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ABSTRACT 

The aim of this study was to assess the factors that hinder effective implementation of 

the Property and Business Formalization Programme (PBFP) in Kikwe ward in Meru 

District. The research employed a case study survey technique. The study adopted both 

qualitative and quantitative approaches, whereby 85 heads of household, 4 government 

officials and 4 village leaders were used as respondents in this study. Research data 

were collected using cross sectional approach whereby both questionnaire and 

interview were used.  

The justification of this research was based on the fact that, PBFP is reported to have 

failed to take sufficient account of the political and economic of changes which would 

affect the effective implementation of PBFP in rural communities. 

The study findings indicate that the extent of implementation of PBFP in rural 

communities is low. This is coupled with poor governance structure which was 

identified in terms of lack of integrity of the officials who were involved in the 

formalization process which in turn leads to corruption practices. Poor awareness of 

PBFP as well as poor set up of the programme were also among other factors that were 

found in the study to hinder the effective implementation of PBFP at the village level. 

The study also found that, PBFP is targeting men more than women 

From the study findings, recommendations are made to the government to take a 

leading role in the design and formulation of appropriate policy and standards which 

shall be adopted and applied to ensure effective implementation of PBFP in order to 

achieve Millennium Development Goals (MDGs) as planned.  
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CHAPTER ONE 

OVERVIEW OF THE STUDY 

1.0 Introduction 

This study intended to assess factors that hinder the effective implementation of 

Property and Business Formalization Programme (PBFP or MKURABITA in 

Kiswahili acronym) in rural communities in Tanzania. This chapter discussed the 

historical background of fights against poverty at Global level and the level of 

Tanzania, Tanzania economic performance, and the PBFP. The chapter also provided a 

discussion on the problem statement, the objectives of the study, the research 

questions, and significance of the study.  

1.1 Historical Background 

United Nations member states recognized the economic challenges facing their 

member states which are exacerbated by poverty. In 2001 they passed a Millennium 

Declaration which was derived from earlier International Development targets at the 

official Millennium Summit in 2000 [http://www.un.org/millenniumgoals]
1
. The 

Summit was presented with the report of the Secretary-General entitled “We the 

Peoples: The Role of the United Nations in the Twenty-First Century” with the 

additional input of the Millennium Forum, which brought together representatives of 

over 1,000 non-governmental and civil society organizations from more than 100 

countries (http://www.un.org/millenniumgoals). In this declaration, all world leaders 

who were present adopted the Millennium Development Goals (MDGs) which 

included eight goals and 21 targets which were agreed to be achieved by the year 2015 

[http://www.un.org/millenniumgoals].  

                                                           
1
 United Nations Millennium Development Goals website, retrieved 5 November  2011 
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The MDGs initiative calls upon developed and developing countries to work in 

partnership towards reduction of poverty, hunger and diseases. This was also intended 

to boost survival prospects for mothers and infants, guaranteeing basic education for 

children, equal opportunities for women, fighting against HIV/AIDS and a healthier 

environment (URT, 2008). The MDGs aimed to spur development by improving social 

and economic conditions in the world‘s poorest countries 

[http://www.un.org/millenniumgoals].  

However, progress towards reaching the MDGs goals has been uneven. Some countries 

have achieved many of the goals while others are not on track to realize any. 

According to Besley and Burgess (2003), countries such as China and India have 

achieved MDGs because of their clear internal and external factors of population and 

economic development. Other countries especially of Sub-Saharan Africa need more 

attention because are still struggling to meet the goals by 2015. Fundamentally the 

issue is to determine whether or not the MDGs are achievable (Besley and Burgess, 

2003). 

To accelerate progress towards MDGs the G-8 countries met in June 2005 when they 

were preparing for the G-8 Gleneagles Summit and reached an agreement to provide 

enough funds to the World Bank, the International Monetary Fund (IMF), and the 

African Development Bank (ADB), as well as cancelling an additional $40-55 billion 

debt owned by members of the Highly Indebted Poor Countries (HIPC) 

[http://www.un.org/millenniumgoals]. This was to enable impoverished countries to re-

channel the resources saved from the forgiven debt to social programmes for 

improving health and education and for alleviating poverty (Besley and Burgess, 

2003). 
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Although the developed countries‘ funding for the achievement of the MDGs has been 

rising over the recent years, it has been shown that more than half of the funding is in 

the form of debt relief for the poor countries (Haines and Cassels 2004). It has also 

been learnt that the remaining donor money goes towards natural disaster relief and 

military aid which do not further the countries‘ efforts at economic development. 

According to the United 3Nations Department of Economic and Social Affairs (2006) 

as referred to by Singer (2008), the 50 least developed countries only receive about one 

third of all aid money that flows from developed countries, raising the issue of aid not 

moving from rich to poor depending on their development needs but rather from the 

rich to their closest allies (Singer 2008). 

1.2. Tanzania Economic Performance 

Maliyamkono and Bagachwa, (1990) and World Bank, (1984 and, 1992) as cited to by 

Messkoub (2000), in the article ―the Social Impact of Adjustment in Tanzania in the 

1980s: Economic Crisis and Household Survival Strategies”, Tanzania was ranked to 

be the world's poorest countries in the world since 1980s. In the 1982, Tanzania was in 

the 14
th

 position of poorest countries in the world with a Gross National Product (GNP) 

per capita of $280. Later in 1990, it was in the 2
nd 

position of poorest countries with a 

GNP per capita of $110. A more telling piece of evidence of the deteriorating 

economic conditions of the masses of Tanzanians is the declining growth of the real 

GDP per capita in the 1980s. While for most of the 1960s and 1970s the real GDP per 

capita was growing at an average annual rate of 1.5-1.9 percent. In 1981-86 periods, it 

registered a negative annual growth rate of -2 percent (Maliyamkono and Bagachwa, 

1990, and World Bank, 1984, 992). It was during this period that the Tanzanian 

government started negotiations with the IMF and the World Bank leading to the 

adoption of a series of structural adjustment and economic recovery programs in the 
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1980s. 

Apart from a series of structural adjustment and economic recovery programmes of the 

1980s, orthodox adjustment policies were applied to tackle the problems of inflation 

and the balance of payments deficit by changing the incentive structure, and to 

restructure the economy by introducing a less interventionist development strategy. 

However, the impact of adjustment on the society was much wider than its immediate 

impact to the poor (Messkoub, 2000). 

From the result of implementation of those policies, for the last recent two decades, 

Tanzania GDP has been reported to be on the rise (URT, 2008). However, in 2004 the 

level of per capita GDP was 295 USD, which was below the average of 407 USD for 

low-income countries (LIC) of sub-Saharan Africa (URT, 2008). Despite the rise of 

GDP, it was reported that there was a great income disparity among people in the 

country which was measured in purchasing power parity (PPP) dollar (URT, 2008). 

According to URT, (2008), while Tanzania‘s per capita GDP in 2004 was 673 PPP 

dollars, the average for Low Income Countries (LIC) in Africa was twice as high, at 

1,267 PPP dollars whereas for LIC globally the figure was even higher, at 1,560 PPP 

dollars. 

In the same vein of economic performance explained above, Tanzania applied 

transformational strategies for growth which included some level of investment and 

rising productivity. According to Salema (2007) the economic growth sought to be 

achieved by establishing a strong enabling environment for private sector development, 

involving multiple elements such as macroeconomic stability; a sound legal and 

regulatory system, including secure contract and property rights; effective control of 

corruption; a sound and efficient financial system; openness to trade and investment; 
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sustainable debt management; investment in education, health, and workforce skills; 

infrastructure development; and sustainable use of natural resources. 

 In order for Tanzania to fight against poverty and comply with MDGs, the Tanzania 

Development Vision 2025 was established which included several implementations of 

programmes and frameworks such as National Strategy for Growth and Reduction of 

Poverty (NSGRP). NSGRP was established as a framework which could be 

implemented through short term and long term poverty reduction programmes such as 

Property and Business Formalization Programme (PBFP). It is at this juncture where 

the PBFP was conceived in the NSGRP in order to provide comprehensive and secure 

tenure on land and appropriate framework for managing the use of natural resources 

which is considered crucial in economic development, poverty reduction and 

environmental protection (URT, 2006). 

