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Abstract 

Access to land is vital for providing our basic needs. According to earlier research, private land 
titles are a prerequisite for secure land rights and are vital for enabling sustainable economic 
growth and poverty reduction. In Malawi, where a majority of the land is customary, new 
laws have been enacted, but not yet implemented. The new laws allow registration of 
customary land into private land, i.e. land titling. This bachelor thesis investigates the possible 
economic effects of land titling in Malawi based on earlier research and on the views of 
Malawian stakeholders. It was found that the World Bank states that land titling will lead to 
increased investments and improved productivity; increased credits access with lower 
interest rate; increased liquidity on transaction markets; increased access to rental market; 
increased mobility; increased gender equality and decentralization of power. Even though the 
cultural practices in Malawi partly collide with the privatization of customary land, the 
stakeholders generally agree with the effects described by the World Bank. It is difficult to 
predict the effects of the new laws as it depends on various factors. However, land titling will 
surely lead to increased tenure security, which inherently is valuable for the landowners.  
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Sammanfattning 

Tillgång till mark är nödvändigt för att kunna tillgodose våra grundläggande behov. Säkrad 
äganderätt i form av ett landägarbevis är grundläggande för att möjliggöra ekonomisk tillväxt 
och fattigdomsbekämpning. I Malawi är endast en minoritet av marken registrerad. Den 
största andelen mark nyttjas gemensamt av bybor. På initiativ av Världsbanken har Malawiska 
myndigheter tagit fram nya land lagar som ännu inte implementeras. De nya lagarna 
möjliggör att genom registrering omvandla den mark som nyttjas till byborna till privat 
egendom. Denna studie undersöker vilka ekonomiska effekter som härrör från 
landregistrering i Malawi baserat på tidigare forskning och lokala intressenters kunskap och 
erfarenheter. Enligt Världsbanken leder landregistrering i utvecklingsländer till ökade 
investeringar och ökad produktivitet, ökad kreditgivning med lägre ränta, ökad likviditet på 
transaktionsmarknaden, växande hyresmarknad, ökad rörlighet, ökad jämställdhet och 
decentralisering av makt. Trots att de kulturella sedvanorna i Malawi till viss del motverkas av 
privatisering av mark, stämmer intressenternas uppfattning överens med de effekter som 
Världsbanken beskriver. Det går inte att med säkerhet avgöra vilka ekonomiska effekter som 
landregistreringen kommer att resultera i, eftersom att de beror på flera okända faktorer. 
Landregisteringen kommer dock att säkra äganderätten, vilket i sig är värdefullt för de som 
nyttjar marken.  
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Definition of terms  
 
 

Arbitrage Arbitrage is the simultaneous purchase and sale of an asset to profit from an 
imbalance in the price 

 
Cost of capital  The return a person, household, company, etc. requires in order to make an 

investment, with regard to the risk 
 
Investments  To invest is to allocate money in the expectation of some benefit in the future 

 
 
Land tenure Land tenure is the relationship that individuals and groups hold with respect to 

land and land-based resources, such as trees, minerals, pastures, and water 
 

Land titling  A land reform where individuals and households through registration are given 
formal property rights for land that they previously occupied informally or used 
on the basis of communal land tenure 

 
Liquidity  Liquidity refers to the speed with which an asset or security can be converted 

into other assets, securities or cash 
 
Matrilineal  Matrilineality is the tracing of kinship through the female line 
 
Patrilineal  Patrilineality is the tracing of kinship through the male line 
 
Rural-urban Rural-urban migration is a phenomenon involving the movement of people from 

rural areas into cities, either permanently or semi-permanently 
   
Tenure security  Refers to the right of individuals or groups of people to effective protection by 

their government against forcible evictions 
 

World Bank  A international financial institution that provides loans to countries for capital 
projects, aiming to end extreme poverty and to boost shared prosperity 
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1. Introduction 
A brief background to the field of land titling as well as the existing problems is presented 
together with the purpose of the study and the research questions. 
  
1.1. Background  
Access to land is vital for providing our basic needs (World Bank, 2019). The land is not only a 
prerequisite for growing crops for food, in addition, it is from land freshwater is collected, and 
natural resources extracted, it is on land roads and railways are built and it is on land houses 
are standing. The opportunity to own and control land is part of the first UN Sustainable 
Development Goal, which indicates the importance of land access (Regeringskansliet, 2015).  
 
In many parts of the world security of land rights are taken for granted and there is thus a risk 
of underestimating the importance of land rights. However, for a majority of the world’s 
population secure land rights is a rare luxury. In fact, 70% of the world population either lack 
access to land or lack a legally registered title to their land (World Bank, 2017). 
 
In the last decades, several political- and economic actions, with the aim of enabling those 
who lack secure land rights to acquire a legal title to their land have been pursued in a 
number of countries such as Malawi. This study examines what economic effects land titling 
projects will have, in general, and what effects an ongoing project on land titling in Malawi 
will have, in specific.  
 
1.2. Problem formulation 
According to the World Bank, secure land rights lead to various positive economic effects. 
Firstly, secure land rights are fundamental to stimulate investments, enable a functioning 
credit system and to improve sustainable productivity improvement for a country. Secondly, 
secure land rights are important for individuals and households in order to secure their food 
supply and household income and thus reduce poverty. Thirdly, secure land rights are the 
basis of an equal and inclusive society and have been shown to have an impact on especially 
women, indigenous peoples, and other vulnerable groups (Word Bank, 2017).   
 
Furthermore, the World Bank means that private land titles are vital in order to achieve 
secure land rights (Deininger, 2003). In Malawi - one of the world's poorest countries - 
customary land constitutes about 80 percent of the total land (FAO, 2018). Land is transferred 
mainly through inheritance and allocation from traditional authorities and where the users do 
not hold any legal documents to prove their rights to the land (Lovo, 2016). This system 
diminishes the land rights to the extent that one-third of the households are not confident if 
they still will possess their land in ten years’ time (IMF, 2018a). To improve land rights and 
thereby contribute to economic growth and poverty reduction, the government of Malawi – 
supported by the World Bank – legislated The Malawi National Land Policy in 2002 and The 
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Customary Land Act in 2016. In short, the laws are aimed at enabling individuals and 
households to get a legally registered title to their land.  
 
1.3. Aim  
The purpose of this study is to examine if the economic effects of land titling that have been 
presented in the literature are consistent with the views of Malawian stakeholders.  
This study is based on the following research questions:  
 

o How are economic development and poverty reduction affected by land titling? 
o How do different stakeholders in selected areas in Kasungu, Malawi, view the 

economic effects that arise from land titling?  
 

1.4. Focus of the study  
The area around Kasungu is chosen on the basis that this is where the first pilot project 
regarding registration of land has taken place.  
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2. Economic Theories 
Economic theories that enable a scientific analysis of the economic effects of land titling are 
presented here.  
 
2.1. Common Pool Resources Theory 
A common pool resource is a resource benefiting a group of people. However, the benefits 
for the entire group of the common resource are reduced if each individual is striving for his 
or her own interest. In a common pool resource, property rights are not clearly defined in 
opposition to private goods where property rights belong to a person. Through overuse of the 
common resource, the value can decline. Since the resource is not unlimited, it will eventually 
become scarce. This effect is referred to as the “tragedy of the commons” (Meinhardt 2002, 
pg. 1-3). 
 
Tragedy of the commons 
Tragedy of the commons is an economic theory that was first described in 1833 by the 
mathematical amateur William Forster Lloyd. Tragedy of the commons contravenes the 
economic theory that, when individuals make rational choices, the outcome of these choices 
will always be rational for the society (Boatright 2014, pg. 37). Instead, tragedy of the 
commons argues that the most rational choice for the individual would be to use the 
common resource as much as possible i.e. to maximize the gain (Hardin, 1968).  
 
If the individual would limit their use of the common resource, the surplus would be offset by 
other individuals who would increase their use. If all individuals that are using the common 
resource would only see to their self-interest and do what is rational for themselves, the 
common resource would eventually be ruined, thus it would be an irrational collective choice. 
If all the individuals, however, would limit their use of the common resource it would be a 
rational collective choice (Boatright 2014, pg. 38). 
 
To overcome the issue of tragedy of the commons, the most prominent solutions have been 
regulations to limit the use of the common resource and privatization of the common 
resource. Turning the common resource into private property will give the individual more 
incentives to preserve and maintain the sustainability of the resource. Thus, the rational 
choice for the individual when the resource is his or her private property will be to limit their 
use (Smith, 1981). 
 
2.2. Investment analysis   
An investment is an act of putting money or effort into something to make a profit or achieve 
a result in the future, this future profit is in theory equated with future cash flows. There are 
two potential sources of cash flows from an investment in a security. Firstly, the owner of the 
security might get cash payments from the company in the form of a dividend. Secondly, the 
owner of the security might sell the security and thus generate cash flows (Berk & DeMarzo 
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2017, pg. 310). The higher the risk of the investment, the owner of the security will require a 
higher the expected rate of return, this is called the risk premium. The basis of investment 
analysis is the time value of money which describes the difference between the value of 
possessing X money today and the value of possessing X money in the future. The higher the 
risk premium, inflation, and the risk-free rate are, the lower the value of future cash flows will 
be (Berk & DeMarzo 2017, pg. 378). By adjusting the future cash flows after these variables, 
the future dividends are being discounted into today’s value. This is called the Dividend-
Discount Model (Berk & DeMarzo 2017, pg. 310). 
 
In summary it can be noted that the most rational choice for the individual is to use the 
common resource as much as possible i.e. to maximize the gain, which leads to an overuse of 
resources. This is called the tragedy of the commons. To overcome this issue, the most 
prominent solutions have been regulations to limit the use of the common resource and 
privatization of the common resource. An investment is an act of putting money or effort into 
something to make a profit or achieve a result in the future, this future profit is in theory 
equated with future cash flows. 
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3. Land Titling  
Land tenure, land titling, and land governance are defined here and literature on land titling is 
presented. 
 
