




[image: C:\Users\wb404593\Downloads\GenderInnovationLab_Logo_300dpi.jpg]




DESIGN REPORT

Impact Evaluation of Land Titling Pilot in Ghana

April 2017









TABLE OF CONTENTS

1.	INTRODUCTION & BACKGROUND	3
A.	Country Context	3
B.	Objectives of this Report	3
2.	OVERVIEW OF THE COMPACT AND THE INTERVENTIONS EVALUATED	3
A.	Overview of the Project and Implementation Plan	3
B.	Theory of Change	4
3.	EVALUATION DESIGN	5
C.	Evaluation Questions	5
D.	Evaluation Design Overview	6
E.	Quantitative Approach	7
4.	ADMINISTRATIVE	12
A.	Summary of Clearances and Data Protection	12
B.	Data Access, Privacy and Documentation	13
C.	Dissemination Plan	13
D.	Evaluation Team Roles and Responsibilities	13
E.	Evaluation timeline & Reporting Schedule	13
5.	REFERENCES	14





[bookmark: _GoBack]






1. [bookmark: _Toc482209398]INTRODUCTION & BACKGROUND

[bookmark: _Toc482209399]Country Context
Customs and traditons form a critical aspect of land governance and tenure security in Ghana. With nearly 8 out of every 10 parcels of land in the hands of traditional authorities the management of of land is greatly influenced by family heads (Deininger, 2003; Kuntu-Mensah, 2006; Awuah et al, 2013). Prior to high population growth and the consequent high demand for land, the traditional ways of land allocation by chiefs and family heads seemed adequate. 
In view of these changes, reforms aimed at streamlining the sector were initiated in the mid 1980s backed by the Land Title Registration Law of 1987. After nearly three decades of the initiation of these reforms, however, very few parcels have been titled and it appears as if the new law has not succeeded in issuing tiltes to prospective title holders. Challenges being faced by the institutions responsible for the implementation of the law including duplication of duties by different units and the lack of adequate resources have been cited as the main hurdles to effective and efficient operationialization. As an experimental approach, the MCC initiated a Land Titling Pilot Project in Ghana aimed at issuing deeds and titles to land holders in the pilot area at an affordable price and the removal of administrative process which hinders the smooth acquisition of titles. Through the issuance of such titles, the aim was to improve tenure security and encourage investment. Additionally, the pilot would make it easier for title holders to collateralize their and thus improve access to credit which could further reinforce investment. Ultimately, investment then improves the welfare of participating households and the country as a whole.

[bookmark: _Toc482209400]Objectives of this Report
The main objective of this report is to give an overview of the action plan and the activities to be carried out over five years to collect and analyse data related to the Pilot Land Title Registration Pilot Program implemented by MiDA in Ghana in order to riforously assess the impact of the program on a range of socio-economic indicators.


2. [bookmark: _Toc482209401]OVERVIEW OF THE COMPACT AND THE INTERVENTIONS EVALUATED 

1. [bookmark: _Toc482209402]Overview of the Project and Implementation Plan
Under the land registration program of the MCC, and as part of the effort to improve the security of property rights in Ghana, the Government is undertaking two main interventions: deed registration and title registration. Deed registration allows individuals to register any set of rights that exceed a three year lease on a plot of land. Currently, this service is being offered on a demand driven basis throughout Ghana in regional offices. The Government is also developing title registration. A title differs from a deed in that it moves beyond the recordation of rights to establish (a) authoritative adjudication; (b) identifying the registrant as the owner; and (c) provides state compensation if land is wrongly registered. To date, title registration has only been carried out only in parts of Accra and Kumasi. The intervention to be evaluated will comprise of the title registration in the Awutu-Effutu-Senya area (District 01) which is located in the peri-urban area in relative proximity to Accra. This registration intervention covers all plots in the registration area in a systematic fashion, with all plots mapped and registered for a small nominal fee (1 Ghana cedi). Between 2009 and 2011 (which corresponds to the evaluation period), the project surveyed, measured and demarcated lands in the area after building and staffing a land registry office in the District 01. As a result, 270 titles were issued.