According to URT (2006), it has been evidenced that Tanzania faces a huge need to 

create productive jobs and income generating opportunities for the growing population 

whereby the country‘s youthful demographic structure and labour force is estimated to 

be growing by just over 2 percent per year. This is comparable to the average growth 

rate of the labour force in LIC-Africa where the country‘s economy is required to 

absorb roughly 400,000 new workers each year (URT, 2006). This can only be 

afforded by creating a compelling environment to foster private and informal sector 

investment, business expansion and productive opportunities for self-employment. This 

calls for the essence of effective implementation of PBFP whose focus is to enhance 

economic growth and employment initiatives for the majority in urban and rural areas. 

That is, implementation of PBFP is geared towards improving the investment climate, 

improving access to credit markets, improving the revenue for the central and local 

governments, land as a social-safety-net, improvement in good governance and 
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improved social confidence as well as self-esteem of the society, thereby alleviating 

the existing levels of poverty. 

According to the NSGRP (2005) report, there has been an improvement in economic 

performance at the macro- level in the past five years where GDP growth rate rose 

consistently at 6.2 percent by 2002. In 2004 there was a remarkable rise to a record of 

6.7 percent of GDP. At the end of March 2004, the reserves could cover import of 

goods and services for about 8 months, which was above the targets of 6 months. The 

trend has been growing encouragingly since then. According to Deloitte (2012) the 

Tanzania Real GDP growth in 2011 has reached 7.2 percent slightly above the previous 

year projection of 7.0 percent for 2010. 

Also growth has been reported at an encouraging rate, although it was interrupted by 

various tragedies like drought, sharp rise in price of fuel and the global financial crises. 

The target GDP growth rate for NSGRP was estimated to be 6-8 percent per annum 

over the period between 2005 and 2010. However, policies were required to ensure that 

the pattern of growth is proportional and benefits of macro-level are translated into 

micro-level welfare outcomes (URT, 2010). 

Table 1: GDP Growth rate for the past 11 years 

Years 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 

GDP 

Growth 

 in % 

3.3 4 4.7 4.9 5.7 6.2 5.7 6.7 6.7 6.2 6.3 

Source: United Republic of Tanzania (URT) Economic Surveys, (2010) 

The government of Tanzania reviewed its strategy in 2004 with incorporation of three 

clusters replicated from MDGs namely growth and reduction of income poverty, 
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improved quality of life and social well-being and governance and accountability 

(URT, 2009). The revision was approved in 2005 to take into consideration new 

dimensions of NSGRP which included the following:  

i) A move from priority ―sector‘‘ to an ―outcome‘‘ result based approach. 

ii) A five year implementation period (2005/6-2009/10), compared with the 3-

year Poverty Reduction Strategy (PRS). 

iii) A greater emphasis on economic growth and good governance 

iv) Further emphasis on vulnerability and social protection issues. 

v) Recognition of cross sectoral contributions to outcomes, and inter-sectoral 

linkages and synergies. 

vi) Further emphasis on mainstreaming cross-cutting issues. 

vii) Continued indicator tracking and deeper integration of Millennium 

Development Goals (MDGs) into the national indicators. (URT, 2009) 

According to the Household budget survey of 2007, 12.9 million Tanzanians are living 

below the poverty line. The survey pointed out that MDGs for health, gender equality 

and hunger are lagging behind due to the population growth rate. Poverty remains 

overwhelming with about 83% of individuals living below the basic needs income in 

rural areas as compared to 47% in urban areas. (URT, 2008)  

It is for the same reasons that this study intended to assess factors that hinder effective 

implementation of PBFP in rural communities taking the case of Meru District 

Council. 
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1.3 Property and Business Formalization Programme in Tanzania 

Property and Business Formalization Programme (PBFP) is a plan which has been 

established by the Government of the United Republic of Tanzania. This program is 

designed to give economic power to citizens, especially the poor both in rural and 

urban areas in order to increase capacity of holding and conducting business in the 

formal way, in accordance with the law of codes of official administration (PBFP, 

2007). Due to this, the Government of Tanzania entered a Consultancy agreement with 

the Institute of Liberty and Democracy (ILD) of Lima, Peru based on their experience 

and unique model of formalization road map to lead the formalization Programme. 

The reform process is divided into four phases, namely Diagnosis; Reform Design; 

Implementation and Capital Formation and Good Governance (PBFP, 2008). The 

programme is a government initiative that aims to facilitate the transformation of real 

estate and business assets in the informal economy to the formal economy held and 

operated within the formal market that is governed by law (Salema, 2007). It is a 

solemn effort to empower the majority of Tanzanians for self development. The PBFP 

originated from the CCM policy on economic development which was summarized in 

the 2000 and 2005 election manifestos as a reform programme adopted from Dr. 

Hernando de Soto‘s approach of the Institute of Liberty and Democracy (Salema, 

2007). On its own perspective, PBFP in long term works to implement three clusters of 

National Strategy for Growth and Reduction of Poverty (Salema, 2007). 
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1.3.1. Legal framework of Property and Business Formalization Programme in 

Tanzania 

The theory behind the implementation of PBFP is that, the programme considers the 

legal requirements to get to a pre-defined goal, an end situation where the poor possess 

fully tradable and mortgage-able rights to their land (PBFP, 2007). According to 

Salema (2007), in order to get to this end, a dual analytical approach was adopted: the 

top-down and the bottom-up approach. The top-down approach looks at the legal and 

institutional framework, and identifies the exact reforms and interventions that are 

needed to get to the where the programme wants to go. This is a largely theoretical 

approach which looks at the legal construct. The bottom up approach is a search for the 

required ―archetypes‖ or ‗patterns of social interaction‘ that can be used as building 

blocks for the new system that would allow the poor to formalize their property rights 

(PBFP, 2007). 

In a broader perspective, the implementation of PBFP aims at empowering 

entrepreneurs in the micro, small and medium enterprises (SMEs) segment of the 

private sector. As such, PBFP is clearly identified micro, small and medium enterprises 

in the private sector as a priority area in promoting growth and reducing poverty 

particularly income of poverty (PBFP, 2007). PBFP also aims at ensuring that, assets 

of the poor, which are currently held and exchanged outside the legal system, are 

adequately documented, standardized into universally accepted property records and 

connected to economic growth opportunities which is in line with the three clusters of 

NSGRP (PBFP, 2007).  

The implementation of PBFP is focusing on programmes such as a sector of 

Agriculture Development Programme, Small and Medium Scale Enterprises 
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Development Programme, Legal Sector Reform Programme, financial sector 

development initiatives and several other community driven development initiatives. In 

a practical implementation of PBFP, the assets owned by citizens need to be formalized 

in terms of registration, surveyed, documented, and legally owned.  

According to PBFP (2007), steps for formalization of rural resources are: 

i) Well surveyed boundaries of land to avoid land conflicts with neighboring 

villages 

ii) Approved Village Land Use Management Plan 

iii) Good infrastructure in place for the Village Land Registry  

iv) Individual application for the survey of farm must be submitted to the 

Village Council for recommendation  

v) Application must be duly approved by the Village Assembly. 

Steps for Urban resources formalization are: 

i) Local Authority to identify and declare the area to be an area for 

formalization, 

ii) Public awareness to local leaders and the community in area of 

formalization, 

iii) Preparation of schemes of regularization and approval by respective 

authorities, 

iv) Land surveying of individual plots as per detailed layout and approval by 

respective authorities, 
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v) Preparation and issuance of Certificate of Right of Occupancy to 

individuals with surveyed land (PBFP, 2007). 