3.1. Land tenure – Definition  
There are different concepts such as land tenure, land titling, and land governance. These 
concepts are often times interlinked and confused, therefore, these concepts will be defined 
here. 
 
Land tenure is the process of possessing land. It is the legal or customary relationship 
between groups or individuals in regard to land. Thus, land tenure is an institution intended 
to regulate how people behave with rules set up by society. Land tenure is a crucial part of 
the economic, political and social framework and the rules of tenure state how the rights to 
land shall be distributed by society (Cole and Wilson 2016, pg. 4). 
 
Within a society several types of land tenure can be found, the most common types of tenure 
are: 
 

o Private tenure - In private tenure rights to land are allocated to a private unit. The 
private unit can be an individual or a group of people that can exclude others from 
using the land. 
 

o Open access tenure - Open access tenure refers to land that is for everyone where no 
one is excluded from using it. 

 
o Communal tenure - Communal tenure means that people that are part of a 

community or group have a right to use the land. The difference between open access 
tenure and communal tenure is that within the communal tenure, people that are not 
part of the community are excluded. 

 
o Governmental tenure - Governmental tenure is land that is being used by the public 

sector.  
 

Regardless of what type of land tenure that is being used, the rights may contain exclusive 
rights to the land or limited rights like leasehold. The rights to land may be categorized as 
control rights, use rights or transfer rights and also as formal or informal rights, where formal 
rights are recognized by the authorities (i.e. the state) and informal rights fail to have formal 
recognition by the state (Cole and Wilson 2016, pg. 7). 
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3.2. Land titling – Definition  
Land titling is a land reform where individuals and households through registration are given 
formal property rights for land that they previously occupied informally or used on basis of 
communal land tenure, also referred to as customary land tenure (Atuahene, 2006).  
 
3.3. Land governance – Definition  
Land governance refers to the processes, structures, and rules through which decisions are 
made in regard to land access and land use. Land governance consists of the statutory 
framework for land, as well as inheritance of land, land dispute resolutions and traditional 
practices for governing land transactions (FAO, 2019a). 
 
3.4. Economic effects of land titling 
Investments and productivity  
An investment is when you spend money on something that is expected to lead to a future 
return. Examples of investments in land could be planting trees, planting crops or building 
houses. Research from a wide range of developing countries has with strong evidence proven 
that economic growth is the single most important factor to reduce poverty. Estimations 
made out of parallel studies from different countries implies that a 10 percent growth of a 
countries average income will lead to a reduced poverty rate by between 20 to 30 percent. 
Economic growth adjusted for population growth is measured in GDP per capita, which 
measures productivity. As investments are a basic condition for increased productivity, it is 
highly relevant in order to enable poverty reduction (DFID, 2008). 
 
As secured land tenure assures that an increase in property value and future income streams 
will be assigned to the current landowner, the incentives for investments will increase in case 
of a formalization of land. For example, households and companies that own land will not 
invest money in planting new trees if the risk is high that they will lose the land right before 
the trees can be harvested and the investment repaid. Long-term management and 
investments result in higher land productivity and outcome (Deininger, 2003). Research on 
the effects of secure land tenure has shown after land has been registered and secured, 
investment has increased with 50 percent. It is also shown that this has led to an increase in 
property value with between 30 to 80 percent (Deininger, 2003).  
 
Credit access 
In financing, cost of capital depends on the risk of the investment. A precondition for low-cost 
funding is, therefore, risk-minimizing factors. As land constitutes a significant proportion of a 
household's assets, the ability to use is at collateral is essential for effective financing, which is 
enabled by secure land tenure. Access to low-cost credits allows further investment in the 
land. In addition, to enable investments, credit access can also be seen as insurance for short-
term costs in the event of an unexpected crisis (Deininger, 2003). 
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Transaction markets  
Transaction markets refer to that someone who owns something is able to sell it to someone 
else, thus a transaction market is that you can buy and sell. If the central administration of 
land titling is ineffective, non-transparent or corrupt, the transaction cost will be high with the 
consequence that the level of transactions would be lower than optimal. A transaction market 
with relatively high liquidity is essential for the possibility to use the land as collateral, enables 
credits and thus provides the basis for the low-cost operation of financial markets, or in other 
words, low interest rates credits. For the aggregated production, land transactions are 
furthermore important by enabling productive farmers to use transactions to increase their 
land mass and gives the non-productive farmers the possibility to use the income for rural-
urban migration or investing in a new source of income (Deininger, 2003). 
 
Rental markets 
Rent is the monetary value of a possession. Rental markets make land available for a low or a 
non-existent initial transaction cost, but a monthly, quarterly or annual payment. Rental 
markets are more flexible than the sales market. In order to reallocate land from less to more 
productive producers, rentals markets are thus even more important. Rentals are therefore 
considered to be more likely to improve the aggregated productivity and makes it possible for 
a producer to gain experience and knowledge as a short-term tenant before making a 
transition to land ownership. If the owner cannot prove its land ownership with proof of 
registration, a tenant’s possibility to claim its right to the land increases with time. Land 
tenure security is, therefore, a precondition for rental markets. As empirical support for this 
theory, Latin America is often used as an example as its countries absence of long-term rental 
contracts is explained by the lack of land tenure security (Deininger, 2003).  
 
Mobility 
If there is no central provision of land rights, households and companies will be forced to 
defend their access to land. Instead of doing value-creating investments, landowners with low 
tenure security have to allocate money to employ guards and build fences to decrease the 
risk of land grabbing. As access to land constitutes a significant proportion of a household's 
assets and livelihood in many developing countries, it is of the highest priority to maintain it. 
Low tenure security will bound landowners to their land even if the lands operating income 
and marginal revenue is low if the risk-adjusted cost of land grabbing is higher than the 
possible income of rural-urban migration. (Deininger, 2003). 
 
Gender equality  
The relationship between secure land tenure and investments is applicable to women as well 
as men. Women that due to patrilineal customs move to their husband’s land invest less in 
soil-improvement due to lack of land tenure security. As women constitute the majority of 
the farmers in Malawi, women's land rights are vital to take advantage of the positive effects 
of land titling reforms (Meinzen-Dick et al. 2017). Female asset ownership has been proven to 
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affect spending related to the family such as children’s education, health, and food. From a 
poverty reduction perspective, land security is particularly important for women (Deininger, 
2003). 
 
Decentralization of power 
Those who are dependent on land as their source of livelihood, are thus dependent on those 
who control the land. The land is, therefore, in addition to an economic factor, also a power 
factor. The ability to control land has historically given local leaders and authorities a major 
source of power, economically as well as politically. Enabling households to, through 
registration of land, secure their property rights will benefit their independence, self-
determination, and power which in the long run can benefit a democratic society (Deininger, 
2003).  
 
The above can be summarized in the following way: Formal property rights for individuals and 
households can be obtained through land titling. According to the World Bank, various 
positive economic effects can be derived from land titling. Some of these effects are; 
increased investments in land and improved agricultural productivity; increased access to 
credits with lower interest rate; increased liquidity on the real estate transaction markets; 
growing rental market; increased mobility; increased gender Equality and benefit 
independence of landowners and benefit a democratic society. 
 
3.5. Economic effects of land titling – examples from the projects in Thailand 
and Kenya  
In the '80s, land titling reforms in southeast Asia, such as in Thailand, resulted in desired 
effects on economic output. The concerned countries have since then been used as research 
support to justify further land titling projects in other parts of the world. The positive 
economic effects of land titling projects in Africa are however not undisputed. In a publication 
in Progress in Development Studies, Smith (2003) argues that researchers have previously 
been overestimating the positive effects of land titling. Furthermore, Smith argues that 
institutions that are supporting land titling reforms are using top-down approaches and thus 
risk to draw simplified conclusions without completely familiarizing themselves with the 
cultural context, history or political situation in the country (Smith, 2003). 
 
Land titling project in Thailand 
As proof of the positive economic impact of land titling, the Thailand Land Titling Project 
(TLTP) is often used. Before the start of the TLTP, only 12% of the agricultural area in Thailand 
was officially registered. The Royal Government of Thailand, together with the world bank, 
concluded that land tenure is a key factor for rural development and started the TLTP in 1997. 
The project was a four-phase project supported by the Australian Agency for International 
Development (AusAID). In 1984, the project received the World Bank Award for Excellence 
and at its end, in 2004, 13 million land titles had been delivered. The land titling in Thailand 
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showed increasing tenure security and was improving access to credit by titleholders. These 
accomplishments enabled rural economic growth, decreased rural poverty, led to greater 
social stability, and sustainable resource management (Bowman, 2014).  
 
Land titling project in Kenya 
Compared with TLTP, the land titling project in Kenya is considered less successful. Kenya has, 
just like many other SSA-countries, been struggling with violent conflicts concerning land 
issues in their post-colonial history. In 1990, the Kenyan government legislated a land law  
reform with the aim to secure- and increase private land ownership. The formalization of 
tenure in Kenya has been economically supported by the World Bank and other bilateral 
donors. The Report of the Commission of Inquiry into the Illegal/ Irregular Allocation of Land in 
Kenya has confirmed what most Kenyan citizens already suspected, that land corruption was 
widespread, and that large land areas had been illegally sold to private actors. According to 
the report, also known as the Ndung’u report, 190.000 illegal titles to public land had been 
created in the period 1986-2002. The illegally sold land included public lands such as forests, 
national parks and game reserves, wetlands, research farms, roads, government offices, 
settlement schemes, state corporation land, and trust land and on the list of the new 
landowners the president himself, his family, businessmen and politicians were found. What 
was meant to be a reform that would benefit the small farmers, instead turned out to benefit 
those with money and good contacts. There are several examples of where public land - 
meant for building schools, medical clinics, parks, and cemeteries – instead of were titled as 
private. The land reform consisted of incoherent land laws that led to the opposite effect than 
the desired and contributed to maintaining the country's corrupt conflicts, injustices, and 
inequalities (Africa Research Institute, 2015). 
 