[bookmark: _Toc482209403]Theory of Change  
The importance of well-defined property rights in stimulating access to credit and investment is well recognised in the literature (De Soto, 2000). 

i. Summary of the Existing Evidence
There are several avenues through which property rights achieve affect investment and development. First, property rights more generally and secure land tenure in particular allow individuals and households to collateralize loans and thus obtain financing for investments. The additional capital obtained this way can drive both farm and non-farm investment and has been found to trigger labor productivity and income (Feild & Torero, 2005). This link has become a key argument for the role of land security in promoting development (Besley, 1995). Consequently, the link between land titling, access to credit and investment has been targeted as an intervening point for policies and programs by several governments and development organisations.
However, several empirical studies have failed to confirm the positive impacts of land titling programs on access to formal credit (Deininger & Chamorro, 2004; Galiani & Schargrodsky, 2010; Zegarra, et al., 2008). In addition, those studies that have found empirical support for this relationship have qualify their findings in several ways. In particular, these evaluations of land titling programs highlight impact heterogeneity and the importance of the implementation approach (Mushinski, 1999; Dower & Potamites, 2005). These studies confirm that credit markets thrive within a plethora of enabling factors, of which land titling, and thus the ability to use real estate as collateral, is an important but not the sole driver.  

ii. Gaps in Literature 
This evaluation contributes to the literature linking property rights more generally and land titles in particular to investment and access to credit as well as household decision behaviour. In addition, while most studies investigating the effects of land titling on credit concentrate on either rural or urban households, this study builds on data collected in a peri-urban setting. In the study location there is considerable competition among alternative land uses: agricultural, commercial and housing. In addition, the dataset on which this study builds on has sex-disaggregated information on plot ownership and thus identifies which plots are controlled by men or women in the study households. This allows us to examine the sex-disaggregated impacts of land titling on investment and credit which is regularly missing in the existing literature.

iii. Policy Relevance of the Evaluation 
Despite the mixed empirical findings by many studies, theoretical arguments for the existence of a multitude of social, environmental and economic benefits stemming from secured property rights cannot be overlooked (Besley, 1995). And in fact this stand point has influenced many governments especially in the developing world to undertake interventions which targest strengthening of property rights. Thus this evaluation we hope to assess how effective the MiDA intervention was in the short to medium-term. That is, we want to study in which ways have the program benefitted individuals and households in the targeted communities measured by a wide array of outcomes related to investment, asset ownership, agricultural production and welfare and whether these outcomes are indicative for a possible scaling-up. Rigorous evidence on these relationships and the policy interventions underlying them is weak. We propose to conduct a rigorous impact evaluation of a pilot land titling project in Ghana. This evaluation will be conducted in one of the pilot areas where MIDA is funding work and can inform the design of follow-up programs such as the next stage(s) of the World Bank’s Land Administration Project. In addition, this evaluation will aim to provide evidence for use by the Government and donors as they consider scaling up of these projects and the overall direction of land policy in Ghana. Furthermore, since global evidence on these questions is scarce, this evaluation will provide evidence for policy formulation in a host of other countries.


3. [bookmark: _Toc482209404]EVALUATION DESIGN 

[bookmark: _Toc482209405]Evaluation Questions 
Given that there is uncertainty in how quickly the effects of land titles will manifest and challeneges in determing when targeted individuals and households received their titles, the primary evaluation questions are designed to examine effects at different points in the results chain (i.e. from perceived tenure security to, ultimately, household welfare):