The strategy has been undertaken in phases of five years in line with the NSGRP 

programme from which it was conceived. The development framework for the second 

phase started from 2005 to 2010. The focus is outcome oriented and organized around 

three important things namely growth and reduction of income poverty, improved 

quality of life and social well-being, and governance and accountability (URT, 2008). 

1.4. Background of Meru District Council 

Meru District Council originated from the former Arumeru District Council and it was 

established on the 1
st
 of July 2007 as the District Council with full mandatory power. It 

lies on the slopes of Mount Meru with coverage area of 1,268.2 square kilometers. It 

borders Arusha District Council on the Western, Longido on the Northern, Simanjiro 

on the Southern and Hai District on the Eastern. 64.1 percent of its land is used for 

agriculture activities, 16 percent for National Parks, 12.9 percent for forests, 3.6 

percent for settlement, 3 percent for grazing and unsuitable land, 0.39 percent for water 

and 0.01 percent for pasture/fodder (Meru District Council Profile, 2011). 

Administratively, Meru District Council is divided into 3 Divisions, 17 Wards, 71 

Villages and 281 Sub-Villages. According to the year 2002 census used as a base year 

for 2009 population projection, Meru District Council is occupied with total population 

of 271,906 out of them 50.12% (136,274) are female and 49.88% (135,632) are male 

(Meru District Council Profile, 2011). 

Meru District Council has implemented various development programmes ever since 

its inception on 1
st
 of July 2007. Among these programmes is the Property and 

Business Formalization Programme (PBFP) which was launched in Kikwe Ward 
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(Meru District Council Profile 2011). Kikwe Ward is located in rural area about 30 

kilometers far from the headquarters of Meru District Council. The main economic 

activities of her people are small scale peasantry and animal husbandry. According to 

Meru District Council (2011), few members of the communities operate micro business 

enterprises which enable the communities to access basic commodities within their 

local areas. However, despite of all these economic activities, the ward is still 

underdeveloped economically. 

It is for the same reason this study intended to assess factors that hinder effective 

implementation of PBFP in rural communities in Meru District Council. 

Implementation of PBFP is a National strategic tool which is deployed in order to 

alleviate the existing levels of income poverty in Tanzania 

1.5. Statement of Problem 

Tanzania for a long time has been advocating and strategizing the fight against poverty, 

ignorance and diseases as a major three enemies of economic and social well-being of 

her people. Many programmes were established since the time of independence to date 

aiming at addressing poverty eradication. However, poverty still persists and emerging 

faster than the alleviating programmes can work it out. Internationally poverty is a 

global concern and the United Nation (UN) has come up with Millennium 

Development Goals (MDGs) that came as the strategy to support countries to fight-out 

extreme poverty. 

In the implementation of MDGs, Tanzania established a National Strategy for Growth 

and Reduction of income poverty as a framework with various programmes including 

Property and Business Formalization Programme (PBFP). The major objective of this 

programme is to formalize property and businesses as a mechanism that is 
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indispensable for the creation of wealth, elimination of poverty, and the foundation of 

an inclusive, modern economy. The basis of this programme was that, the Government 

of Tanzania believed in the fact that the majority of people with properties and 

business operate extra legally outside the formal economy where they face legal 

prohibitive environment that make them difficult to realize their full potential for 

economic empowerment and self-improvement. The strategy was to empower the poor 

majority of the Tanzanians by increasing their access to formal financial markets and 

other services like ease accessibility to credits and collateral for loans by formalizing 

their properties and businesses. 

However, it has been argued that PBFP fails to take sufficient account of the political 

economy of change and that it makes unrealistic assumption about the capacities that 

exist at village level for implementing and sustaining a rapid formalization process in a 

manner that ensures integrity (Sundet, 2008). A three pronged strategy has been 

suggested in order to support PBFP to align its objectives and activities with the 

realities on the ground: To quote: ―Firstly, there is a need to take a much more 

fundamental approach to strengthening village governance up front, and this is best 

achieved in cooperation with Prime Minister‘s Office Regional Administration and 

Local Government (PMO-RALG). Secondly, much better provisions need to be put in 

place to ensure that the required documentation of land rights is produced and 

maintained and that it is freely accessible to the public. Thirdly, more independent 

research on the PBFP and land rights is needed and information needs to be made more 

useable and accessible to the general public, in the media, civil society activists and 

politicians‖ (Sundet, 2008). However, despite of the all efforts done, the PBFP has not 

been able to translate into significant the reduction of poverty among the majority of 

the people in rural communities. 
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Due to the impact of poverty on the society and the observed poor implementation 

trend of poverty reduction programmes in rural communities, this study intended to 

assess factors that hinder the effective implementation of PBFP in rural communities in 

Tanzania. 

1.6. Research Objective  

The overall objective of the study was to assess factors that hinder the effective 

implementation of Property and Business Formalization Programme (PBFP) in rural 

communities in Tanzania. 

1.7. Specific Objectives 

The specific objectives of the study were: 

i) To assess the extent of implementation of PBFP in rural communities.  

ii) To assess the governance structure of PBFP in rural communities.  

iii) To assess the level of awareness on PBFP in rural communities.  

iv) To assess the level of targeting the beneficiaries of PBFP in rural 

communities.  

v) To examine the level of coordination at local government level during 

implementation of the PBFP in rural communities.  

1.8. Research Questions 

The following were the research questions based on the research specific objectives: 

i) What is the extent of implementation of the PBFP in rural communities? 

ii) What is the level of governance structure of the PBFP in rural 

communities?  
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iii) What is the level of Public awareness on the PBFP in rural communities?  

iv) What is the level of targeting the beneficiaries of the PBFP in rural 

communities?  

v) What is the level of coordination at local government level to the PBFP in 

rural communities? 

1.9. Significance of the Study 

The study intended to reveal the factors that hinder the effective implementation of 

PBFP in rural communities in Tanzania. The study is expected to be of much value to 

various stakeholders like institutions, academicians, policy makers, the government, 

NGOs and the researcher as follows: 

To institutions: - The study is of great importance in adding reading materials in their 

libraries as a reference. 

To academicians: - The study is ideal in contributing to the body of knowledge related 

to various programmes put forward for poverty alleviation in rural communities in 

Tanzania. 

To policy makers:- Based on the findings of this study, the policy makers will be put 

into awareness on how the PBFP can impact on social-economic life and welfare and 

hence be able to formulate appropriate strategies in order to reduce poverty in rural 

communities. 

To the government:- This study is of great importance to the government by enabling 

her to design sound policies and procedures that are appropriate for the implementation 

of MDGs geared towards poverty eradication in the public at large. 

To the NGOs-: the finding of this study is useful for different NGOs by enabling them 
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to give their opinions and efforts towards MDGs‘ implementations. That is, the NGOs 

will be able to advise the government on the areas that require more attention. 

To the researcher: - This study is in partial fulfillment for the requirements for the 

award of the degree of Master of Business Administration at the University of 

Dodoma. 
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CHAPTER TWO 

LITERATURE REVIEW 

2.0. Introduction 

This chapter focused on the related literatures on this study from various authors. It 

provides definition of key terms on Property and Business Formalization (PBFP), 

theoretical review, empirical review, research gap and conceptual framework. 

2.1. Definition of key terms 

The following are some of the key terms that underline the implementation of PBFP as 

defined by Bruce et. al. (2007) and ILD (2005) 

i). Formalization 

Formalization is the process by which acts, situations, persons, and entities that are not 

recognized by law—usually, national law—obtain such recognition. This may happen 

through individuals taking needed steps to achieve legal recognition, or by the state 

moving to confer such recognition on its own initiative. It is legal recognition and 

registration of businesses and properties 

ii). Extra-legal economy 

This is the status of economy whereby its assets and operations lack legal recognition 

by the state; the activity may simply be unrecognized by law or illegal in the sense of 

incurring civil or criminal sanctions. It is status of an economy that is not legally 

recognized by the state and normally its Gross Domestic Product (GDP) percentage is 

not recorded in the National Books of Accounts. It is an informal economy (extra-legal 

economy) as far as its activities are concerned. As such informal economy is found in 

many countries and are usually necessitated by unfavorable economic conditions, a low 

economic growth rate and large-scale of unemployment. A large number of laws, 
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regulations and ordinances also discourage entrepreneurs from the formal sector and 

force them into the extra-legal sector. According to Bureau for Industrial Co-operation 

(2004), informality is a last desperate attempt of individuals to escape from the trap of 

poverty in order to provide in their own housing, nutritional, educational and health 

requirements. The informal activities of a country are not recorded in the national 

accounts and are not part of the Gross National Product (GNP), but exist beside it. 