The two projects described above provide an indication that land titling projects in different 
countries can have different economic outcomes. The Thailand Land Titling Project turned out 
to be very successful in several aspects and has since then been used as evidence of the 
positive economic effects of land titling. The land titling project in Kenya, however, ended 
with a high degree of corruption that undermined the purpose of the project. 
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4. Methodology  
The choice of method is motivated here as well as the source criticism and the selection of 
respondents. 
 
4.1. Qualitative and quantitative methods 
There are two main methods to use when conducting a research study, qualitative and 
quantitative method. The choice of method is based on the purpose of the study and the 
research questions. 
 
Research questions can be divided into descriptive, exploratory or normative. A normative 
research question investigates how something ought to be where the purpose is to find out 
what would be optimal for that specific phenomenon. An exploratory research question aims 
to examine a phenomenon with little- or no previous research A descriptive research question 
examines what factors that affect a phenomenon and why it is so (Brunes 2015).’ 
 
Qualitative method 
A qualitative method is a strategy that focuses on analyzing views of different individuals, 
instead of focusing on the quantification of data from different sources. A study conducted 
with a qualitative method focuses on the experiences, views, and knowledge of the 
respondents in regard to the theory- or phenomenon being tested (Bryman 2012, pg. 380). 
The data sets used in qualitative research are usually small, but big enough to ensure that the 
results are reliable. In the qualitative research method, there are different ways of collecting 
data such as observations, experiments, interviews, and surveys (Håkansson 2013).  
 
Quantitative method 
A quantitative method focuses on collecting empirical and quantifiable data. The quantitative 
research measure variables and the aim is to detect connections, distributions, and variations 
within the data set, and to obtain measurable- and generalizable results (Bryman 2012, pg. 
160). The results are used to validate or deny the theories or phenomena being tested in the 
study. Hence, the theories must be measurable through quantification. When using the 
quantitative method, large data sets are required in order to make the research results 
reliable (Håkansson 2013). 
 
4.2. Choice of method for the study 
 
The overall purpose of this study is to understand the possible economic effects of the 
Malawi National Land Policy from 2002 and the research questions are of descriptive 
character. The implementation of the land titling project in Malawi is yet to be started, 
therefore, there is no quantitative data to obtain. 
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In order to fulfill the purpose and answer the research questions, this study was conducted 
with a qualitative approach. In order to answer the research questions in this paper, we have 
chosen to conduct interviews. This is considered to be the best approach as the aim is to gain 
a deeper understanding of the respondents’ experience. The reason why surveys are not 
considered appropriate is that they would not give an as in-depth understanding of the 
answers as interviews. Since there are almost no data available observations are not 
considered appropriate. Experiments would also not be possible as it will be hard to conduct 
and be far more time-consuming.  
 
The primary data for this study was collected through semi-structured interviews with the 
help of an interpreter in the area of Kasungu in Malawi. The area of Kasungu is chosen on the 
basis of that this is where the first pilot projects of land titling have taken place. All of the 
respondents interviewed during the data collection are anonymous and are thus referred to 
as farmer, traditional leader and so on. The anonymity aims for the respondents to be able to 
speak more freely and to ensure that they will not suffer any injury from participating in the 
study. The secondary data is obtained through a literature study in order to describe the 
existing research and to create a deeper understanding of what is already known about the 
research questions, see chapter 3 - Land Titling. A literature study is often carried out when 
using a deductive theory. A deductive theory is when the research questions and the 
questions asked during the interviews will be built on the existing theory (Bryman 2012, pg. 
24). The literature study is based on studies of available literature dealing with the subject, 
and on reports by the World Bank. 
 
The study used a purposeful sampling model to choose which professional groups to 
interview. However, when it comes to choosing specific individuals to interview, the study 
uses a non-random selection. The choice of sampling is motivated by the fact that the study is 
conducted in a foreign country without access to relevant professional contacts. As the 
purpose of the study is not to estimate and calculate the effects of the land titling project, but 
to examine what is indicating that the theoretical effects of land titling will – or will not - be 
fulfilled in the case of Malawi, this type of sampling will be well suited.  
 
4.3. Data Collection  
The purpose of the data collection in a qualitative descriptive study is to discover a general 
idea of the experience of an individual- or a group of individuals in regard to a certain 
phenomenon. For a descriptive study, the data collection is usually done through non-
structured or semi-structured interviews where open questions are asked to an individual or a 
focus group (Sandelowski, 2000).  
 
The advantage with semi-structured interviews will be that the conversation can flow more 
naturally, it is flexible, and the result shows the respondents picture of reality without them 
being led by the interviewer (Bryman 2012, pg. 471). Semi-structured interviews are based on 
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the ability to use queries rather than detailed questions. In a semi-structured interview, there 
are main questions set by the interviewer beforehand, but new follow-up questions may be 
added during the interview. The main questions are the same, but the follow-up questions 
may be adapted to the situation, which means that the interviews do not become identical to 
each other. The interview questions are open, and the respondents will be encouraged to 
elaborate their answers through follow-up questions (Bryman & Bell 2011, pg. 467). 
 
4.4. Sample  
When conducting interviews, it is necessary to obtain a wide sample selection where people 
with different professional roles are interviewed. In this way, different perspectives are lifted 
from people who for different reasons are affected differently by the theory being tested. A 
purposive sampling model which means that participant is selected based on pre-selected 
criteria based on the research question (Bryman & Bell 2011, pg. 442). The problem with a 
non-random selection is that the conclusions that can be drawn, based on the interviews, not 
necessarily represent the entire population, as the selection can be distorted or biased. Thus, 
the conclusions drawn from the study will not be statistically reliable but indicative (Blomkvist 
& Hallin 2014, pg. 65).  
 
The participants in this study are listed below: 
 
Farmers    As 85% of the Malawians earn their livelihood from agriculture and as 80% of the land in 

Malawi is customary, small-farmers are directly affected by the possibility to register land. 
Their views are therefore highly relevant for the research. Farmers that already have 
registered their land in the pilot project might have other experiences and views compared 
to those who have not, the sample will, therefore, contain both of these groups. 

 
Landless The Land Policy makes it possible for those who own private land or possess customary land 

to register it and thus, it does not affect those who are landless directly. However, as the 
prices, mobility, and liquidity on the land-market might be affected, landless people and 
their opportunity to possess land might be affected.  

 
TA  Traditional authorities have a central role in land governance in Malawi as they are 

custodians of the customary land. Their views about the possibility to register land are not 
only relevant to understand the economic effect of the new land policy, but they also have 
a central role when it comes to the possibility of implementing the actual policy. 

 
Government  To understand the purpose of the Malawi National Land Policy, its possible effects on the 

economy of Malawi and its citizens it is relevant to interview a representative at the 
Ministry of Land as they are the Ministry that proposed the bill and are the ones who are 
responsible for the implementation of the law. 
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Bank One of the main positive effects of land titling is increased credit access for households and 
companies, but this does not necessarily have to be applicable to Malawi's economy. To 
understand whether Malawi's economy is in need of expanding the loan stock, how land 
titling would affect the possibility to use land as collateral and how land titling might affect 
the risk premium in the valuation of future cash flows, it is relevant to interview bank 
employees  

 
NGO  The different stakeholders have different perspectives and are affected differently by the 

new law. Their personal agenda will most likely affect their ways of answering the research 
questions. As NGOs probably act with less self-interest and have an overall view of the 
economic-, cultural-, and political situation in Malawi, their perspective can be valuable.  
 

4.5. Data Analysis 
When using a qualitative method, the data is often collected and analyzed simultaneously, 
thus they shape each other along the way. For a qualitative descriptive study, the prevailing 
way to analyze the data is through qualitative content analysis. The content analysis will 
summarize the information derived from the data collected, i.e. perform a descriptive coding 
of the data. The purpose of the content analysis is simply to produce a descriptive summary 
of the data, organized in a way so that it is relevant for the audience intended to read the 
report (Sandelowski, 2000).  
 
4.6. Reliability and Validity  
Reliability and validity aim to describe the quality of the research. However, the meaning of 
these concepts can be said to be primarily adapted when using a quantitative method  
(Bryman 2012, pg. 389). Since measurements are rarely used in qualitative research, the 
validity will have little meaning to the study since the meaning of validity aims to describe if 
you measure what you intend to measure (Kvale & Brinkmann 2009, pg. 67). Therefore, these 
concepts have been adapted to better fit into the qualitative method and thereby the 
concept of external validity has arisen. External validity means to measure if the results 
derived from the interviews can be generalized to other situations (Bryman 2012, pg. 47). This 
criterion is difficult to meet when doing a qualitative case study because it is not possible to 
draw generalizable conclusions from a single case (Bryman 2012, pg. 390). However, the 
purpose of this report is not to generalize but to be able to see if conclusions can be linked to 
the theory. The theory may later be transferred to other situations, which means that some 
generalizability can be achieved.   
 
Reliability means that it should be possible for other people to repeat the case study at a later 
time. Since the results of a qualitative case study depend on interpretations that can be 
subjective and a changing environment, it is difficult to recreate them and likely that someone 
repeating the case study would get another result (Bryman 2012, pg. 390).  
 
Since qualitative studies generally do not meet the requirements for reality and validity, other 
concepts have been developed that are more adapted for qualitative studies. To assess a 
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qualitative study one main criteria have been presented; trustworthiness. The 
trustworthiness means that the study should have credibility, that is that the results derived 
from the study should be credible and acceptable. Another important part within the 
trustworthiness is the transferability, which means that the result can be transferred to 
general theories or other situations. The next part is dependability, which means that every 
part of the case study must be fully accounted for so that it can be replicated. The fourth and 
last part of the trustworthiness is the confirmability, which means that the study should not 
contain any subjective views but merely link the results obtained with relevant theories 
(Bryman 2012, pg. 392). 
 