1. What is the effect of land title registration on perceived land tenure security?
2. What is the effect of land registration on investments in land (e.g. agricultural improvements, building construction, planting of trees)?
3. What is the effect of land title registration on access to credit?  
4. What is the effect of land title registration on crop choice (e.g. between cash and subsistence crops)?
5. What is the effect of land title registration on land markets (renting, sales, and purchases)?
6. What is the effect of land title registration on income diversification (e.g. expanding or creating small enterprises)?
7. What is the effect of land title registration on household welfare (e.g. expenditure per capita, assets)?
8. Do any of these effects differ by gender (of the household head/member or title holder)?
9. How do the effects discussed above, vary by the nature of the rights registered? This intervention will provide a range of rights including customary freehold and short tenancies from chiefs. We propose to look at how the effects of the registration process vary across these different types of property rights.  

In addition to these questions, we will incorporate a series of willingness to pay questions into both the baseline and follow up survey(s). These questions, combined with the estimates of the benefits described above, can potentially help the government to set the price for future titling interventions.  

[bookmark: _Toc482209406]Evaluation Design Overview 
The evaluation method for the land titling pilot will center on a spatial regression discontinuity design. This design will use the spatial demarcation of the title registration which determined that the pilot would be strictly conducted District 01 (Awutu-Effutu-Senya) to construct both a treatment and comparison group. The evaluation hinges on the following assumption: the households on both sides of the administrative border that demarcates registration District 01 are identical in observable and unobservable dimensions. We are comfortable making this assumption given that these borders were constructed for administrative reasons and do not follow any significant social, geographic or administrative divisions. Indeed, a preliminary assessment by MiDA indicated that some villages had been split in half by the borders of the district. To construct the treatment and comparison groups, we will compare households that reside close to the borders of the registration district (in a 0.2 km band on either side of the registration district boundaries).
MiDA is considered plans to complete title registration in the villages who reside on the border of District 01 and where only a fraction of households were titled. The timing of this remained unclear at the time of the study design/baseline, therefore another band to the control group was added. Thus, there are two control groups: (a) a short term control; and (b) a longer term control group which is located another 0.5 km away from the demarcation line. Figure 1 below shows the demarcations for the different groups graphically.

[image: ]

Figure 1: Boundaries for the treatment and the control groups
[bookmark: _Toc482209407]Quantitative Approach 
i. Methodology
The evaluation design is based on the assumption that there are not differences between the treatment and the control froup(s). It is planned to collect at least three rounds of follow-up data before any titling is done in the short/longer term control areas. Additionally, we will adopt a spatial fixed effects model to control for unobserved variation which is presumed to be similar amongst nearby areas. Finally, we will also explore the effects of contiguity of sample units on outcome variables. That is, observations which are in spatial close proximity are likely to have correlated outcomes – we will correct this with spatial autocorretion estimations.

ii. Timeframe
The first survey round will be conducted during April to June 2010 with a total sample size of about 2,400 households. It is anticipated that at this time some of the program implementation activities have already been initiated. While including a set of project specific questions, this survey will be based on a subset of questions from the nationally representative ISSER panel survey being fielded in Ghana. The use of questions from this survey will allow us to extrapolate some of these results to a much larger population and simulate the potential effects of titling in other areas of Ghana. It is planned to collect two additional rounds of follow-up data 1 to 4 years later. The survey tools for these data collections will heavily build on the initial questionnaire in order to allow us to examine how the key outcome indicators have changed over time. The intermediate/midline follow-up survey allows us to examine intermediate effects such as perceived land tenure security. In contrast, the longer-term/endline survey will allow us to detect impacts on outcomes that will only materialize at the end of the chain of effects such as impacts on land markets, investment and welfare. Furthermore, the aim is to survey the same sample of households in all three survey ways in order to produce a panel data set on the household level.