These unrecorded activities are defined differently in different countries. In the United 

States of America they are referred to as the ―underground economy‖, in Germany the 

―shadow economy‖, in Italy the ―submerged economy‖, in Russia the ―second 

economy‖ and in South Africa the ―unrecorded economy‖ or informal sector. The 

extra-legal sector forms an inherent part of small, medium and micro enterprises 

(SMME‘s). Because of its diverse nature and the fact that these enterprises are 

unrecorded and unregistered, it is not possible or practical to define them on the basis 

of quantitative or statistical guidelines. 

iii). Customary Law 

Customary law is a body of norms generated and enforced by a sub-state policy 

governing matters, such as the use of land, for its members. That polity and/or its 

norms may or may not be recognized by national law. Customary land tenure is best 

not regarded as informal, because it enjoys social sanction by a polity, albeit at a local, 

community level. 

iv). Land title 

 The term ―land title‖ has different meanings in different countries, from a full 

individual freehold to occupancy licenses and even customary and group forms of title. 

The main focus is on real rights (freehold/ownership titles, superficies rights, long term 
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registered leaseholds) awarded to individual households rather than to groups or 

communities. Real rights can be transferred, inherited and mortgaged. It does not 

include rights such as permits to occupy and various forms of occupancy right. Land 

titling refers to delivery process of real rights to occupants of land or property, 

squatters on public or private land, occupants in informal commercial land 

development, personal rights holders (administrative, conditional and revocable 

permits to occupy), and customary rights holders. Titling programmes can be either 

sporadic (carried out at the scale of one or several settlements, or at the request of 

individual occupants) or systematic (implemented citywide or nationwide), with the 

objective to cover an entire area .As such land titling and registration is the process by 

which the state confers land rights upon or recognizes claims to land rights by 

occupants or others. This is the major mechanism for landholding formalization. 

v). Extra-legal properties 

Extra-legal properties are those properties that cannot be freely traded and that cannot 

be used as security for loans from established banks. This would also include 

properties that may have documented titles, such as Certificates of Customary Rights 

of Occupancy. 

vi). Property rights 

Property rights are the legal recognition of a person‘s rights to a property. Legal 

recognition can be based on either informal (customary law) or formal law. Thus 

different levels of formalization of property rights can be envisioned ranging from a 

simple oral understanding between two persons up to formal and legal registration of 

property rights. 
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vii). Registration of property rights- 

This refers to as the highest level of formalization of land whereby it is usually 

undertaken by a government agency that has legal jurisdiction to dispose of state land. 

2.2. Theoretical review 

This part provides the theory of formalization, the historical background of PBFP in 

Peru and general overview of PBFP as a poverty alleviation strategy as used globally 

and Tanzania in particular. 

2.2.1. Theory of formalization 

The theory of formalization was first conceptualized by the Herman do de Soto, the 

Peruvian economist who is known for his work on informal economy and on the 

importance of business and property rights. According to De Soto no nation can have a 

strong market economy without adequate participation in an information framework 

that records ownership of property and other economic information (De Soto, 1989). 

The theory centers on unreported, unrecorded economic activity results in many small 

entrepreneurs who lack legal ownership of their property, making it difficult for them 

to obtain credit, sell the business, or expand.  

The De Soto‘s theory develops on the fact that owners of unrecognized properties 

cannot seek legal remedies to property and business conflicts in court, since they do 

not have legal ownership. He stresses that lack of information on income prevents 

governments from collecting taxes and acting for the public welfare. "The existence of 

such massive exclusion generates two parallel economies, legal and extra legal. That is 

to say, an elite minority enjoys the economic benefits of the law and globalization, 

while the majority of entrepreneurs are stuck in poverty, where their assets –adding up 

to more than US$ 10 trillion worldwide– languish as dead capital in the shadows of the 
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law" (De Soto, 1989). 

In order to survive and protect their assets, and to do as much business as possible, the 

extra legal create their own rules. But because these local arrangements are full of 

shortcomings and are not easily enforceable, the extra-legal also create their own 

social, political and economic problems that affect the society at large (De Soto, 1989). 

The formalization idea was also developed from the failure of other economy systems 

to eradicate poverty to the mass of poor people in the world. Since the fall of the Berlin 

Wall, responsible nations around the developing world have worked hard to make the 

transition to a market economy, but have in general failed. Populist leaders have used 

this failure of the free market system to wipe out poverty in the developing world to 

beat their "anti-globalization" drums (Forsyth 1990). But the Institute of Liberty and 

Democracy (ILD) which is headed by De Soto as a President believes that the real 

enemy is within the flawed legal systems of developing nations that make it virtually 

impossible for the majority of their people –and their assets– to gain a stake in the 

market. The people of these countries have talent, enthusiasm, and an astonishing 

ability to wring a profit out of practically nothing (Forsyth 1990). 

2.2.2. The historical background of PBFP in Peru and at Global level 

Property and Business Formalization Program (PBFP) is a Peruvian pilot project that 

started being implemented in Peru. According to the philosophy of the theory, the 

property registration system grew out toward land formalization as proposed and 

promoted by the Institute for Liberty and Democracy (ILD) (Forsyth 1990). The idea 

was based on the belief that the key to resolving many of the economic, social and 

political problems facing developing countries such as Peru was to formalize property 

rights (Forsyth 1990). This belief stems from some ground breaking research on 
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informality in the housing, trade and transportation sector in Peru. The results of this 

work were published in a book, called the Other Path authored by Hermando De Soto 

(De Soto, 1989).  

De Soto suggests that the most effective path away from poverty in developing 

countries is to reform the legal system and procedures for formalizing property and 

business so that the extra-legal sector‘s rights are recognized, thereby giving them a 

sense of place in the country‘s economy (Forsyth 1990). 

In Peru, property formalization can be cited with its Praedial
2
 Property Registration 

System. The system has been presented as an alternative system to traditional registries 

for the formalization of immovable property in Peru (Strasma, 2000). It has been 

reported that Praedial Property Registration system managed to have formalized over 

150,000 properties much more quickly and at dramatically less costs, than traditional 

titling and registration programmes (Strasma, 2000). 

This property formalization system from Peru has been termed as a landmark to other 

countries. It has been adopted by other countries as a quick and inexpensive way to 

convert informal property in the hands of a large proportion of the population into 

legally recognized private property, and as a source of capital for the grassroots 

development of these countries (Strasma, 2000). 

In Peru, different levels of formalization of property rights exist (e.g. customary laws 

and statutory laws). A legalized deed (title document) is generally the highest level of 

statutory formalization that property owners hold to establish the transfer of property 

rights from one person (or entity, such as the state) to another. Registration of that title 

document in a property Registry strengthens property formalization by protecting the 

                                                           
2
 Praedial comes from Latin word praedium meaning farm, estate or manor.  
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present property owners against claims by a third party. However, the registration of 

property rights is not obligatory. Thus, while financial institutions usually require that 

property used as collateral be registered, registration is not necessary to formalize the 

property rights (Strasma, 2000). 

In Peru and other simpler Latin American countries a title is issued when land is 

granted or transferred from government to a private party or community. This is 

essentially a contract between the government and the new landowner (Thiesenhusen, 

1999). However, this title does not protect the landowner against third party claims 

unless the title is registered in a public registry (Strasma, 2000). 