It is possible for others to repeat the study and get similar results which increases the 
reliability of the study. Validity in interview studies is always a problem and although it’s not 
possible to generalize, the study can be applied elsewhere since the conditions which the 
study is based on are similar to the conditions in many other places. 
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5. Land Titling in Malawi  
 
5.1. Context  
A brief introduction to the country of Malawi as well as a description of the historical- and 
current situation in Malawi with emphasis on politics and economy.  
 
Malawi is a small landlocked country in southeast Africa and consists partly of Africa's third 
largest lake, Lake Malawi. High death rates in HIV in combination with a rapidly growing 
population has resulted in a young population - almost half of the population are under 14 
years of age. The population consists of different ethnic groups. Central Malawi is inhabited 
mostly by the largest group, Chewa. Yao and Lomwe mainly live in the south and the north 
part is dominated by the group Tumbuka. A large majority of the population confess to any 
kind of Christianity. The second largest religion is Sunni Islam (Utrikespolitiska Institutet, 
2018).  
 
History  
The current name of the country, Malawi, originates from the Maravi people that in the 15th 
century inhabited the area surrounding Lake Malawi. From the 16th – 18th century, Malawi 
was controlled by the ethnic groups Tumbuka, Chewa, and Manganja people and in the first 
half of the 18th century, the ethnic groups Ngoni and Yao migrated from the south, trying to 
escape from the slave trade. In the second half of the 18th century, the British colonization of 
the area begun, Christian missionaries settled down and Europeans established coffee 
plantations where they forced Africans to work (Even though these plantations appeared a 
long time after the local farms, these plantations became the ones with official land rights, as 
the country was governed by British law).  
 
In 1915, the local population caused a riot against the colonialism. The riot was beaten down 
by the British forces and ended with high death rates. However, the riot still became a symbol 
of the resistance and became the starting point for several political movements. Among the 
new political organizations was the Nyasaland African Congress (NAC).  
 
In 1953, the British assembled Nyasaland with the colonies Nordrhodesia (today Zambia) and 
Southern Rhodesia (today Zimbabwe) in a federation to strengthen the white colonial power. 
This caused the resistance movement to increase in strength, this was strongly dismissed by 
the resistance movement led by NAC. When the British banned the NAC and imprisoned the 
leader of the independence movement - Hastings Kamuzu Banda - the Malawi Congress Party 
(MCP) was founded in 1959. When Banda two years later was released, he was elected leader 
of MCP and after independence in 1964, he became prime minister of Malawi 
(Utrikespolitiska Institutet, 2018).  
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Political situation  
After independence, Banda legislated the one-party rule with himself as president and 
banned all opposition. The country became a police state that imprisoned and murdered all 
political opponents and acted on foreign land to murder exile Malawians. The regime silenced 
the people of Malawi until 1992 when the Catholic Church demanded Banda to respect 
human rights. It was the start of massive protests which led Banda to accept an election 
about the political system. The Malawians voted for a multi-party system and in 1994, the 
first free elections were held. Since then, the country has been ruled by several different 
presidents and parties but has constantly been followed by new corruption scandals that have 
eroded the democratic system. 
 
Compared to many other African countries, Malawi is today a relatively democratic country 
with open elections and a president who - in accordance with the rules of the African Union - 
can control the country for maximum two terms (one term is 5 years). In 2018, Malawi 
received 5.49 grades on a scale of 1-10 according to the Economist Democracy Index and is 
thus counted as a "hybrid regime" (Economist, 2019). The fact that the country is not yet 
counted as a democracy has to do with the fact that they do not respect human rights. For 
instance, the legal system is constantly exposed to political pressure and the police use severe 
violence.  Although freedom of speech is enshrined in the constitution, journalists who have 
revealed corruption scandals have been prosecuted for slander (Utrikespolitiska Institutet, 
2018). 
 
Social situation  
With an HDI of 0.477, Malawi is listed as the world's 19th poorest country, where 82,6% of its 
employees earn less than the poverty headcount ratio at $ 3.10 per day (UNDP 2018). The 
country has been suffering from the AIDS epidemic. From 1996 to 2006, life expectancy fell 
from 52 years to 38 but has since than retrieved thanks to state-financed inhibiting drugs.  
Today life expectancy is 63 years (WHO, 2017). Around 1 million Malawians are diagnosed 
with HIV (UNAIDS, 2019). 4 out of 10 children are malnourished and child mortality is high. 
Among the most common causes of death are malnutrition and malaria. 
 
Although the majority of the Malawians formally live in a matrilineal culture (see 5.3 
Matrilineal and patrilineal), society is highly patriarchal. Girls do not get the same opportunity 
for education, are expected to take care of the household and family farming and thus 
become foreclosed from the community. Although the law prohibits marriage before the age 
of 18, child marriages are common and human trafficking with women and children occurs. 
Sexual abuse of girls is common both in the home and outside (Utrikespolitiska Institutet, 
2018). 
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Economic situation and labor market 
Malawi's has the 7th lowest GDP per capita in the world - $1,200 (CIA, 2017). Agriculture is by 
far the most important part of the country's economy and contributes to more than 90% of 
its exports and 40% of the GDP (FAO 2008). Tobacco is by far the largest export item, 
followed by tea and sugar. The wages in the country are very low, partly because they have 
not been adjusted for the high inflation rate. Most Malawians, however, receive no salary at 
all, as 85% work as small farmers and most of the food is being grown for their own 
household (Utrikespolitiska Institutet, 2018). The average household landholding size is 1,2 
acres, which is equivalent to 0.33 hectares per capita (Charman, n.d.). 
 
The income of agriculture has historically been allocated to a significantly smaller proportion 
of the population in the country (FAO, 2008). Export rights and large land areas have been 
owned by a rich minority of the population during the British colonial rule and during the one-
party state era of 1964-1994. In 2002, it was estimated that 55 percent of the farmers in 
Malawi possessed under one hectare of cultivable land (USAID Land and Urban Office, 2010).  
According to the African Development Bank, inequality is acute and deeply rooted with a Gini 
coefficient of 0.44 in 2014 and is thus the fourteenth most unequal country in the world,  
excluding a few countries without statistics (UNDP, 2013). 
 
According to UN Women, Malawi women comprise about 70 percent of the agricultural 
workforce. The women have access to land, through farming, but as mentioned before are 
their ownership to the land is limited by cultural practices. There is a shortage of data 
describing women’s land ownership but in a report from 2015 created by the U.S. Agency for 
International Development shows that women-owned 17 percent of all documented land in 
Malawi. This leads to the marginalization of women and makes them more exposed to land 
grabbing (Landportal, 2016). 
 
Credit market  
In the 1930s the effects connected with the great depression was distinct in Malawi and the 
British colonial administration was forced to deal with the effects by constructing institutions 
to ease and improve the export sector. The colonial administration chose to institute the 
Thrift and Loan Cooperatives, aiming to improve the living conditions of the Malawian 
population. The cooperatives were confined to a few clerks located in the cities. These 
cooperatives were created to teach the Malawian people to be more responsible with their 
economy and teach them how to save money and build a capital reserve. The second idea 
with the Thrift and Loan Cooperatives was to allow members of the cooperative to later 
borrow against their savings (Värlander, 2013). 
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During the 1940s development, loans were established and distributed to farmers to 
encourage them to improve their productivity. The main goal with these loans was to increase 
investments in agricultural business which was thought to improve economic and social 
development around the country (Värlander, 2013). 
 
The colonial administration introduced a much more formal loan system for small-scale and 
medium-scale credits for farmers of Malawi in the 1950s called the Nyasaland African Loans 
Board. After independence in the 1960s, this board was converted into two, one of these 
then renamed as the Central Farmers Loans Board. 
 
Later on, during the 1970s, the loan boards of Malawi were forsaken in favor of other 
governmental organizations, such as the Ministry of Agriculture and Natural Resources, and 
their agricultural credit programs. These agricultural programs showed similarities with the 
later microcredit organizations that were established in the 1990s when the one-party system 
was replaced at the election. Microfinance is believed to improve the standard and lift poor 
individuals from poverty through the lending of minor loans without collateral to a group of 
people who are mutually liable for the commitment of the loan (i.e. relies on social capital). 
Since the microloans being introduced and well into the 2000s it has evolved and several 
smaller organizations both non-governmental and governmental has been offering 
microfinance to the farmers of Malawi (Värlander, 2013). 
 
There are several commercial banks active in Malawi, but only 16% of the population holds a 
bank account. This is low compared to the average of 29% in other Sub-Saharan countries of 
Africa (SSA), hence Malawi is considered one of the world’s least banked countries, see Figure 
1. In addition, credits to the private sector relative to GDP is low compared to other African 
countries. The ratio between private sector credit and GDP also lays 6% below the benchmark 
level posted by Malawi authorities as seen in Figure 3 (IMF, 2018a). 
 

 
Figure 1 IMF 2018a, 17-18 
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Figure 2 IMF 2018a, 17-18 
 
According to the International Monetary Fund, the credit growth for the private sector will 
remain at a low level because of the weak demand for credits (IMF, 2018b). The reasons 
behind the weak demand for private credits can be explained by the weak macro 
environment of Malawi. The weak macro environment can be derived from the high inflation 
rate, insufficient economic infrastructure, and high domestic debt costs. Another aspect that 
is causing the low demand is the high interest rates caused by the bank’s operating costs and 
bank liquidity. Furthermore, the mobile banking sector of Malawi is underdeveloped, 
resulting in bad access to finance for the parts of the population that lives in rural areas. High 
costs of mobile data use can be one factor that’s holding back the development (IMF, 2018a). 
The supply side of the private credits is affected by the skewness in the loan concentration. 
The two biggest commercial banks in Malawi possess about 90% of all deposits but they only 
lend money to a restricted group of companies. The banks usually will favor government 
borrowers or bigger companies to minimize the risk. Smaller companies’ equal higher risks 
due to the lack of information. Data shows that of the bank’s credit overall, more than 25% 
each is held by the biggest and second biggest borrower. 
 
Since the banks are more willing to lend to the government because of the higher 
profitability, one result is that they are also crowding out lending to the economy (IMF, 
2018a). 
 