iii. Study Sample 
1. Sample unit(s) 
The sample units are households, individuals and their plots. All the communities in the District 01 where MiDA Land titling Pilot Program is taking place will be surveyed. About 2400 households will be surveyed and they will be tracked in the two follow-ups (1-year and 4-year). All households within the 200 meter band of the physical demarcation to the left and right of the road plus households between 500 meter from the road to 1000 meters form the sampling frame. From these three bands we expect that roughly 800 households each will form the treatment, short-term control and long term control group.
2. Sampling strategy 
Based on the above frame, all households agreeing to take part in the study and whoa re located within the 3 bands described above will be included in the study.

iv. Primary Data Collection
For each round of survey a questionnaire made up of seven modules will be employed for data collection. See Box 1 for more information on the content of the different modules. The first and second round will be paper based whilst the third one will be collected using notebooks.Box 1: The survey instruments consisted of seven modules
Module 1: Seeks the household’s consent to participate in the data collection exercise and also captures information on the household roster and members. 
Module 2: This module is administered to individuals and is designed to gather basic demographic information on household members, on employment and the different sources of income for the male spouse only. 
Module 3: These modules are designed to collect data on assets owned by the household and individuals within the household. The main sub-sections include tools, durable goods, farm assets, as well as financial assets. 
Module 4: The purpose of this section is to collect data on the household's agricultural activities. It covers agricultural assets such as land, livestock and equipment. Furthermore, it provides data on agricultural production technology and processing, marketing, input use, output and incomes.
Module 5: This module is designed to gather information on employment, time use and different sources of income for the household head and spouse either as individual owners or jointly owned businesses which are not farm based. 
Module 6: In this module the goal is to appraise the level of financial knowledge among respondents. 
Module 7: The marital module aims to understand the relations between husband and wife/wives and to study how households in Ghana function.


















	Data collection 
	Timing 
	Sample Unit/
Respondent
	Sample Size
	Relevant modules
	Exposure Period (in months)

	Round 1
	2010
	Households 
	2400
	Household Questionnaire
	3 to 6

	Round 2
	2011
	Households
	2400
	Household Questionnaire
	18

	Round 3
	2014
	Households
	2400
	Household Questionnaire
	48


             Table 1: Summary and timing of surveys

Enumerators will be selected based on the outcome of a test to examine enumerator competence with regards to the questionnaire administration. In addition, a language fluency examination will also be undertaken to ensure that enumerators have sufficient command over the Twi Language which is going to be the main medium of communication with respondents. Several survey teams will be formed comprised of a supervisor, a field editor, 2 plot mapping experts and 14 enumerators. The supervisor is the team leader and is responsible for overseeing, monitoring and, where necessary, correcting the work of the interviewers and the field editor. The enumerators on the other hand conduct daily interviews with the head and spouse of sampled households. The plot mapping experts are responsible for demarcating boundaries within which enumeration should be conducted based on the three terms and also to map or take waypoints of plot location (treatment, short term and long term). 
Within each team, enumerators are paired – one male and one female. Each pair is to interview the household head and spouse. Thus male enumerators interview male respondents whilst female enumerators interview female respondents. All questionnaires completed by enumerators will then be handed over to the field editor for cross-checking to ensure that the necessary data had been collected in the manner stipulated by the survey design. Where there are missing datasets or in cases where data was incorrectly recorded, they will be handed over to the enumerator for rectification. When the field editor and supervisor are satisfied with the quality of an interview, the questionnaires will be forwarded to the offices of the Institute of Statistical, Social and Economic Research (ISSER) for post-coding and data entry to begin. It must be emphasized here that the nature of the data collection teams and the strategies adopted in collecting data during the first round of survey is similar to those to be adopted in round 2 and round 3. However, instead of paper based questionnaires we will explore the use of laptop computers for the data collection in round 3. 
A second stage editing plus coding of open-ended questions will be undertaken simultaneously as the data collection is being done during round 1 and round 2. This stage of the data entry will be undertaken by 24 data clerks. The data entered will be periodically (at the end of each day) backed-up to prevent data loss. Each questionnaire will be entered twice by different clerks after which, the data entry manager runs consistency checks for corrections to be effected during survey rounds 1 and 2. The computer based data collection will eliminate the need for data entry in round 3. Consistency checks will be built into the computer-based questionnaire to eliminate some of the mistakes enumerators are likely to commit. To do this there are prompts built into the system to ensure that skip patterns were followed accurately. 