Moreover, tenure insecurity acts as a disincentive to improving the land and increasing 

agricultural productivity. The former registration system for property formalization 

was later on developed further and tested in a series of pilot projects in Peru and 

elsewhere. The Peruvian pilot projects were proved to have formalized properties at a 

significantly faster rate and at much lower cost than traditional title and registry 

program (McLaughlin et. al. 2004).  

McLaughlin et. al. (2004) highlighted the components of developing new system of the 

PBFP as follows: 

i) Assessment of the role of senior government officials and positioning 

formalization of property and business as a strategy for resolving the kinds 

of institutional problems faced by these officials 

ii) Institutional and organizational reform related to the legal framework and 

land administration structure, including the examination and rationalization 

of formal property law and procedures. This is done by building bridges to 

senior officials as well as local community leaders, so as to gain both top-
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down and grass root support. 

iii) Extra-legal sector mobilization programs aimed at maximizing local 

community support and involvement in the process (recognizing that local 

community awareness is a crucial element of the whole program). 

iv) Comprehensive communication and education programs that promote the 

benefits of the formalization process and counter the fear of those with 

vested interest in the old system. 

v) Titling and registration in a pro-active manner, including large field 

campaigns, systematic adjudication of land rights, community mapping 

approach, and registration. 

vi) Administrative and technical support for mapping, coordinating and 

monitoring the formalization process. 

vii) Putting in place the ―property infrastructure (e.g. valuation, credit and risk 

assessment, information integration services) necessary to support a vibrant 

and dynamic marketplace‖. 

Globally, various titling and registration programmes started being implemented 

particularly in Latin America, Africa, Asia, and Eastern Europe as a necessary measure 

to ensure that the property rights of smallholders can increase their access to other 

production factors, particularly credit (Stanfield and David, 2000). However, the titling 

programmes and formal property rights institutions was reported to have a tendency of 

granting title to a single person in the family/household, usually the male head of 

household (Stanfield and David, 2000). 
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Property and Business formalization Program was done in various places worldwide as 

an alternative system of poverty eradication and enhancement of economic growth. In 

United States it is said that PBFP has played an important role in promoting economic 

development whereby mortgage is the single most vital source of capital to start small 

businesses (McMillan and Woodruff, 2010). ―Without property rights, innovative 

businessmen would not be able to take out loans to turn their ideas into reality, 

inhibiting economic growth‖. Beyond funding new enterprise, half of the credit in the 

U.S. is tied to some form of personal property (McMillan and Woodruff, 2009). 

According to McMillan and Woodruff (2010) it is said that, up to 50 percent of the 

wealth of the developed world is tied up in some form of real estate, although these 

figures may have recently changed to some extent as a result of the global financial 

crisis. Regardless though, property is a crucial driver of capital creation in the 

developed economies. Thus, the substantial increase of capital in the West over the 

long period is the consequence of gradually improving property systems, which 

allowed economic agents to discover and realize the potential in their assets, and thus 

to be in a position to produce the non-inflationary money with which to finance and 

generate additional production (De Soto,2000). 

According to Bank Policy Research Report (2009), the developed world got rich then, 

formalizers assert, because of advanced property systems that allowed entrepreneurs to 

realize the full potential of their fixed assets, and in turn led to the development of 

banking and capital markets. In other words, ―Property right makes people accountable 

and assets fungible, by tracking transactions, and so providing all the mechanisms 

required for the monetary and banking system to work and for investments to 

function‖(Bank Policy Research Report 2009). 
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It is said that property rights in land represent a large portion of wealth of people 

throughout the world. In developing countries at least 80% of family assets is said to be 

consisted of land. Yet more than 90% of rural and 50% of urban property rights are not 

protected by formalized title, that is they are ―informal‖ and therefore exchange is 

restricted to closed circles of trading partners which keep the assets of most people in 

the developing countries outside the expanded market. As such, the majority of 

landholders do not have the tenure security provided by the formal legal system with 

the result that land can‘t be used as collateral for mortgage credit (De Soto, 1989). 

2.2.3. Property and Business Formalization Program as a poverty alleviation 

strategy 

A wide literature has been written on economic development and poverty alleviation 

strategies. Among of these strategies are micro and small enterprises (SMEs) that form 

an important force for economic development and industrialization in poor countries 

(Helmsing and Kolstee 1993; Mead and Liedholm 1998; Liedholm and Mead 1999; 

McIntyre and Dallago 2003). It is globally recognized that these enterprises contribute 

substantially to job creation and poverty alleviation. According to the 2005 World 

Development Report, creating sustainable jobs and opportunities for micro 

entrepreneurs is the key pathway out of poverty for poor people‖ (World Bank, 2005). 

That is the informal economy comprises a large blend of micro enterprises and 

breadwinner activities which include a wide range of legal and illegal activities outside 

the formal economy. It provides a source of income to many who can not obtain work 

in the formal sector (Bagachwa, M.S.D, 1981). As such, the income is usually 

generated on an extremely low cost basis and if the informal economy is stimulated 

effectively, it could play a meaningful role in combating unemployment and result in a 
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more equal and even distribution of wealth. The informal economy comprises of a 

wide ranging variety of enterprises including street vendors who sell just about 

anything from flowers to sheep, making up the most visible component of the sector. 

That is to say, a large number of backyard activities are found like knitting and 

needlework circles, vehicle repairs, small panel beaters, exhaust system and tyre- 

supplies, hair saloons, artistic painting, carpentry, masonry and other enterprises to 

mention but a few (Bagachwa, M S D, 1981). 

For that reason, encouragement on environment favorable to micro-enterprises has 

become a priority in the development strategies of many developing country 

governments, and has been given an increasing emphasis by the international donor 

community. Some of the more important reforms to improve business conditions for 

micro-enterprises had built on the assumption that the main constraints to the viability 

of these enterprises are a lack of formalized property rights, or an inadequate access to 

finance (De Soto, 2000). 

The idea by De Soto (2000) of establishing formal property rights is a main 

precondition for the flourishing of micro-enterprises and the market economy in 

general. By 2004 this idea had been widely adopted by almost 30 governments of 

developing countries. On the other hand the idea that lack of finance restricts the 

development of micro-enterprises, has led to a creation of micro-finance programmes 

in developing countries over the past two decades (Robinson 2001). 

PBFP is a popular idea. Its endorsements were ranged from various popular world 

peoples such as Ronald Coase, Milton Friedman, Francis Fukayama, Jeanne 

Kirkpatrick, to David Owen, and Margaret Thatcher (Hastings and Race, 2008). For 

example Bill Clinton, the former USA president publicly declared that De Soto was 
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―probably the world‘s most important living economist‖ for his work on property rights 

formalization (Hastings and Race, 2008). Even the World Bank now largely agrees 

with De Soto‘s analysis, stating that ―PBFP is a key asset for the rural and urban poor‖ 

(World Bank Policy Research Report, 2009). 

The De Soto‘s idea was based on his belief that the property is the salvation of the 

poor. He built his idea on the work of John Turner and Hans Harms who in the 1960s 

and 1970s made similar arguments regarding the importance of formalizing property 

rights, which they called ‗land regularization.‘ They generally, briefly argue that 

titling, i.e. formalization, improves land market efficiencies, reduces uncertainty, 

conveys useful information to creditors, and provides incentives to develop property 

thus catalyzing capital markets (De Soto, 2000). 

Moreover, for the financial support, most banks require that a land parcel be registered 

as a pre-condition to using it as collateral (World Bank Policy Research Report, 2009). 

