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Summary 
The Committee’s Bureau agreed at its meeting in April 2007 that an in-depth discussion should 
be held during the Committee’s sixty-eighth session on the above topic based on the outcome of 
the workshop on informal settlements held in Athens (the report is annexed to this discussion 
paper). The Bureau of the Working Party also decided to have a discussion on the outcome of 
the same workshop jointly organized by the Committee, the Working Party on Land 
Administration and the International Federation of Surveyors. 
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The Committee also decided at its last session to carry out a study on informal settlements jointly 
with the Working Party on Land Administration (WPLA). The outcome of the in depth 
discussions will provide input for the study. 
 

The topic of informal settlements relates to housing, spatial planning and land administration at 
the same time, and thus affects all pillars of work of the Committee. The cross-sectoral activity in 
this area provides an opportunity to develop common approaches and integrated strategies to 
address the existing challenges. 

MAIN OUTCOME OF THE DISCUSSION  
HELD AT THE WORKSHOP ON INFORMAL SETTLEMENTS 

 
1. Rapid urbanization due to population increase and migration to urban areas has increased the 
phenomena of unplanned or informal urban developments in the UNECE region. Informal urban 
developments and its impacts on the economy, and on the social structure and the environment of 
cities, are particular to the countries of Eastern Europe, Caucasus and Central Asia (EECCA), 
Southern Europe, and South-Eastern Europe (SEE). 
 
2. The most advanced countries possess considerable experience in applying spatial planning 
regulations, building permits, and the interrelationship of land-use regulations and records, as well 
as property registration systems – all necessary tools to preventing informal developments. 
 
3. There is no clear definition of informal settlements. The most important factors characterizing 
them are land tenure, quality and size of construction, access to services, and land-use zoning. 
 
4. Major reasons for the emergence of informal settlements are: 

 
(a) Historic, political, social, and economic conditions leading to urbanization; 
(b) Population fluxes as a result of armed conflicts and natural disasters; 
(c) Lack of spatial information and planning; 
(d) Unrealistic zoning regulations; 
(e) Marginalization of population groups, poverty, and lack of affordable housing 

alternatives; 
(f) Inconsistent and complex legislation; 
(g) Excessive bureaucracy regarding land development and building permits; 
(h) Illegal construction on agricultural land; 
(i) Political reluctance or inability to tackle the situation. 

 
5. A considerable share of informal construction in many parts of the UNECE region is of a 
good, permanent type, and can be characterized as affordable housing. Land values at the fringe of 
urban areas are lower and more affordable to low-income households. Therefore, informal urban 
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developments are usually located in such areas, and illegally constructed on either illegally occupied 
land or on legally owned land parcels illegally subdivided for housing purposes. 
 
6. Types of informal buildings may range from single-family houses to multi-storey buildings. 
Informal settlements may be located in industrial zones, in rural areas, at the fringe of urban areas, 
in coastal zones, or on forest land. 
 
7. Illegalities in urban development may also appear in existing urban areas due to the violation 
of land-use regulations. Informal land development also appears in attractive vacation areas, due to 
the rapid increase of land demand by local or international buyers. 
 
8. The existence of informalities and illegalities in urban development varies between countries. 
Planning systems and construction-permitting procedures are determined by administrative 
development and regulations of each country. 
 
9. Illegal construction often involves high construction costs, poor construction quality, and lack 
of access to public services, and cannot be transferred or mortgaged. A considerable amount of 
capital is tied up in such buildings. 
 
10. With regard to possible solutions, the instrument of legalization has been considered. 
Legalizing unplanned construction raises concerns, as existing building and land use regulations are 
undermined. 
 
11. Legalization initiatives are applied in some UNECE countries, and may be accompanied by 
penalties. Legalization of informal developments was seen as one of the means to support the real 
estate market and the national economy. Experiences from some legalization initiatives, however, 
show that legalization might subsequently encourage new unplanned developments.  
 
12. Legalization may be achieved through the integration of unplanned areas into a formal urban 
plan accompanied by land improvements and services provision. Inspection for insuring 
constructions’ stability, safety, and environmental impacts is also necessary. Although slow and 
costly, this process could avoid marginalization.  
 
13. Buildings constructed illegally to overcome housing needs should be differentiated from those 
constructed purely for commercial purposes. If the latter do not comply with the standards, they 
cannot be legalized even with payment of penalty fees, and consequently should be demolished.  
 
14. Land-use planning should be a way to ensure the compliance with regulations. Furthermore, 
other suitable tools of more technical nature exist to carry out surveillance such as satellite imagery 
and automated photogrammetric procedures. Automated feature extraction and spatial data  
collection can support independent environmental monitoring, efficient urban planning, e-
governance, transparency, and sustainable development. The use of such tools contributes to 
reducing unplanned development. 
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15. Registration of property rights plays a major role. It is of significant importance that both 
formal and informal buildings and land plots be recorded during the cadastral surveys to support 
efficient decision-making. 
 