The low private credit level is influenced by all these gaps in the financial infrastructure in 
Malawi. A limited number of companies qualify for bank credits due to information 
asymmetry, lack of collateral and a judicial system that is slow. Together, these factors result 
in limited access to private sector credits and an increase of the risk for the banks. By 
improving the property rights such as registration, titling, and security of land tenure, it would 
increase the use of land as collateral (IMF, 2018a). 
 
In conclusion, Malawi is one of the world’s poorest countries and has a low GDP per capita. 
Agriculture is the most important part of the Malawian economy. 85% of the population are 
smallholder farmers and do not export or sell their crops but grow for their own households. 
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In order to boost economic growth, access to credits is needed. Only 16% of the Malawians 
holds a bank account and credits are low, partially due to lack of collateral.   
 
5.2. Land tenure in Malawi  
This subchapter describes the different land tenure systems of Malawi and the cultural 
practices that affect the land tenure. 
 
Customary Land 
Land tenure can be divided into three categories in Malawi: customary land (communal 
tenure), public land (open access tenure) and private land (private tenure). Customary land 
constitutes about 80 percent of the country’s total land area where a majority of the small-
scale farmers are situated. Thus, a big part of the population relies on the customary land for 
their food and livelihood. By the customary land system, the land is considered to belong to 
the community of a village and individuals in the village have the right to use it for their 
farming needs and can dispose of it within limits set by the customary law of the clan (FAO, 
2018). Depending on where the land is located and the individual’s status in the village, there 
are different levels of security of the right to customary land. Families who have been living in 
the village for many generations have greater security and often holds the right to use and 
occupy the land on a lifetime basis. Immigrants who are new to the village, however, have 
much lower security. Public land includes government land and is the land that is owned or 
acquired by the government for public purposes and interests. Public land is being used for 
national parks, schools or other governmental institutions. Private land is land that is 
registered in accordance with the Registered Land Act from 2016 or held under a leasehold or 
a certificate of claim. Private registered land includes customary land that has been registered 
by an individual or a community (Kishindo, 2015). 
 
Tribal system  
In Malawi, traditional social structures are widely accepted in cultural practice. Therefore, 
traditional leaders have a decisive political role. Traditional leaders have different roles and 
follow a hierarchical system. The smallest social structure is the household and is officially 
headed by a woman or a man, depending on whether it’s a matrilineal or patrilineal area. 
Households originating from the same family constitute a clan and are headed by a clan 
leader. A group of clans forms a village that consists of around 30 – 100 families and is 
headed by a Village Headman (VH) and the owner of the land. The VH from at least five 
different villages selects a Group Village Headman (GVH). Several GVH, estimated to be 
around 15, leads by a Traditional Authority (TA), a role that is inherited. The Paramount chief 
is at the top of the hierarchy and is referred to as the King of the tribe. All traditional leaders 
from the VH and above can be supported by a group of councilors, who are elected by the 
leaders herself/himself or they have inherited the role (CLGF, 2018).  
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Simplification of all the leaders' role is that they should resolve conflicts between the groups 
for which they are responsible. The TA, however, have a more extensive role and acts as 
custodians of the cultural and traditional values of the community. The TA owns no land but 
government land use in the area. It is the TA that has the authority to assign land to 
newcomers. generally, TA only assigns land to someone with a family relationship to the 
residents in the area. TA acts as chairman of Area Development Committees (ADCs), those 
who decide on where new schools, hospitals, and roads are to be built, etc. When disputes 
arise on land in the area, TA acts as chairman of a kind of informal court (FAO, 2019b).  
 
Matrilineal and Patrilineal lineage  
In Malawi, the customary tenure system is based on the two main practices, patrilineal and 
matrilineal systems. These customary laws are in practice stronger than the national legal 
standards (IDRC, 2011). Although local variations exist, the fundamentals of customary tenure 
are that no individual can claim ownership of land thus it’s a free good meant to be available 
for the whole community. The individuals/households of the community are allowed only to 
use the land but not allowed to sell it. The right to use the land is inherited and traditional 
authorities are custodians of the land (Kishindo, 2015). Matrimony is a key factor in these 
practices and after marriage, the effective customary system (depending on what practice is 
being used in the area) determines inheritance and residency (Lovo, 2016). 
 
In the northern parts of Malawi, where they follow a patrilineal customary system, men 
possess rights to the land because the land is inherited through the male line. When the son 
marries, he will get a piece of land to cultivate for him and his family (Kishindo, 2015). The 
woman moves to the village of the husband, which means women in areas governed by 
patrilineal systems only gain access to land through the husband. In the event of divorce or 
death of the husband the wife has to return to her own paternal village and the land is 
reverted to relatives of the husband. The wife is left landless without compensation for any 
investments she may have put into the land (Lovo, 2016). 
 
The matrilineal system is mainly used in the central and southern parts of Malawi, where the 
land is handed down through the female line. The daughter is appointed land to cultivate for 
her family from her mother when she marries. Thus, the husband moves to the village of the 
wife and gain rights to use the land through her (Kishindo, 2015). Like in patrilineal systems 
the land is reverted to relatives of the wife in case of death or divorce and the husband has to 
leave the land and children and go back to their maternal land.  (Stein, Kaarhus & Lunduka, 
2006). Although coming from a matrilineal system, a divorced, widowed or unmarried man 
might be able to gain access to land that he can cultivate for himself through his mother or 
sister if he can’t stay in the same household as the family any longer (Kishindo, 2015). 
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Even though the matrilineal system may state that women have control over the land, the 
patriarch of the clan (often an uncle) is regarded as the custodian of the land and the one 
with control (Cotula, Toulmin & Hesse, 2004). This means that women, in reality, do not have 
individual rights to the land in any of the two customary systems and that they have to seek 
approval from uncles and other male figures if they want to dispose of their land (IDRC, 
2011). For the spouse that possesses only indirect access to use the land, these insecurities 
and in particular the immediate risk of losing their use right affects their willingness to invest 
in the land. This causing households to invest less in their land on an aggregated level (Stein,  
Kaarhus & Lunduka, 2006). 
 
In conclusion, customary land constitutes about 80 percent of Malawi’s total land area. This 
land is governed and controlled by traditional leaders. The tenure security for the villagers is 
varying depending on if they have inherited the land or if recently moved to the village. 
However, tenure security is generally low.   
 
5.3. Land laws in Malawi  
The history of land in Malawi, the purpose of the National Land Policy from 2002 and the 
Customary Land Act from 2016 and the process of registering the land. 
 
The history of land  
The problem regarding land tenure has been prevailing in Malawi since the 19th century. In 
1891 Malawi begun existing as the Protectorate of British Central Africa, an essential piece of 
land for the Scottish Presbyterian Missionaries. After the Protectorate had been established 
Sir Harry Johnston was appointed Consul General and the British representative of the 
territory. The Consul was aware of the fertile lands of the area and the potential of large-scale 
agriculture meant for export. To safeguard this potential the Consul legitimized European 
ownership to land granted by traditional chiefs and on the behalf of the British monarchy, he 
also acquired all unoccupied and poorly used land. These actions were taken as a way to 
make sure all land was used in a productive manner (Kishindo & Mvula, 2017). Thus, in 1964 
when Malawi gained independence, the most valuable and fertile land of the country was 
reserved for Caucasian farmers (Mendola & Simtowe, 2015).  
 
Land reforms have been implemented around the globe since the 1950s as a way to try to 
secure land, decrease poverty and increase food security (Sharp, Le Billon and Zerriffi 2018, 
3). One year after gaining independence, the authorities of Malawi legislated the 1965 Land 
Act which discloses different classifications of land and land tenure. In 1968 the Lilongwe 
Land Development Program (LLDP) was implemented with support from the World Bank. The 
LLDP-reform presented a new framework of individual ownership to customary land in 
Lilongwe and the goal was to determine and register individual land rights and to increase 
agricultural productivity (Mendola & Simtowe, 2015). 
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Due to continued problems with land tenure and in order to better implement the new 
regulations, several reforms have been developed over the years, the latest ones are The 
2002 National Land Policy and the Land Act from 2016. The National Land Policy is mainly 
focused on allowing farmers to register their customary land as private property (Lovo, 2016). 
The Policy is also meant to officially approve men and women’s equal right to tenure land. In 
2004 the government, with support from the World Bank, passed an additional land reform 
meant to redistribute land controlled by large corporate actors to poor farmers. The World 
Bank also recommended that public rural land should be redistributed to poor and vulnerable 
groups of society and women's land rights should be documented to reduce the risk that 
culture and practices disadvantage gender inequity (World Bank, 2013). The Land Act has the 
main purpose of replacing the Land Act from 1965 and aims to coordinate the present 
regulations with the ambitions of the National Land Policy from 2002 (Mlaka, 2018). The 2016 
Land Act enacted ten land related laws, one of them The Customary Land Act, has a direct 
significance for women’s ownership of land as it provides for joint titling of customary land by 
a family unit. These new provisions are meant to provide an opportunity for women to jointly 
register as the owner of the land with their spouses or together as co-owners with their 
parents (Reuters, 2018). 
 
The Malawi National Land Policy 2002  
The problems regarding land in Malawi are many and various. The specific obstacles that arise 
from the simultaneous use of customary land tenure and private land tenure create 
institutional difficulties with comprehensive effects. The national Land Policy addresses these 
problems whilst providing a framework for management and democratizing land and 
protecting land tenure rights, land-based investments, and development. The objective of the 
National Land Policy is to ensure equal opportunities for the use and acquisition of land for all 
Malawian citizens. The aim is to promote tenure reforms and work for security in land 
transactions, have a decentralized and transparent land administration system and to extend 
land use planning strategies to rural areas. 
 