Titling and registration are generally undertaken by a government agency which has 

the legal jurisdiction to dispose of state land. According to (De Soto, 2000) since the 

1960s, land reform and /or colonization agencies have typically played this role of 

titling and registration in Latin America. In Peru, the provincial level municipalities 

hold this in urban areas and the Ministry of Agriculture deals with the allocation of 

rural state lands (De Soto, 2000). However, in several countries the President‘s office 

is also involved since the president is required to sign each individual title. The fact 

that many titles, highlight the president‘s name indicates the extent to which titling 

have been used as a political vehicle for garnering the support of the poor (World Bank 

Policy Research Report, 2009). 
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2.2.4. Property and Business Formalization Programme in Tanzania 

Socio-economic reforms were initiated and implemented since 1986 and deepened 

during the decade of 1995-2005 whereby they generated some positive results at the 

macro-level. A direct consequence of the improvement in economic performance was 

the decline in the inflation rate from 30% (in1995) to 4.3% (by 2003) and GDP growth 

rate from 2.6% (in 1997) to 6.8 (in 2005) for Tanzania mainland and 3.6% (in 2000) to 

5.6% (in 2005) for Zanzibar (MKURABITA Program Management Unit-Dar-es-

Salaam, 2008).  

However, the benefits from the reforms did not translate into significant reduction of 

poverty among the majority of the people of Tanzania. The government believed that 

the majority of the ordinary citizens of Tanzania have not benefited, largely because 

they operate extra legally outside the formal economy where they face legally 

prohibitive environment that makes it difficult for them to realize their full potential for 

economic empowerment and self-improvement. 

In 2003/2004, it became obvious to the government and people of Tanzania that the 

macro Economic policies and legal reforms that were largely directed at formal 

economy were not generating the expected trickle down effect that would uplift the 

majority of the ordinary citizens of the country from poverty. As a logical follow up to 

this the Government of Tanzania initiated the Property and Business reform Program 

(PBFP) with the instruction that PBFP should recruit local and international 

consultants to assist the government in making an accurate assessment and diagnosis of 

the nature and magnitude or the extent of the informal economy with a view to 

designing a program that would gradually move the majority into the formal economy 

(PBFP, 2004) 
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Subsequently the government approached and hired the Institute for Liberty and 

Democracy (ILD) of Lima Peru in 2004, as the principal consultant to PBFP to carry 

out a diagnosis of the informal economy. In line with the ILD model for reform design, 

PBFP was designed as a program with four phases. Phase one was the diagnostic study 

carried out by the ILD and MKURABITA Management Unit from November 2004 to 

July 2005. The other phases of the program are the Reform Design Phase, the Reform 

implementation Phase and the final phase is the Capital Formation and Good 

Governance Phase (PBFP, 2008). 

 The diagnostic study which was done from November 2004 to July 2005 with the ILD 

as consultant confirmed the Government‘s assumptions and revealed that the formal 

policy, legal and institutional structure of property and business administration and 

management poses insurmountable impediments (hindrances) to the formalization of 

the majority of the properties and businesses in the extra-legal sector. In particular the 

study revealed that 89% of real properties and 98% of all businesses in Tanzania are 

extra-legal. ILD further determined that by remaining extra-legal the owners miss three 

fundamental legal and economic mechanisms indispensable for the creation of wealth, 

elimination of poverty and the foundation of an inclusive, modern economy; namely : 

i) Legal and economic mechanism that increase productivity through the 

creation of ―distinct legal entities‖, incorporating ―asset partitioning‖ and an 

efficient division of labor 

ii) Formal, fungible property rights that not only allow assets to be identified 

but also allow ordinary citizens to move them in the expanded market to 

capture as much economic value as possible. 

iii) Legal means for enterprises to operate in the expanded market, acquiring 
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the capacity to gain access to networks beyond family members and circles 

of acquaintances (PBFP, 2008). 

The reform of law and property rights has long been a staple of development 

assistance, a key part of the economic agenda. Bringing activities within these legal 

structures makes sense from a public standpoint as well as a business perspective to 

maximize the positive externalities brought about by new enterprises. The development 

community has long understood that property rights increase investment incentives and 

has acquired a great deal of valuable experience in land tenure reform and 

formalization (Bruce et al, 2007) 

The Institute for Liberty and Democracy (ILD) observes that the poor account for a 

large part of those who operate informally due to the fact that they face difficulty 

negotiating bureaucratic obstacles including meeting high costs of entry such as fees 

required to register land or license a business As for this, the ordinary citizen in the 

rural community may be unable to use his/her untitled land to secure a loan or 

unregistered small business may be ineligible for a government program to assist such 

an operator (Bruce et al, 2007). That is the poor who operate outside legal frameworks 

lose important economic opportunities that could have a significant impact on 

economic growth. As such making formality more accessible could legally empower 

the poor to grow their businesses, enjoy the appreciation of their assets in formal 

property markets, and access credit more easily. This is the vision of the PBFP as a 

means to alleviate poverty (Bruce et al, 2007). 

The government of Tanzania recognized the unsustainable economic and undesirable 

socio-political development. As such the government initiated a series of measures for 

empowerment of the majority of the citizens to participate in the national socio-
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economic development process (CLEP, 2006). Among these measures is National 

Strategy for Growth and Reduction of Poverty (NSGRP) which was the natural 

outcome of earlier efforts on structural adjustments and poverty eradication process. In 

implementing the NSGRP which is an indigenous vehicle for attainment of MDGs, a 

PBFP was conceived. The idea was to enhance self development of the majority of 

Tanzanians in the informal economy through the use of stakeholders‘ own property and 

business assets (CLEP, 2006). 

This idea is openly revealed in the president‘s speech during the opening of the 

Conference on Legal Empowerment of the Poor (CLEP). The Proceedings of the 

National Consultation Process was held at Kilimanjaro Hotel Kempinski in Dar es 

Salaam on 29
th

 to 30th November 2006, whereby the President of Tanzania H.E Jakaya 

Mrisho Kikwete, was concerned with the implementation of NSGRP. He said, in 

implementing the aspirations of NSGRP, which is an indigenous vehicle for attainment 

of MDGs, an initiative called Property and Business Formalization Program (PBFP) 

was conceived. Emphasizing on his speech, he said that the idea behind PBFP was to 

enhance self development of the majority of Tanzanians in the informal economy 

through the use of stakeholders‘ own property and business assets (CLEP, 2006). 

The President said on his remark that, the mission of the CLEP is coincidentally 

identical with the spirit and aspirations of the PBFP. It is also in line with several other 

government initiatives that target the improvement of the legal framework governing 

business development, land management and access to justice for all (CLEP, 2006). He 

pointed out that the process of the PBFP has been legally and constitutionally 

recognized (cite: from Tanzania Constitution). 
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Again on his opening remarks at CLEP the President affirmed that he had a personal 

interest in seeing to it that the PBFP attains its objectives as soon as possible. He said 

that Tanzania has made a bold and firm decision to reform her development philosophy 

and pursue market economy. He therefore said that the pursuit of a market economy 

entails absolute respect of the legal and constitutional protection of property rights. He 

further said: 

―Social scientists define property rights as a bundle of rights, entailing the control and 

use of property; benefit from the property; freedom of transfer or sales of property; and 

excluding others from that property. To make this bundle of rights relevant, they 

should be enforceable by law. This will minimize disputes that arise during possession, 

transfer and disposal of property. So in essence, the building of a modern market 

economy and society entails promulgation of appropriate laws, a properly functioning 

and credible judiciary, and effective enforcement mechanisms‖ (CLEP, 2006). 

In line with the mission of the Commission, the President repeated his belief that as 

long as the poor live outside recognized and enforceable laws, they will never know 

prosperity. More critically, the law has to work for the poor and most disadvantaged in 

the Tanzanians‘ society (CLEP, 2006). He mentioned that, in the reform experience, 

Tanzania has learned that there exists a strong link between secure property rights and 

land related investment (CLEP, 2006).  