16. Other approaches to tackle existing informal settlements and to prevent the emergence of new 
informal developments should take into account the following needs/issues: 

 
(a) Concise legislation regarding territorial planning and building permits; 

 
(b) Sound registration of property rights for buildings and land plots. Access to property 

rights and ownership of land should be considered to be a fundamental right. Laws must be 
improved and procedures for implementation simplified, so that transaction costs are reduced; 
 

(c) Public policy to encourage affordable housing should be adopted;  
 

(d) Access to property rights and ownership of land should be facilitated through 
improved laws and procedures to simplify implementation and reduce transaction costs; 
 

(e) Timely access to information and legal advice, and dispute resolution mechanisms 
over land and assets (e.g., out-of court mediation and arbitration) should be considered as important 
tools to guarantee the protection of land and other rights for disadvantaged people; 
 

(f) The need to accompany legal recognition of rights with additional support to allow 
holders of those rights to benefit from it, such as timely access to information and advice to avoid 
disputes over land and assets, and access to credit; 
 

(g) The lack of reliable tools such as spatial data infrastructures (SDIs), e.g. cadastral 
maps, hydrological and geological maps, definition of the coastal zone, forest maps, creates serious 
delays in applying spatial planning activities. Priority should be given to raising awareness about the 
value of SDIs and to improving their funding; 
 

(h) Land use planning is the task of government at appropriate levels. To achieve better 
results and eliminate lack of confidence in processes and procedures, citizen participation should be 
part of the planning process, and the general public should be involved and persuaded of the need 
for action. While respecting the right of private property ownership, Governments should: 
 

(i) Prevent the intrusion of objectionable land uses into neighborhoods with more 
sensitive land uses; 

(ii) Protect and/or control land values of existing land uses; 
(iii) Encourage housing opportunities for people of low and moderate income by 

establishing creative, flexible and innovative regulations, e.g. allowing the 
development of greater density of buildings of identical quality while 
requiring a specific percentage of housing for people with low or moderate 
income. 
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(i) When lack of governmental funding occurs, other funding possibilities should be 
sought. Cooperation with international funding agencies could be envisaged; 
 

(j) In the new digital environment, public access to real property registers and territorial 
documents, as well as building permits, requires legal and organizational action and coordination 
rather than technical innovation; 
 

(k) Ineffective institutions with unclear administrative responsibilities, inadequate 
human, institutional and financial capacities, as well as inadequate and conflicting land policies need 
to be seriously considered.  Coordination among the different sectors and across administrative 
boundaries should be strengthened. Central and local governments should work towards better 
collaboration and coordination. The private sector should and can play a role; 
 

(l) Complex procedures and legislation and inadequate compensation of civil servants 
can lead to corruption. Full transparency of accountability of responsibilities is required; 
 

(m) Improving public awareness of the social and economic benefits of e-governance and 
participatory democracy is necessary; 
 

(n) When municipalities are dependant on funding from central governments, land and 
real property taxes should be collected locally to be reinvested in the same locality. The concept of 
good governance involves active citizen participation. Citizens should recognize their responsibility 
to contribute to the cost of land improvement and the provision of services; 
 

(o) Cooperation and coordination with international organizations including United 
Nations agencies, the International Federation of Surveyors (FIG), the World Bank, the Commission 
on Legal Empowerment of the Poor, European Umbrella Organization for Geographical Information 
(EUROGI), the Infrastructure for Spatial Information in Europe (INSPIRE), etc. will contribute to 
improving the harmonization of activities and lesson-sharing between countries and regions. 
 
Questions for discussion 
 
1. What are the main policy instruments for dealing with informal settlements in the areas of 
housing, spatial planning, and land administration in your country? 
 
2. Which different approaches are or should be applied for existing informal settlements, and 
what measures should be taken to prevent new informal developments? 
 
3. What are the advantages and disadvantages of legalization, and in which cases is legalization 
an appropriate instrument? How should legalization be carried out? 
 
4. How can international cooperation contribute to developing policy responses towards 
informal settlements and the exchange of good and less successful practices? 
 
5. Which conceptual framework and main focus should the joint Committee/WPLA study on 
informal settlements have?
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Annex 
 

Annex 
 

REPORT ON THE WORKSHOP ON INFORMAL SETTLEMENTS:  
REAL ESTATE MARKETS NEEDS RELATED TO GOOD LAND ADMINISTRATION 

AND PLANNING∗

 
1. The workshop on Informal Settlements – Real Estate Markets Needs related to Good Land 
Administration and Planning took place in Athens (Greece) from 29 to 31 March 2007. The joint 
workshop of the Committee on Housing and Land Management, the Working Party on Land 
Administration, and the International Federation of Surveyors (FIG Com3) was hosted by the 
Technical Chamber of Greece (TCG) and the Hellenic Association of Rural and Surveying 
Engineers (HARSE). 
 
