more accessible to residents 

of Katondo. This suggests that titling initiatives are working to bring informal settlers into 

the legal framework, giving them secure tenure and legal recognition of their land rights 

(Deininger & Feder, 2009). 
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Empowerment Through Government Initiatives 

Government-driven land titling initiatives have contributed to community empowerment 

and sustainable development. The formalization process is not just administrative—it’s 

enabling residents to feel more secure, invest in their homes, and participate in governance 

(UN-Habitat, 2016; Rakodi, 2007). 

 

Bureaucratic Inefficiencies 

Delays and procedural inefficiencies within government institutions are a significant barrier. 

The titling process may be slow, disorganized, or difficult for residents to navigate, 

potentially discouraging participation or trust in the system (World Bank, 2011). 

Financial Constraints 

Cost remains a barrier to fully realizing the benefits of land titling. Either the process is too 

expensive for many low-income residents, or the government lacks sufficient funding to 

roll out titling effectively at scale (Payne et al., 2009). 

Inadequate Public Awareness 

There is low awareness or understanding among the public about land titling procedures, 

rights, and benefits. People may not know how to apply for titles, may mistrust the system, 

or may not see its value—limiting community-wide uptake (Durand-Lasserve & Selod, 

2009). 

Gaps in Governance Structures 

Existing governance mechanisms are not fully effective in ensuring equitable land 

distribution. Power imbalances, lack of coordination, or weak enforcement may be 

undermining the goal of inclusive urban development (Rakodi, 2007). 

Need for Policy Reforms and Institutional Coordination 

The study calls for policy changes and better coordination among land institutions. Current 

laws, procedures, and institutional roles may be outdated or overlapping, hindering the 

efficiency and equity of land titling programs (MLNR, 2017). 
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Community Participation is Essential 

The importance of enhanced community involvement is emphasized. Sustainable land 

governance cannot be achieved without grassroots engagement—residents must be 

involved in planning, implementation, and dispute resolution (Payne, 2002; UN-Habitat, 

2014). 

Katondo as a Potential Model for Sustainable Urban Growth 

 

Katondo has the potential to become a model settlement that demonstrates the link 

between land security and sustainable urban development. If challenges are addressed, 

Katondo’s experience could guide similar efforts across Zambia and in comparable urban 

settings (UN-Habitat, 2016; MLNR, 2017). 

CONCLUSION 

The study of land titling in Katondo, Kabwe, underscores the pivotal role of secure land 

tenure in advancing sustainable urban development (Deininger & Feder, 2009; UN-

Habitat, 2016). It reveals that government-led land titling initiatives have made notable 

strides in empowering local communities by improving access to formal land ownership, 

promoting economic opportunities, and enhancing livelihoods (De Soto, 2000; Payne, 

Durand-Lasserve, & Rakodi, 2009). These efforts have begun to transform Katondo from 

an informal settlement into a more structured and legally recognized urban area (Durand-

Lasserve & Royston, 2002). 

However, the research also highlights significant challenges that continue to impede the 

full realization of these benefits. Bureaucratic inefficiencies, limited financial resources, and 

a lack of public awareness undermine the effectiveness of the land titling process (World 

Bank, 2011; Rakodi, 2007). These obstacles point to systemic weaknesses within the current 

land governance framework that must be addressed to ensure equitable and inclusive 

outcomes (MLNR, 2017). 

To overcome these barriers, the study advocates for comprehensive policy reforms, greater 

institutional coordination, and increased community participation (UN-Habitat, 2014; 

Payne, 2002). A more integrated and responsive land administration system, supported by 

transparent processes and grassroots involvement, is essential for building a sustainable and 

resilient urban future (Durand-Lasserve & Selod, 2009). 
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Ultimately, if these challenges are addressed, Katondo has the potential to serve as a model 

for other urban areas in Zambia. Its experience demonstrates how land titling, when 

implemented effectively and inclusively, can be a powerful tool for formalizing informal 

settlements, reducing urban vulnerability, and promoting long-term development (UN-

Habitat, 2016; Deininger & Feder, 2009). 