Whilst developing the national land policy in 1995, a Policy Planning Unit (PPU) was 
established within the Ministry of Lands and Housing. Their task was to identify and review 
the existing policies and laws in order to create a Land Policy Reform. Due to land being a 
sensitive topic in Malawi, a number of background studies were conducted as a basis to any 
coming proposal for policy reform. These studies were financed by donors such as the World 
Bank, USAID, and DFID. The studies resulted in a report from which the National Land Policy 
evolved. In addition, a lot of stakeholders were consulted when developing the land policy. 
This was done by small focus group gatherings, regional consultative workshops, expert 
opinions, national consultative workshops, public stakeholder consultations, and a political 
clearance process. 
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A prioritized issue described in the land policy is the general registration and titling of the 
customary land in Malawi. The land policy states that registration of customary estates will 
mitigate further cultural and legal conflicts. Also, with the registration, the transaction costs 
of land will be reduced (National Land Policy 2002). In addition, urban squatter settlements 
require recognition, considering the fact that they cannot be eliminated. It has also been 
noted that there is gender discrimination in the access to land, and also that it is easier for 
rich people to access land compared to the poor people, problems that the National Land 
Policy aims to solve (Malawi Land Reform Programme Implementation Strategy 2003-2007). 
 
The customary Land Act 2016   
Customary land is land within the set boundaries of a traditional land management area other 
than government land, land assigned as customary land under the 2016 Land Act, land who 
have been assigned as customary land by any law before the 2016 Land Act or land with 
boundaries that have been agreed upon by a land committee that are claiming jurisdiction 
over that land. 
 
The commissioner shall issue a certificate of the customary land in the name of the traditional 
authority having jurisdiction of that traditional land management area. Land committees shall 
be established in all traditional land management areas and shall consist of a group village 
headman who will be the chairperson, six other persons elected by the community where at 
least three needs to be women. This land committee shall follow the procedures prescribed 
by the Minister and shall administer the customary land within its area of jurisdiction as if the 
committee were a trustee of a trust and the inhabitants of the area were beneficiaries to that 
trust. 
 
In every traditional land management area, a land clerk shall be appointed to serve as a 
secretary to the appointed land committee. The land clerk shall be a local government 
employee. 
 
The traditional land management areas shall be divided into land occupied or available for 
public use (communal land), land which is occupied or used by an individual or family under 
customary law and land which may be available for communal or individual use through 
allocation by the land committee. The Land Committee must determine a portion of 
customary land that is set aside as communal customary land, to be used for development or 
other communal amenities (Customary Land Act 2016). 
 
Land disputes  
In every traditional land management area, there shall be established a customary land 
tribunal to judge on any disputes concerning the customary land of the area. 
The customary tribunal shall consist of the traditional authority of the area as a chairperson 
and six women of the community nominated by the TA and approved by the commissioner 
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where at least three of them shall be women. The members shall be appointed based on their 
knowledge about the customary land law in the area, boundaries, history of people 
settlements, experience in social issues, reputation as a person of integrity. Someone who is 
already part of the land committee of that area can’t be nominated as a member of the 
customary land tribunal. 
 
Decisions made by the customary land tribunal can be appealed to the district land tribunal 
consisting of three traditional authorities and three reputable persons that come from and 
reside in the district, two of whom shall be women. A decision made in the district land 
tribunal may be appealed to the Central Land Board. 
 
Where compensation may be applicable under the Act for loss of interest in customary land, 
the compensation shall be assessed in accordance with the Land Acquisition (Amendment) 
Act 2017. (Customary Land Regulations 2018) 
 
Base on this chapter, in order to solve the issues regarding land tenure in Malawi, the 
government has enacted the Malawi National Land Policy from 2002 and ten land related acts 
enacted in 2016 as an extension of the policy from 2002. The National Land Policy is mainly 
focused on allowing farmers to register their customary land as private property and the 
Customary Land Act 2016 provides for joint titling of customary land by a family unit. 
 
5.4. Process of land titling according to Customary Land Regulations 2018 
Initially, the titling process starts with the farmer having a wish to register his customary land 
as private property. The farmer first seeks approval of the chief and after that the group head 
of that area. If approved in these two steps, the next step is the approval from the traditional 
authority (TA) and the land committee of that traditional land management area where you 
apply to register the land as a customary estate. 
 
A customary estate can be allocated by the land committee to a citizen of Malawi, a family of 
citizens of Malawi, a group of two or more Malawian citizens or a corporate body where a 
majority of the shareholders are Malawian citizens. A family unit, individuals, a co-operative 
society or a group of persons who have formed themselves together as an association may 
apply to the land committee for granting them a customary estate (Customary Land Act 
2016). 
 
The registration of a customary estate shall commence with adjudication of parcels based on 
claims by the holder of the customary land. The person who is interested in register his 
customary land as a customary estate shall fill in an application and submit it to the land 
committee. The committee will consider the application based on the following factors; if the 
land is subject to rights in favor of any other persons than the applicant, whether the land is 
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available for the use proposed by the applicant, if the size and location of the land is suitable 
for the purpose and whether the applicant holds other customary estates in the area.  
 
An application for a customary estate must be signed by the applicant/applicants and 
accompanied by a prescribed fee. The land committee shall within ninety days determine the 
application. All transactions involving the customary estate during the first five years after 
registration have to be granted by the land committee and the traditional authority within 
that traditional land management area. 
 
You have to go through all these steps and if approved in all the steps, the application goes to 
the district commissioner who takes the process to the ministry of land. The registration 
process is free until you reach the district commissioner level where a registration fee is 
charged (Customary Land Regulations 2018). 
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6. Economic effects of land titling – Empirical study  
This chapter presents the collected data from research made in the rural area of Kasungu, in 
the central region of Malawi. At the beginning of all subchapters, a brief summary of the 
questions asked is given.  
 
6.1. Descriptive information  
The research consists of interviews with a number of farmers, traditional leaders and landless 
directly affected by this new land policy. In selected areas of Kasungu, a pilot project has been 
taken place in order to start implementing the Malawi National Land Policy from 2002. During 
the period of this study, the implementation is set on pause due to the upcoming election 
(May 2019), and the aim is to start the major implementation of the policy afterward. 
Furthermore, interviews have been carried out with the ministry of land regarding the 
purpose and intended implementation of the land policy and with one of the bigger financial 
institutes of Malawi to take part of their views about the economic effects that arise from 
land titling.  
 
6.2. Results  
Investments and productivity 
The main question asked in regard to investments and productivity is if they believe that 
secure land tenure through registration will increase the incentives to invest in the land. 
 
By registering the land, it would increase the land security since the farmers will know that 
the land is protected and that no land grabbing can occur without compensation. Thus, their 
incentives to invest in their land will increase by registration of the land as private property. 
The traditional leaders also agree on this. The farmers also add that with the possibility to 
register the land as a family unit, the security increases even more and the family can invest 
in the land together knowing that the family is able to stay even after the death of a spouse.  
 
The landless say that the idea of registration is good because it will bring security, and 
everybody will have their own portion. Thus, they agree that registration of land will increase 
investments in the land, but the registration would not benefit the landless as they do not 
hold any customary land. 
 
The bank is happy to see the structure that registration will bring to the land market and 
agrees with the ministry of land that the result from registration will be more investments as 
it will allow the farmers to develop the land. The bank employees also say that when land is 
registered, the land tenure security and the transaction ability will increase and thus property 
prices will increase simultaneously. If the cost of registering land is high, there is a risk that 
poor landowners will sell land to richer investors that, in this scenario, could afford to register 
land.  
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Credit access 
The main questions asked in regard to credit access are if secure land tenure will increase the 
opportunity to get credits.  
 
According to the interviewed farmers, there are no direct links between the farmers and the 
banks in Malawi. When a farmer needs capital to invest in for example, tobacco plants, he or 
she gets funded by tobacco companies that operate like middlemen between banks, farmers 
and foreign tobacco importers. In exchange for the funding, a predetermined amount of the 
tobacco plants goes straight to the middlemen and leaves only a small portion left to the 
farmers.  
 
The responding bank confirms this situation. They are arguing that the fact that a majority of 
the farmers in Malawi grow crops almost exclusively for their own consumption, makes it 
impossible to give them credits. The farmers who currently have access to credits are those 
who have formed joint cooperatives. However, the majority of the bank's lending goes to 
larger companies that export directly to foreign markets, just as farmers also pointed out.  
 
Furthermore, bank employers explain that customary land cannot be used as collateral. A 
prerequisite for being able to use land as collateral is that the land Is registered. Even if it is 
possible to use the land as collateral, the bank still considers cash flows more important than 
the security. In addition, as a bank, they are more comfortable with developed land than with 
bare land. Developed land can be put a value to, and the land needs to have a value to be 
used as collateral. However, the fact that the land is registered could increase the security of 
future cash flows in such a way that if a spouse suddenly dies, the other spouse still has the 
right to the land and to the future revenues from the crops, which increases the possibility of 
getting a credit granted.  
 
Registration of the land will however not have a significant impact on the interest rate. 
Before, higher risk equaled a higher interest rate, and collateral could mitigate that risk. The 
interest rates are governed by capping, which is restrictions on how high the interest rates 
are allowed to be. So, the interest rates today tend to be fair to everyone, and thus the 
advantage of having registered land in terms of the interest rate would be small. 
 
The farmers are optimistic about the fact that titling of their land enables them to use the 
land as collateral for credits. They argue that the ability to lend money for their business 
would allow significantly higher revenues and profits. The bank's perception of the demand 
for credits in Malawi was that the Malawian economy is in great need of an extended credit 
stock to increase productivity.  
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The farmer that also is a traditional leader however, questions the economic possibilities that 
would arise for credit access. He thinks that it would not make any difference for the 
outcomes of the business for farmers but does not explain further why he is this view.   
 
Transaction market 
The main question asked in regard to transactions is if registration of land will increase the 
willingness to sell the land or keep the land in the family. 
 
The interviewed farmers agree on the fact that registration of land would enable them to sell 
their land thus enable rural-urban migration. The bank employers consider the number of 
commercial farmers to low. Furthermore, they agree on that registration of land would 
enable productive small-farmers to expand their land mass through transactions, which 
would enable professionalization.  
 