―There is no question that clearly defined and accessible property rights create a better 

environment for investment that eventually open and facilitates access to credit and 

bank loans. Additionally, when access to justice and rule of law is good it creates a 

better business and investment environment‖, he said (CLEP, 2006). 
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In order to have effective and efficient implementation of the PBFP, Bruce et al (2007) 

has identified the following key issues: 

i) People need training to succeed in a formalized economy 

ii) Financial institutions must be willing to lend to small and micro-enterprises 

iii) A standard personal identification system is needed 

iv) Local government record keeping must be improved 

v) Good governance and access to justice must be improved 

To achieve these expectations of the PBFP, Bruce et al (2007) suggest the need for 

careful assessment of the proposed formalized economy initiatives. When and where 

the initiatives will pay off, and who will benefit from them. This requires answers to be 

addressed from the following questions: 

i) Are there actual business opportunities being foregone by informality? Or, are 

there other inhibiting factors (e.g., remoteness from markets) that would, even 

after the formalized economy, prevent participants from benefiting?  

ii) Are there other factors necessary to the success of the formalized economy that 

are absent? For example, badly distorted credit markets that result in 

unmanageable interest rates or the absence of formal lenders willing to lend to 

agricultural activities can nullify many potential benefits of the formalized 

economy.  

iii) Is the context properly classified as informal, or alternatively, customary 

system of formality operating? These systems can meet some needs, and their 

cultural roots and connection to traditional authorities that make them difficult 

to replace with the state‘s formal structures. A process of incremental change 
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may be more strategic. 

iv) Will the poor actually benefit from the proposed formalized economy, or are 

there downsides to the process? For example, in this particular economic 

context, are the poor more likely to lose newly-formalized land through 

desperation sales than to obtain credit using their land as collateral?  

The answers to these questions will have important implications as to where the efforts 

of the formalized economy should be focused and how they should be sequenced with 

other reforms and public investments. However, formalization reforms may be difficult 

to sustain if they are untimely and do not produce promised benefits. Where initiatives 

of the formalized economy are launched, monitoring and evaluation of impacts should 

be put in place, especially as regard to impacts on the poor (Bruce et al 2007) 

2.3. Empirical review 

This part provides empirical literature review about Property and Business 

Formalization Program (PBFP) that were captured from various studies regarding the 

implementation of PBFP in Tanzania and the rest of the world. It also provides the 

results of PBFP as implemented in the world and Tanzania as well as the extent of 

extralegal economy Worldwide and in Tanzania context. 

2.3.1. Implementation of the PBFP in Tanzania context 

In order to capture the idea of De Soto (2000), Bagachwa (2006) researched on the 

same line and hypothesized that property and business formalization program (PBFP) 

is a key concern for entrepreneurs. He included two different issues to test this 

hypothesis. The first was unclear property rights, which was one way of saying that 

property rights are not sufficiently formalized. Since the policy initiatives based on De 

Soto‘s prescriptions have focused to a great extent on property rights to land, he also 
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include access to land as a variable in that category. As his sample consisted of firms in 

urban areas, however, there was a reason to expect that such the variable would not 

matter all that much to the firms surveyed.  

PBFP is titling and it has been going on for a long time already. In the Tanzania 

context, when looking at ways to support the formalization of land rights in Tanzania, 

Bagachwa (2006) suggests the importance of appreciating that the PBFP process as a 

long standing one. Land has been registered and titled in Tanzania since the late 19th 

century. However, the registration process slowed down after the 1967 Arusha 

Declaration, which committed Tanzania to the socialist path of development, when 

private ownership of land was discouraged, and the legal process of adjudicating land 

rights was neglected (Bagachwa, 2006). 

After establishing the agricultural policy in 1983, which recognized and emphasized 

the role of medium and large scale private farms in agricultural development, the 

policy sparked an acceleration of land titling (Bagachwa, 2006). This can be evidenced 

by the rejuvenation of formalization of land rights in Tanzania. But it is also important 

to appreciate that this had a significant aspect of what has become known as ‗land 

grabbing‘, or the titling and allocation of land to the well-off and well connected at the 

expense of the actual owners of the land under customary tenure (Bagachwa, 2006). 

The first pilot scheme of the PBFP exercise in Tanzania was conducted in Handeni, in 

North-East Tanzania, in 1996. The pilot scheme was a success, in as much as the seven 

villages had been surveyed and more than 2000 applications for Certificates of 

Customary Rights of Occupancy (CCROs) had been approved and more than 600 

certificates were actually prepared after three months of implementation (Kosyando 

2007as cited in PBFP, 2008). The exercise was facilitated by Norwegian People‘s Aid 
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(NPA) whereby the participation of two Civil Society Organizations (CSOs) i.e., the 

Legal and Human Rights Centre (LHRC) and Tanzania Pastoralists, Hunters and 

Gatherers Organization (TAPHGO) were involved. The reports produced by these two 

organizations on the exercise provide valuable insights into the process (LHRC 2007 

and ole Kosyando 2007as cited in PBFP, 2008). 

However, according to diagnostic report by Programme Management Unit in Dar-es-

salaam (2008) studies have further revealed that the statistics which help to explain 

why the majority of Tanzanian property owners choose to remain extralegal (informal) 

include the following: 

i) To obtain a secure, registered legal title over a piece of property, 68 

bureaucratic steps are involved and would take up to 8 years: first to obtain 

legal title and register it (Valuation, planning, surveying and titling 

procedures), and second, to obtain a building permit Land allocation for urban 

purposes on the mainland takes7 years. 

ii) To have a plot surveyed to gain formal access to land, 22 administrative steps 

are involved and would take some 84 days to complete.  

iii) To transfer and register rights of occupancy, 19 administrative steps are 

involved, and would take about 380 days.  

iv) In the rural areas, land formalization of 10 cases involving some 5,700 families 

took 1.5 years (application of the village land Act). 

PBFP (2008) further summarized the report of results of study conducted in Dare s 

Salaam region in which case it revealed that, the current legal framework governing 

properties and businesses is unfriendly to the people. It is costly, cumbersome, and 

time consuming and therefore a disincentive to formalized economy.  
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The importance of secure and well defined, transferable property rights have been 

highlighted by Jaffe and Louziotis (2006) as cited in PBFP (2008) as the way of 

encouraging people to take loans using property as collateral. However, in the reality 

the importance of property rights is more than their use as collateral. Jaffe and 

Louziotis (2006) in PBFP (2008) demonstrate the importance of secure property rights 

to land as a pre-condition for land-related investment in many settings. Farmers with 

short-term or insecure rights do not make long-term investments in land, nor do they 

exchange their land with others who might be in a better position to develop it.  

The same is true of urban residents. It is now clearly realized that land and institutions 

governing its ownership and use are of great importance for broader economic growth 

and poverty reduction from a broader range of perspectives including: improving the 

investment climate, improving access to credit markets, improving the revenue for 

central and local governments, land as a social safety-net, improvement in good 

governance, as well as improved social confidence and self-esteem. Mutembei (2006) 

showed clearly that, the use of property as collateral can be a means of poverty 

alleviation. 

Studies further advocate that property rights do not only protect owner‘s access to and 

control of land and facilitate access to production factor markets, but may also benefit 

them in other ways as well. For instances research by Meizen-Dick et. al. (2007) 

suggests that property ownership increases owner‘s bargaining power within the 

household and his/her status as a citizen in the community. Strasma (2000) describes 

that, access to land and control over its use are the basis for food and income 

production in rural areas and, more broadly, for household well being. He pointed out 

that, access to other productive resources such as water, irrigation systems, and forest 

products is tied to land tenure as well.  
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In contrast according to Strasma (2000), differences in property rights of women and 

men, and lack of direct access to and control of land may place constraints on women‘s 

productive roles and their power and influence in the household and the community. 

Women who become single heads of household are particularly vulnerable in such a 

way that, when their access to land was through their husbands or fathers, they often 

lose property rights after widowhood, divorce, desertion, or male migration. 

McLaughlin et. al. (2004) suggest that, equity in access to land titling and registration 

should ensure that the claims of smallholders and marginal groups, such as women, 

carry the same weight and are afforded the same legal protection as other landholders. 

McLaughlin et. al. (2004) described this protection as being particularly critical in 

situations of conflict, rapid social or economic change, or when property values 

escalate. 

Titling programmes, in their design and implementation, do not target minority group 

such as women for numerous reasons. Laws regulating formal adjudication and 

registration of property rights often are written in the masculine form or speak of 

―household heads‖ which, in practice, translates to ―men‖ (Stanfield and David, 2000). 