v. Analysis Plan
Relying on the regression discontinuity strategy to ensure identification of the program impact, we will examine impacts using intention-to-treat (ITT) estimates. That is, although the program targeted all households in the geographic area assigned for land title issuance, participation in the titling process was completely voluntary – it was up to households decide to participate in the project. Naturally, not all households with parcels in the area were actually treated. In addition, not all households or individuals who had land could secure the approval of the higher authority such as the chief (who traditionally holds the land in trust for the people). These individuals might have been willing to get their parcels to participate and to register land but despite being located in the treatment area did not get treated. Given that these issues are likely to involve significant degrees of endogeneity; we will rely on the ITT estimates in what follows.  
The nature of program implementation, whereby a major road separates treatment and control lends itself to several potential analytical approaches. The key assumption in this study on which the identification of the project impact relies is that, on average, there is no difference in observable and unobservable characterisitics of individuals, households and parcels located on either side of the road that demarcates the treatment (control) group. While this assumption needs to be maintained, it was fairly convincing that the road was used as a convenient boundary to delineate an area in which to pilot this systematic land title registration intervention. As a matter of fact, as program implementation started, it was discovered that a significant number of chiefs, while living in villages that were partially receiving treatment, lived outside of the treatment area. Given the importance of chiefs in allocating land in this area, this gives us some confidence that the boundary choice is exogenous.   
Geographical units which are closer to one another are by definition more spatially related than those which are not. Thus, clusters of plots and households could affect the distribution of our error term through the fact that their proximity means they experience similar and correlated shocks. In order to control for this, we use a spatial autoregressive (SAR) estimate as a robustness check for all estimates.    Moreover, there may be omitted variables which are correlated within neighborhoods. Hence, we also use spatial fixed effects estimates to control for this possibility. Taken together, we anticipate to estimate the following specifications:

Ordinary Least Squares (OLS) 
Our basic OLS specification to examine the impact on the variable   for household   at timeis:
	
	
	

	
	
	(1)



Where  denotes the characteristics of the household at Round 1.[footnoteRef:1]  is an indicator variable that equals one if the household is located in the treatment are which is demarcated by the main road dividing each community.  represents a dummy variable capturing the year of the survey round  in which the observation is measured. Finally,  is a vector of village dummy variables that will control for local, time-invariant effects. At the centre of our interest, of course, is which denotes the coefficient that measures the ITT impacts of the MiDA Land Titling Pilot for each survey round separately. The standard errors are clustered by village. [1:  More specifically, the baseline control variables include household size, number of female household members, number of householder member aged 5 or younger, an indicator for male household head, the age of the household head and whether the household has ever attended any school.] 


Spatial Autoregressive Regression (SAR)
The first step of our second approach is to define the nature of expected spatial interdependencies among households. There can be three different interaction effects: (i) endogenous - where the dependent variable of one household depends on the dependent variable of another and vice versa; (ii) exogenous - where the dependent variable of a unit depends on the independent variable of other units; and (iii) interactions are among the error terms of nearby units. In our present analyses we concentrate on the first type of interactions that takes into account potential spill overs or correlated shocks in outcome variables as a result of proximity between households.
The SAR is based on the OLS specification in equation (1) and introduces an additional term which accounts for endogeneity among outcomes of spatially distributed households based on their proximities with the use of a spatial weights matrix. Equation (1) becomes:
	
	
	

	
	
	(2)