2. Representatives of the following countries participated: Albania, Armenia, Australia, 
Austria, Azerbaijan, Belarus, Bosnia and Herzegovina, Bulgaria, Canada, Croatia, Cyprus, Czech 
Republic, Denmark, France, Georgia, Germany, Greece, Iceland, Ireland, Hungary, Iceland, Ireland, 
Israel, Italy, Kyrgyzstan, Lebanon, Latvia, Lithuania, Montenegro, the Netherlands, New Zealand, 
Nigeria, Norway, Poland, Romania, the Russian Federation, Serbia, Slovak Republic, Spain, 
Sweden, Switzerland, Turkey, United Kingdom, and the United States. 
 
3. Representatives from the UNECE secretariat and the World Bank also took part in the 
workshop. 
 
4. Welcoming addresses were made by: 
 
Mr. Kaj Barlund, Director UNECE Environment, Housing and Land Management Division Director  
Ms. Doris Andoni, Chairperson of the UNECE Committee on Housing and Land Management 
Mr. Peter Creuzer, Chairperson of the Working Party on Land Administration 
Ms. Chryssy Potsiou, Chairperson FIG Commission 3.  
 
5. Mr. Stig Enemark, FIG President, made a keynote speech. 
 
6. The summary of the workshop is reflected in the in-depth discussion paper.   
 
7. Participants of the workshop concluded that a suitable urban development requires:  

 
(a) Security of tenure, sound legal definitions and clear regulations for both the 

registration of land ownership and rights, and the land use regulations and restrictions; 
 

                                                 
∗  This report was submitted by the delegation of Greece in cooperation with the secretariat. 
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 (b) Improvement of maintenance and operating/management performances of residential 
buildings; 
 
 (c) The establishment of resident community-based organizations to improve public 
control over the maintenance and effective use of government subsidies; 
 
 (d) Policy commitment, careful planning, coordination among agencies and participation 
of affected groups determine the success of interventions; 
 

(e) Transparent, secure, fast, affordable and easily accessible procedures; 
 
(f) Access to fundamental facilities like mortgage and credits, as well as stable, 

transparent and fair land taxation systems; 
 
 (g) Availability of digital, interoperable, and updated data sets with common spatial 
reference concerning ownership, value, and use of land; 
 
 (h) Records should be integrated and sufficient coordination among institutions involved 
in land policy is crucial. 
 
8. The workshop was divided into sessions. The sessions and main topics were organized as 
follows: 
 
Plenary session:  Policy-makers for Planning and Land Administration 
 

Mr. Yannis Alavanos, President of the Technical Chamber of Greece 
Mr. Charalabos Maniatis, General Secretary of the Attika Region 
Mr. Demitris Loukas, Mayor of Lavrio 
Ms. Vassiliki Aggelidou, Representative of Mr. George Souflias, Minister for the Environment, 
Physical Planning and Public Works of Greece 
Mr. Stratos Paradias, President of the Hellenic Property Federation 
Ms. Asimina Xirotyri-Ekaterinari, Member of the Hellenic Parliament 
Mr. Chronis Akritidis, President of HARSE 
Mr. Marinos Kavouras, President of NTUA Surveying Engineers 
Mr. Takis Georgakopoulos, President of the Association of Greek Architects 
Mr. Athanasios Katsiyiannis, Member of the Hellenic Parliament, Chairman of the Hellenic 
Parliament Special Permanent Committee for the Environment 
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Technical sessions: 
 
I.  Land Policies for Lower Economies 

 

“Informal Settlements in SEE-A regional support approach”, by Mr. Bjoern Gabriel, Stability Pact 
(presented by Ms. Doris Andoni, Ministry of Public Works, Transport and Telecommunication, 
Albania) 
 

“Giving Poor People Access to Formal Property Rights – Some Strategic Issues”, by Mr. Helge 
Onsrud, Statens Kartvert Centre Property Rights and Development, Norway 
 

“Informal Settlements in Developing Countries: A “Rights based” Approach to Land Policies for the 
Poor”, by Ms. Sylvia Martinez, independent adviser to the Commission on Legal Empowerment of 
the Poor, United States 
 

“Legal Empowerment of the Poor, Dispute Resolution and Protection of Land and Property Rigths”, 
by Mrs. Angelika Brustinow, Programme Manager, Legal Empowerment of the Poor, UNECE 
 

“World Bank Responses to the Problem of Informal Development: Current Projects and Future 
Action”, by Ms. Victoria Stanley, Ms. Ellen Hamilton, Ms. Rhadhika Srinivasan and Mr. Gavin 
Adlington, the World Bank 
 