RECOMMENDATIONS 

Based on the findings and conclusion of the study on land titling in Katondo, Kabwe, the 

following recommendations are proposed to enhance the effectiveness, inclusiveness, and 

sustainability of land tenure systems: 

Implement Comprehensive Policy Reforms 

Existing land policies may be outdated or poorly aligned with the realities of informal 

urban settlements (UN-Habitat, 2014; Payne, 2002). The government should revise land 

administration and urban planning laws to reflect inclusive, pro-poor land governance. 

This includes simplifying the titling process, reducing bureaucratic layers, and ensuring 

consistency across regulatory frameworks (Durand-Lasserve & Selod, 2009). 

Strengthen Institutional Coordination 

Disjointed efforts among land institutions often result in confusion, delays, and inefficient 

service delivery (Rakodi, 2007). Establish clear coordination mechanisms between the 

Ministry of Lands, local authorities (like Kabwe Municipal Council), and other stakeholders 

to streamline procedures and responsibilities in land titling programs (World Bank, 2011). 

Enhance Public Awareness and Education 

Limited knowledge about land rights and titling procedures discourages participation, 

especially among vulnerable groups (UN-Habitat, 2016). Launch community-based 

sensitization campaigns, radio programs, and public meetings to raise awareness about the 

benefits of land titling and educate residents on how to apply, participate, and protect 

their rights (Payne, 2002). 

Improve Financial Accessibility 

High costs related to surveying, documentation, and administrative fees create barriers for 

low-income households (Payne, Durand-Lasserve, & Rakodi, 2009). Introduce subsidies or 

flexible payment plans for vulnerable households, and explore partnerships with NGOs or 
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development agencies to help cover costs for the most marginalized (Deininger & Feder, 

2009). 

Digitize Land Administration Systems 

Manual and paper-based systems contribute to inefficiency, corruption, and data loss 

(MLNR, 2017). Accelerate the adoption of digital land information systems to improve 

transparency, tracking, and service delivery in land titling processes. Mobile platforms can 

be used to provide updates and services to communities (World Bank, 2013). 

Promote Inclusive Community Participation 

Effective land titling requires buy-in and cooperation from local residents, especially in 

resolving disputes and validating claims (De Soto, 2000; UN-Habitat, 2014). Involve local 

leaders, ward committees, and residents in every stage of the process—from land 

identification and mapping to dispute resolution and monitoring (Durand-Lasserve & 

Royston, 2002). 

Monitor and Evaluate Progress Regularly 

Lack of monitoring mechanisms can lead to stagnation or regression of progress (Payne, 

2002). Establish regular evaluation frameworks to assess the outcomes of land titling efforts 

in Katondo, with feedback loops to adjust policies, strategies, and operations accordingly 

(UN-Habitat, 2016). 

Expand the Program to Similar Informal Settlements 

Katondo’s experience can inform urban development strategies elsewhere. Scale up the 

land titling initiative to other informal settlements in Kabwe and across Zambia, using 

Katondo as a case study to guide best practices and avoid common pitfalls (Rakodi, 2007; 

UN-Habitat, 2014). 

Encourage Private Sector and Donor Involvement 

Public resources may be insufficient to meet the full scope of land titling needs. Foster 

partnerships with the private sector, civil society organizations, and international donors 

to mobilize technical and financial support for sustained land tenure reform and 

implementation (Deininger & Feder, 2009; World Bank, 2011). 
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Integrate Land Titling with Broader Urban Planning Efforts 

Titling alone cannot solve the challenges of unplanned settlements without considering 

infrastructure, services, and zoning. Align land titling with comprehensive urban 

development plans that include housing, roads, drainage, and social amenities to create 

livable, planned communities (UN-Habitat, 2016; Payne, 2002). 
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APPENDIX 3: 

 SHOWS HIS HONOR THE DEPUTY MAYOR REPRESENTING HIS WORSHIP THE 

MAYOR OF KABWE MUNICIPAL COUNCIL 
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