Where all variables are defined as before except  which are elements of a spatial weight matrix  which forms together with the  the endogenous interaction effects.  is an N by N inverse distance matrix or an inverse distance matrix with a certain cut-off point.[footnoteRef:2]  is referred to as the spatial autoregressive coefficient and, essentially, our model would reduce to an OLS if  were to equal zero.[footnoteRef:3] [2:  The distance decay can also be formulated as a power function and the elements of W matrix can be inverse distances with a distance decay factor,  , , where  denotes the distance between units  and  ]  [3:  Eventually, we plan on adding a specification that builds on spatial fixed effects (Conley & Udry, 2010).   ] 


Spatial Fixed Effects
Here we are concerned with spatial variation of land markets and soil quality which might be difficult to capture explicitly and so creates omitted variable biases which are likely to bloat our standard errors. Taking a cue from (Conley & Udry, 2010) we modify equation (1) with the use of spatial fixed effects to account for local level unobservables.

              (3)

where N it is the set of households within a critical distance of household i and the number of such households. In other words, (3) offers a continuous way to compare treatment and control households so that each household is compared to those in a neighbourhood which are some combination of treatment and control households.
In estimating equations (1) through (3) we limit the sample to households within the 200 meter band to the main road that demarcates the treatment from the control group. This sub-sample is further conditioned on a panel of households which appear in rounds 1, 2 and 3 of the survey. To account for the possible imbalances in attrition between treatment and control households we also estimate another set of regressions for all three equations, applying a p-weights (which is a sampling weights that accounts for the probability of a household attriting from the sample between rounds 1 and 3).

Challenges
The nature of the project implementation plan suggests that there could be spill overs of the program effect on households in the short term control group. There could also be households in any of the control groups with plots in the treatment area. To ensure that we are measuring true program impact, we will consider the inclusion of distance polynomials in our estimation to address the proximity of some households and individuals of control groups to the treatment border which may affect their likehood of experiencing any spill overs.


4. [bookmark: _Toc482209408]ADMINISTRATIVE

1. [bookmark: _Toc482209409]Summary of Clearances and Data Protection
The research team will ensure, in collaboration with it data collection partners, that all standard protocols for respecting the privacy of respondents will be followed. Informed consent will be obtained from all study participants prior to the start of any survey.

[bookmark: _Toc482209410]Data Access, Privacy and Documentation
All data collected as part of this study will be stored securely on servers and no personal identifying information or other attributable characteristics will be shared with any third parties. More precisely, during data collection questionnaires with primary data shall be stored securely at the offices of ISSER to ensure that unauthorized persons do not have access to it. After data has been processed through coding, entry and cleaning, the identities of households shall be concealed before any public data sharing is undertaken.

[bookmark: _Toc482209411]Dissemination Plan 
The results of this impact evaluation will be disseminated widely via a range of channels, including in-country workshops with policy experts. The primary audiences are the Government and other entities in Ghana and other developing countries working on property rights and land administration program. This work will also aim to inform World Bank operational teams, MCC, academics, and other development partners.

[bookmark: _Toc482209412]Evaluation Team Roles and Responsibilities 
Various people will contribute the proposed impact evaluation including (1) Markus Goldstein, Beatrix Allah-Mensah and Niklas Buehren from the World Bank; (2) Robert Osei and Isaac Osei-Akoto from ISSER, University of Ghana; (3) Isaac Karikari from MiDA; and (4) Christopher Udry from Yale University. This team will be responsible all aspects of the project, from survey design through to data analysis.  

[bookmark: _Toc482209413]Evaluation timeline & Reporting Schedule 
	Name of Round
	Data Collection 
	Data Cleaning & Analysis 

	First Draft Report Expected 
	Final Draft Report Expected 

	Round 1
	April/2010 – August/2010
	August/2010 – December/2011
	December/2010 – February/2011
	April/2011 – August /2011

	Round 2
	April/2011 – August/2011
	August/2011 – December/2011
	December/2011 – February /2012
	April/2012 – August /2012

	Round 3
	April/2014 – August/2014
	August/2014 – December/2014
	December/2014 – February /2015
	April/2015 – August /2015
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