According to the Deputy Commissioner for Valuation of Land at the Ministry of Land there is a 
risk that people do not fully understand the new law. To prevent people from selling their 
land in haste, without fully understand the actual value of the land, land transactions within 
five years after the registration is not allowed. After five years from the registration, selling of 
the land is but the TA and the land committee has to approve the transaction for it to be 
possible. They have jurisdiction and can decline the sale if they have a good reason to do so. A 
good reason could be for example that the land is needed for development (schools, 
hospitals, etc.) or if the proposed buyer of the land is a foreigner, as the law prohibits 
foreigners to buy customary land. The TAs means, however, that they can and will deny 
transactions of land if that buyer doesn’t have a relationship with.  
 
According to LandNet, it’s good that the traditional leaders are involved with the transactions 
as they believe many people would lose their land as a quick fix to solve their financial 
problems without thinking it through properly.  
 
Rental market  
The main question asked in regard to the rental market is if secure land tenure through 
registration would make people feel more comfortable to sublease their land. 
 
The farmers believe that by registering the land, it’s easier and safer to sublet the land. 
Without registration, if you move somewhere else, the chief will take your land and give it to 
someone else. With registration, you can sublet the land and then be able to come back. 
The Ministry of Land agrees with this view and adds that the documentation of the land 
ownership will make it possible for the farmer to sublease parts of, or the entire customary 
estate, which will also increase the productivity of the land. 
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Mobility  
The main questions asked in regard to mobility are if the risk of land-grabbing is considered to 
be so high that they feel bound to stay on the land.  
 
The farmers say that the registration of land will increase mobility and argues that registered 
land enables you to move to another city while subletting the land. The registration also 
allows you to sell the land and buy land somewhere else, both of these factors increase the 
freedom to move around. The Ministry of Land agrees that with registration and an official 
document to prove the ownership of land there will be increased mobility.  
 
According to the traditional leaders, they can deny registration of land if that person doesn’t 
have a relationship with the village or if they need land for newlyweds or if there are many 
children that will need land when they become adults.  
 
Gender equality  
The main question asked in regard to gender equality is if secure land tenure through land 
titling will improve gender equality in Malawi.  
 
According to the responding farmers, women living in patrilineal areas will benefit from land 
titling as they, together with their spouses, will be able to become the rightful owner of the 
land. The same applies to men in matrilineal areas.  
 
Decentralization of Power  
The main question asked in regard to the decentralization of power is if there is a risk that the 
TAs will deny registrations in order to remain their power. 
 
According to the farmers, they have little authority over the land they are cultivating today. 
As of now, they hold licenses that allow them to cultivate the land for a predetermined period 
of time. When the license expires, the farmer has to renew the license, otherwise, the land 
goes back to the traditional leader of that area. The farmers are positive to the possibility to 
register the land as they will not have to deal with the licenses anymore and have the 
authority to do with the land as they please. The farmers do not believe that the registration 
of land will reduce the power of the traditional leaders as some land will still remain as 
customary land and since the traditional leaders have great authority as an important 
component in the registration process. 
 
The Ministry of Land agrees that the traditional leaders will have greater power with the new 
land policy and land bills than before. Prior to these new laws, the traditional authorities were 
not owning the customary land, just distributing and administrating the land that belonged to 
the government. Now the power is being decentralized and the TA’s are now actually 
controlling the land and they have a land certificate set out with boundaries, i.e. official land 
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with documents to prove it. Also, in the National Land Policy, it is stated that the TA and land 
committee shall reserve land for development such as hospitals and schools and land 
reserved for other public use, thus they can’t approve all land to be registered as private 
property. Some of the land will be registered private land and some of the customary land will 
be public customary land. Therefore, they have the authority to decline applications of 
registration where there is a good reason for declining and will still have customary land to 
administer. 
 
LandNet agrees with the Ministry of Land that the power of traditional leaders on land 
legitimizes under statutory law. They also add that it will balance rather than diminish their 
power and make their role around land governance issues more transparent. Furthermore, 
LandNet believes that since TAs are very influential people in rural areas there is a high risk 
that they will stop the communities to register land.  
 
General views 
The main question asked concerns the general views about the possibility to register 
customary land as private land. 
 
A common view amongst the farmers, traditional leaders and the landless is that not all of the 
customary land should be registered as private property. Some of the customary land must 
be left customary for development (such as schools and hospitals) and reserved the 
vulnerable people of the society. They believe that the new land policy creates a dispute 
between the new registration act and the cultural practices in Malawi. “In Malawi, we believe 
in sharing the land. If someone has nothing, they go to maybe an uncle and they share his 
land. If we register all land as private, it will be a big problem for the kids born after the 
registration has finished. There will be no land for them to access” says one of the traditional 
leaders. 
 
They also believe that they do not have a full understanding of the meaning with the new 
registration as they haven’t been educated or consulted before the implementation. The 
traditional leaders believe that the implementation of the registration act may meet some 
obstacles from the ground. Mainly through resistance from chiefs and traditional leaders who 
feel that they haven’t been consulted or fully educated beforehand. 
 
One of the traditional leaders is more skeptical. He argues that land titling will not be good for 
the Malawian people overall. He explains that as land in Malawi in scarce and every piece of 
land is useful for the village, it should be kept as customary and registration should not be 
allowed. As a traditional leader, he is a custodian of the customary land which means he has 
to make sure that every person he is leading has some land to grow crops on, and make sure 
that the land is being used in the most productive way. This will not be possible if the land is 
registered as private property. 
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LandNet believes that there is a risk of corruption in the land titling process due to that 
people handling the process are underpaid. Therefore, the communities have to be proactive 
in monitoring the registration process.  
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7. Analysis 
The results indicate that stakeholders are optimistic that land titling will contribute to positive 
economic effects. The effect that generally is regarded as the most important is that land 
tenure security will increase due to land titling. The fact that the farmers, as a result of land 
titling, experience their land as more secured decreases the risk of losing future incomes due 
to land grabbing. This will, according to the Dividend-Discount Model, lead to decreased risk 
premium for investments and thus the incentive to invest will increase. This theoretical 
conclusion is supported by all the groups interviewed in the study, confirming that their 
willingness to invest will increase if they receive increased collateral for their land.  
 
Increased land tenure security cause landowners to take greater responsibility for their land, 
not only by increasing land investments but also by safeguarding the value of the land in the 
long term and thus not, for example, overuse the land. This is consistent with tragedy of the 
commons as it suggests that private ownership enables sustainable and long-term 
productivity, unlike if several households share the customary land.  
 
In order to increase investments, access to financing is essential and the need for credit in 
Malawi is considered to be great, according to the responding bank and IMF. Malawi's most 
important export good is tobacco. According to the responding tobacco farmers, a majority of 
their funding comes from large tobacco companies acting as intermediaries between banks, 
farmers and foreign tobacco importers. The farmers receive funding from the tobacco 
companies in exchange for a certain proportion of the produced tobacco. These contracts 
are, according to the farmers, very favorable for the tobacco companies and only a small 
portion of the tobacco is left for the producers themselves. Since there are no alternative 
sources of funding, they agree on the agreements anyway. Due to this, the farmers see a 
great need for bank loans.  
 
According to the World Bank, land titling will lead to increased credit access and decrease 
interest in bank loans. The respondent bank's picture of this differs in part from previous 
research. Banking officials agree with the farmers and emphasize the problem that a large 
majority of bank loans in Malawi go to a few large companies. Small-farmers still lack access 
to bank loans, which according to the bank depends on two factors. Firstly, a majority of 
small-farmers acts on customary land that preclude transactions, which makes it impossible 
to use the land as collateral. Secondly, a majority of small-farmers grow crops primarily for 
own consumption. The excess of crops is sold on an irregular basis. An activity that does not 
generate continuous cash flows has no opportunity to get a bank loan, especially without 
collateral.  
 
The fact that the transaction market opens up thanks to land titles is positive, but the lack of 
standardized valuation methods in rural areas will remain and the bank will therefore only be 
able to use developed countries that already have a value as collateral. Additionally, Malawian 
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banks do not historically focus on collateral when assessing an application. Even though the 
risk is mitigated due to the land titling, the interest rates will not be affected because of the 
interest rate already being low due to capping in Malawi. Thus, land titling will not have a 
major impact on the borrower’s cost of capital.  
 
The advantage of land titling from a cash-flow perspective is that the bank is more willing to 
lend to a married couple where both are registered owners of the land, as a possible death 
would not deprive the surviving spouse of continuing using the land for agriculture. Overall, 
the bank sees a need to professionalize agriculture in Malawi, something that would increase 
credit issuance, increased investments and allow small farms merge or be sold in order to 
increase productivity, just like the research about land titling claims.  
 
The respondents are generally unaware of the effects on gender equality of land titling. What 
is highlighted is that women living in patrilineal areas will benefit from land titling as they, 
together with their spouses, will be able to become the rightful owner of the land. However, 
as Malawi largely consists of Matrilineal areas where women already are the official 
landowners, the effect of land titling might have a lower impact on Malawi than other 
comparable land titling projects in developing countries.  
 
A prerequisite of using land as collateral is, according to the World Bank, that the transaction 
market of land is well-functioning and open, and that the liquidity is relatively high. The 
Ministry of Land predicts an increased number of transactions and increased land values. Of 
cultural reasons, Malawian farmers are often closely attached to their villages and none of 
the respondent farmers have plans on moving to another region. They do, however, agree 
that land titling would enable them to sell their land if they wanted to.  
 
Land titling is expected to increase the number of land transactions. What contradicts this is 
that the traditional leaders indirectly say that they will prevent transactions as they don´t 
want to allow those with no relationship to the village to access land. Their opinion is that 
they, even after the implementation of the customary land act, will have the power to decide 
in these matters. This contradicts what the Ministry of Land's see as a valid reason for denying 
a transaction. A valid reason to deny a transaction would be if the land is to be sold to a 
foreigner who is not by law allowed to buy customary land. It remains unclear what will 
happen if the traditional leaders violate the rules and deny transactions without valid reasons.   
 