“Techniques to Leverage Private Sector Financing for Affordable Housing”, by Ms. Sylvia 
Martinez, United States 
 
II.  Land Tools for Planning and Property Registration 
 
“Land Registry, economic benefits and legal certainty in Spain”, by Fernando de la Puente, Colegio 
de Registradores de la Propriedad, Mercantiles y Bienes Muebles de Espana, Spain 
 

“Planning Regulations and Tools Applied in France”, by Stephane Gil, IGN France International, 
France 
 

“Cyprus Integrated Land Information System Planning and Informal Settlements Fiscal Team 
Procedures e-Government”, by Mr. Neoclis Neocleous and Mr. Vassos Papademetriou, Cyprus 
 

“KT Informal Land Management Activities in Greece and their handling within the framework of 
the Hellenic Cadastre” by Mr. Panos Lolonis, KTIMATOLOGIO SA, Greece 
 

“Methodology of reading and controlling the territory-application to a case study in Tuscany”, by 
Mr. Domianos Damianakos (presented by Mr. Demitis Papaelias) 
 

“Proposals for Expenditure of Spatial and Urban Planning”, by Ms. Eleni Tziortzioti, Ministry for 
the Environment, Physical Planning and Public Works, and Mr. Athanasios Katsiyianis, Hellenic 
Parliament, Greece 
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III.  Illegal Urban Development in ECE 
 
“Illegal Settlements in Albania”, by Ms. Doris Andoni, Ministry of Public Works, Transport and 
Telecommunication, Albania 
 

“Management of Land in Azerbaijan”, by Mr. Q. Sh. Mammadov and Mr. D.R. Ahadov, Azerbaijan 
 

“Illegal Construction in Montenegro”, by Ms. Yvonne Mueller and Ms. Sanja Ljeskovic, 
Montenegro 
 

“Backgrounds of illegal construction on Urban Land in Georgia”, by Ms. Natia Jokhadze, Georgian 
National Science Foundation, Georgia 
 

“Registration of Informal Buildings in Croatia”, by Mr. Damir Pahic and Ms. Irina Magdic, State 
Geodetic Administration of Croatia 
 

“Unplanned Settlements within the Context of Urbanization Process of Turkey”, by Mr. Gamze 
Ozer, Mr. Ender Vardar and Mr. Mehmet Nazim, Ministry of Public Works, Turkey 
 
IV.  E-Governance – Participatory Democracy 
 
“e-Governance, democracy in decision making for spatial management at local level. Examples 
from Norway Digital and Hole Municipality”, by Mrs. Kari Strande, Norwegian Mapping and 
Cadastre Authority, Norway 
 

“Can Public Participation GIS Engage the Public in Scotland’s New Planning System?”, by Robin 
McLaren, Know Edge S-CAT Consortium, United Kingdom 
 

“Closer Institutional Cooperation as a Response to Informal Activities”, by Mr. Reinfried 
Mansberger and Mr. Gerhard Muggenhuber, University of Natural Resources and Applied Life 
Sciences, Austria 
 

“Informal Land Market Administration in Georgia”, by Mr. David Egiashvili, Professional 
Consulting Group, Georgia 
 

“Scalable Land Tenure Record Systems” by Mr. Michael Barry, Mr. Andrew Hunter and Mr. Abdel 
Muhsen, Canada 
 

“Unauthorized buildings in Italy”, by Mr. Piero Panunzi, Consiglio Nationale Geometri, Italy 
 

“Workshop on Informal Settlements in Stockholm 2008” by Mr. Bengt Kjelson, Lantmateriet, 
Sweden 
 

“Property rights, private sector and informal housing”, Mr. Enrico Campagnoli, International Real 
Estate Federation (FIABCI) 
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V.  Urban Planning and Property Registration 
 
“Land Use Control through Zoning”, by Mr. Robert W Foster, Honorary President FIG, United 
States 
 

“Master Planning and Building Regulations in Finland – How to regulate housing without a detailed 
plan”, by Mr. Markku Villikka, Finland 
 

“General Legislative Background to the Present System for Controlling Land-Use in England and 
Wales” by Ms. Jan Bartho and Mr. Ted Beardsall, HM Land Registry, United Kingdom 
 

“Comparative thoughts on German and Hellenic Urban Planning and Prosperity Registration”, by 
Mr. Hartmut Mueller, Mainz University of Applied Sciences, Germany, and Ms. Chryssy Potsiou, 
National Technical University of Athens, Greece 
 

“ Urban Planning in Spain: The Role of the Land Registry”, by Ms. Isabel Gonzalez Garcia, Colegio 
de Registradores de la Propriedad, Mercantiles y Bienes Muebles de Espana, Spain 
 

“Territorial Planning System in Lithuania”, by Mr. Bronislovas Mikuta and Mr. Jaunius Grigas, 
State Enterprise Center of Registers, Lithuania 
 

******* 
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