As an effect of land titling, the farmers say that they would feel more comfortable with 
subleasing their land, knowing that they can come back if- and when they want. The farmers 
express that without registration they would not sublease the land since that would result in 
the land being taken from them. An increasing rental market will give more people access to 
land and increase the productivity of the land being subleased as it will go from less to more 
productive users, something that the theory and the Ministry of Land agree on. 



 35 

 
The Malawian farmers are positive to the fact that with the registration of the land as private 
property, they will have more independence and autonomy in regard to the land. The farmers 
and Ministry of Land, however, note that this will not give the traditional leaders less 
authority. According to the Ministry of Land, the land titling project will end up giving the TA’s 
even more power than before over the customary land while at the same time giving the 
farmers more power over their own private land – resulting in a more democratic society 
where more  
individuals are involved in issues regarding land. 
 
The landless are positive towards land titling, as it secures the land ownership. If the landless 
people would have been able to register their former land, they would never have lost it in 
the first place. Or at least, the company that bought the land would have had to compensate 
them economically for buying their land. However, as currently only possess a small piece of 
land, the land policy will not have a significant effect on them.  
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8. Concluding discussion 
 
The results of this study have confirmed the theory regarding the economic effects of land 
titling. Well-structured land titling projects in Malawi will lead to various positive economic 
effects and is essential to achieve the first, second and fifth UN Sustainable Development 
Goals to eliminate poverty, eliminate hunger and to empower women (Regeringskansliet, 
2015). However, the theory is based on the fact that each effect is fulfilled since all of the 
effects are dependent on each other which makes the future impacts even harder to predict.  
 
After the registration of the land, when the owner wants to sell the land, he or she first has to 
wait five years from registration and then seek approval for the transaction from the 
traditional leaders. Customary land is a vital part of the traditional leader’s authority, as they 
have the power to control who is allowed to use it. There is some resistance from traditional 
leaders regarding the registration of customary land, which seems logical given the 
importance of land for their authority. Due to this, there is a reason to believe that they will 
not facilitate the registration process. In addition, they explicitly state that they will not 
approve land transactions to anyone who does not have family ties to the village. According 
to the Ministry of Land, this is not a valid reason to deny the transaction. However, it is 
unclear what happens if traditional leaders refuse. A transaction depends on the approval of 
the traditional leaders, and we receive no clarity from the Ministry of Land what happens if 
they deny a transaction without a legally acceptable reason. Therefore, there are reasons to 
believe that the effects on the transaction market will not be as great as expected. 
 
The report from IMF (2018a) says that land titling will lead to an increase in land being used 
as collateral, and the bank says that Malawi needs to increase its credit stock. A precondition 
for a well-functioning credit market is a transaction market with relatively high liquidity. To 
use land as collateral, the bank has to be able to liquidate the asset in case of default. If you 
need to seek approval for a transaction, with a risk of the transaction being denied, the 
transaction market may not be seen as well-functioning. And thus, the effect on the credit 
market will not be as expected due to the fact that the collateral may not be considered. 
 
If the transaction market is not functioning and it is difficult to buy and sell the land, more 
people are likely to sublease their land, which could lead to a strong growing rental market. 
Thus, the mobility will likely increase even if the transaction market would turn out to be non-
functioning. 
 
It remains uncertain if the registration of land will be charged or if it will be subsidized. 
Furthermore, Malawi is a relatively democratic country, but corruption exists. Due to low 
salaries for those involved in the land titling process, the risk of corruption is considered to be 
high. If the cost of registering land will be high, regardless if it is due to high fees or bribes, 
there is a risk that poor landowners can’t afford to register their land. This could lead to rich 
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people buying unregistered land to register it and simultaneously obtaining an increase in 
land value, i.e. utilizing an arbitrage. If this would be the case, the effects of land titling would 
not reach the most vulnerable and not fulfill the purpose of the land titling project. 
 
The ability to register customary land as private property has not been requested by the 
people of Malawi but rather initiated by the establishment.  Therefore, the stakeholders lack 
an understanding of the purpose of the new laws. The respondents have expressed a lack of 
knowledge regarding the meaning of the land titling project and have emphasized that they 
have not been consulted before the legislation of the new laws. Although respondents 
generally see positive effects of land titling, there is an underlying conservative mindset when 
it comes to issues regarding land. They express that there is a risk of the cultural practices 
colliding with the new laws. Since the landowners are not the driving force in the land titling 
project, the implementation might be obstructed. 
 
A great advantage of land titling is that it will lead to higher tenure security, something all 
respondents agree on. Tenure security is of great importance for landowners, regardless if 
there are other effects or not. Having secure property rights reduces the fear and 
vulnerability of society and, in addition, people do not have to spend time and money to 
defend their land. 
 
Conclusion  
Land titling has a significant effect on a country’s economic growth. Food security and 
improved economic conditions for households to reduce poverty.  
 
The result presented in the study indicates that the stakeholders´ views correspond with 
literature. Sharing land is however a characteristic part of the Malawian culture and history. 
To completely replace the customary system with a new system based on private ownership 
will, therefore, be a radical change and all of the respondents, therefore, want some land to 
remain as customary land.  
 
There are some country-specific factors in Malawi that may lead to the effects differ from the 
expectations derived from the research. Firstly, it can be explained by the stakeholders not 
having equal information about the land titling project. Secondly, the transaction- and credit 
market depends on each other to function. The transaction market is regulated with a 
prohibition to sell within the first 5 years after registration. This combined with the risk of 
traditional leaders denying transactions in order to maintain their authority could lead to a 
non-free transaction market. A non-free transaction market will affect the ability to use land 
as collateral and hence affect the credit market. The capping of the interest rates in Malawi 
will also lead to land titling having no effect on the cost of capital. 
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There is a great need for land titling in Malawi and that land tilting in the long term will lead 
to the expected economic effects. Due to the delay of the implementation, the fact that 
transactions are regulated by traditional leaders, and that landowners lack knowledge of- and 
commitment to register – we believe that the economic effects will not be prominent in the 
short term. 
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Appendix 1 – Interview Questions  
Interview with farmers  

Depending on whether the requested farmer has registered or not registered his or her land, 
the questions vary. See below: 

Non registered farmers:  

o Why haven´t you registered your land? What would make you register?  
o Do you consider the risk of land-grabbing as high?  
o If you would find a job in Lilongwe or Blantyre, would you feel bound to stay here in 

order not to lose your land? 
o Do you undertake any precautions to minimize the risk of land-grabbing? For example, 

fences or guards?  
o How sure are you that you will still own this land in 10, 20, 30 years?  
o If your land was registered and you would be 100% that you would still own your land 

in 30 years, would your incentives to invest in for example planting new tobacco 
plants or trees increase?  

o If you were able to get a credit from the bank to invest in new tobacco plants, trees or 
buildings, would you apply for a credit and would it increase your investments?  

o What is your general view about the new registration act?  
o Will secure land tenure through land titling improve gender equality in Malawi?  

 
Registered farmers: 

o How did you register land, how was the process and how much did it cost you?  
o Why did you decide to register, what pros does it give you?  
o As you now have secure land tenure, are you more comfortable let out your land on 

lease if you don’t use all your land?  
o As you now have secure land tenure, are you more willing to invest in tobacco plants, 

trees or buildings for example.  
o According to banks we talked to, the registration provides you with better credit 

access. As a result of the registration, are you interested in credits for investing in 
tobacco plants, trees or buildings?  

o Has the registration of land increased your willingness of selling the land, or are you 
planning on keeping the land within the family for a long time?  

o What is your general view about the new registration act?  
o Will secure land tenure through land titling improve gender equality in Malawi?  
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Interview with traditional leaders  

o Are you governing the customary land in this area?  
o What is your view about the possibility of registering customary land and registering 

private land?  
o What is your role in the registration of land, how does registration of the customary 

land affect your village?  
o Do you believe that this new policy enables or disables landless to access land, why?   
o What economic effects can be derived from the registration of customary land for 

farmers in Kasungu?  
o Will secure land tenure through land titling improve gender equality in Malawi?  
 

Interview with landless 

o How do you provide for you and your family?  
o Would you like do own land? If yes:   

What is the reason why you don´t own land?  
What would enable access to land for you?   

o If land transforms from customary land into titled land (where the owner is 
registered), would it be easier or harder for you to access land?  

o What alternatives of financing land purchase are available for you?  

Interview with bank  

o Would secure land tenure increase the opportunity to get credit? 
o What other aspect (apart from if the land is owned by the individual seeking credit) 

are part of your credit check? 
o Would secure land tenure decrease the interest rate? 
o We've read that only a small portion of Malawians have mortgage loans, is this true? 

Why do you think that's the case? 
o Do you think a increase in the private credit stock would benefit the economic growth 

in Malawi? 
o Will secure land tenure through land titling improve gender equality in Malawi?  

 

Interview with Ministry of Land, Housing and Urban planning 

o What is the main purpose of enable land owners to register their land? What´s the 
prework to land policy, which stakeholders where involved?    

o What economic effects do you think that the registration of land will have for farmers 
here in Malawi (investments, credits and productivity)? 

o Have land owners started to register? If not, what stops them from registering?  
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o What´s the process of registering land? Are you compensating anybody for register the 
land as yours, such as the village? What institutions are involved in the process? How 
much does it cost?  

o If the TAs have to accept a registration, isn´t it a risk that they will not do it, to remain 
their power?  

o Not only the TAs but also farmers still think it’s important with customary land. What is 
your view, do you think Malawi should have some customary land in 30 years or should 
all be registered?  

o We have read about the Kenyan Land Titling where private companies illegally bought 
a lot of land. Maybe that’s not a risk here in Malawi, but do so see any risk with this 
policy, what could go wrong?  

o Do you believe that this new policy enables or disables landless to access land, why?   
o Will secure land tenure through land titling improve gender equality in Malawi?  
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