Other laws related to property rights and management for example those for 

inheritance and contract or tenancy laws sometimes explicitly favor men (Berry, 2007).  

In addition to these explicit or implicit legal constraints, processes associated with 

implementation are, at best, more difficult for women to pass through than for men 

(Bhawan, 20007). Factors such as socio-cultural norms do not perceive women as full 

and equal participants in the economy and have not yet adapted to modified legal 

structures. Titling programmes and other land access programmes are often staffed by 

men who do not share the vision of gender equity and, thus, do not target or facilitate 
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women as legitimate clients and property holders (Bhawan, 20007). On the other hand, 

women sometimes lack the skills and confidence to approach institutions that have 

traditionally been the domain of men (Carter and Don Kand, 2002). 

A mechanism of joint titling has been recommended as a response to this problematic 

situation (Berry, 2007). The basic idea is that instead of titling just one person who 

usually the husband/father in the household, both husband and wife are given joint title 

to landed property (Berry, 2007). According to Berry (2007) those countries which 

implemented joint titling, either as part of a national land titling program or as part of 

specific programmes such as land reform or re-settlement have experienced gender 

equity. However, since joint titling as a gender equity tool is a relatively recent 

phenomenon, very few have been documented with regard to their implementation and 

their effectiveness. 

According to Lastarria –Cornhiel s et al (2003), Honduras was one of the first countries 

to receive International cooperation financing for titling efforts during the early 1980s. 

With the reform of several legal codes starting in the mid-1980s, such as the Family 

code (1984), women‘s rights to property were more explicitly recognized. Although 

Honduran law recognized marital property rights of female household heads (married 

or consensual), the law for modernization put the burden and responsibility on women 

to demand this right at the moment when household land was being titled. However, 

women were reluctant to demand their rights, since cultural norms place women in a 

dependent status vis-à-vis their husbands. 

According to Lastarria-Cornhiel S et al (2003), the rapid appraisal in Valle de Guayape 

demonstrated the positive effect of rural development programs that promoted gender 

equity as part of their overall strategy. Statistics showed that between 1993 and 1995, 
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the National Agrarian Institute (the institute in charge of processing titles) granted 208 

titles in Valle de Guayape of which only 13% were issued in the name of women and 

none were issued to couples (see table 2 below) In contrast, between1998 and 2000, 

due to intervention of an Agrarian Development project that promoted gender equity 

and joint titling, 35% were titles to couples. It is also interesting to note that the 

percentage of titles given to individual women went up from 13% to 21%, which is a 

significant increase (see table 2 below). 

Lastarria-Cornhiel S et al (2003) concluded that, without the intervention of a project 

financed by an NGO (non-government organization), few women would have received 

their land titles. That is, in summary, the obstacles for achieving gender equity with 

regard to legal property rights in Honduras are of a legal, culture and social nature.  

Table 2. Title / deeds acquired on gender basis 

Year Titles to men Titles to women Titles to couples 

Number % Number % Number % 

1993 6 75 2 25 - - 

1994 47 94 3 6 - - 

1995 128 85 22 15 - - 

Sub-total 181 87% 27 13%   

1999 532 40 312 24 472 36 

2000 594 47 229 18 442 35 

Sub-total 1126 44% 541 21% 914 35% 

Source: Lastarria-Cornhiel S. et al (2003). 
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2.3.2. Results of implementation of Property and Business Formalization 

Programmes (PBFP)  

Although formalization programmes are aimed at positive impact on access to financial 

and other economic support such as access to credit and loan facilities, various studies 

have revealed mixed results. The study done in Honduras, women and men 

respondents were delighted to receive title to the land they held. They felt more secure 

in working the land and indicated that after titling they were more inclined to make 

permanent investments in the land such as fruit and coffee trees or building a house. In 

the Indonesian case, the titled land in most cases was already held securely by its 

owners under customary law regime; titles were of particular importance only in those 

cases where there existed a conflict over ownership or boundaries (Seligson et. al., 

1999). 

It appears, however, that for most landholders, titling has not made a significant 

difference in their access to credit, particularly for low-income rural residents. Study 

by Bansil (2002) in Nicaragua titling programmes showed that,  while the rapid 

appraisal interviews recorded more investments being made once land is titled, these 

are generally based on family labor investments, possibly with informal credit for 

purchase of inputs. It would seem that whether small landholders are able to access 

credit is not determined by whether they have title or not, but rather whether there are 

lenders, such as rural development programmes or informal lenders, who are willing to 

offer credit to them. According to Seligson et. al. (1999) who conducted study in 

Honduran at the case of Valle de Guayape reveals that, the title-credit relation was 

prioritized in a sense that, access to a credit programme being offered by an NGO rural 

development project in the area was key factor in motivating couples to jointly title 

their land. 
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In Indonesia, access to credit for rural titleholders is differentiated by income level 

(Fujimoto, 2006). A study on assessment of the titling and registration process revealed 

that in most titling programme areas ―there was no sign of any investment by 

beneficiaries in improvements to their land as a consequence of land certification‖ 

(Fujimoto, 2006). Most study respondents, particularly in rural areas, have simply put 

away their land certificates; and some, particularly those in lower income groups, did 

not know that a certificate could be used as collateral to obtain credit (Fujimoto, 2006). 

Low-income landholders do not use their land as collateral for credit for two reasons 

such as fear of losing it if they are unable to repay the loan and inability to obtain bank 

credit even with a certificate because local banks insist that borrowers must first have 

an established business of some kind (Fujimoto, 2006). He concluded that it is 

generally people in the middle and upper income groups who have been able to use 

their title certificate to increase their income. 

According to the study by Mutembei (2006), the Tanzania labour market has an 

estimated labour force of approx 17.8 million people with an unemployment rate of 

12.9 percent. The informal economy is now the largest source of employment 

especially of women and youths in Africa. About 60 percent or more of women 

workers in the developing world are engaged in the informal economy. In Tanzania the 

informal economy employs over 90 percent of the labour force including rural 

employment (URT, 2008). 

The study done by Mutembei (2006) concludes that, formalizing the informal 

properties will therefore contribute significantly towards the reduction of poverty in the 

country only if a gender balance and marginalized groups (e.g. Women) are included in 

the reform program (PBFP). His study reveals social – economic changes in Tanzania 

which contribute to people moving into and or engaging themselves in the informal 
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economy, including:  migration of people from rural to urban areas, restructuring of 

economy, globalization processes, complex and expensive entry to formal economy, 

unfriendly labour legislation, weak and unresponsive judicial system. As the result, he 

concluded that people‘s participation in the formal economy is a question of cost-

benefit analysis. If access to formality is costly, then extra-legal sector is the only 

reasonable alternative for the poor. According to Bagachwa, M.S.D. (1981), 60% of 

the informal enterprises interviewed indicated that insufficient credit facilities are one 

of the main obstacles in the expansion/growth of the sector. That is priorities of both 

commercial and development banks are geared only to those customers working on a 

cooperative basis or public parastatals and to those individuals whose perceived risk of 

default is small. 

According to Bruce et al (2007), results of implementation of PBFP at global level as 

cited from various authors are hereby summarized below: 

i) In Kenya, Ghana, Rwanda and other African countries, registration of land 

has:-Failed to result in the increases in productivity to small landholders, 

failed to stimulate access to credits through use of formalized land as 

collateral, failed to induce land markets where they did not exist, but 

increased speculation by urban elites where they did exist. Also, land 

formalization has undermined women's and pastoralists' secondary rights. 

Furthermore; land registration has reinforced wealth and class disparities 

through manipulation of information asymmetries and corruption 

ii) In Thailand as cited from Feder et. al.(1988), formalization of land has 

significantly improved farmers' access to credit with 52% more credit than 

untitled farmers. Farmers with their formalized land have made greater 
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investment on their land and were more productive than those without titles 

and their income were greater than those without title. Also the values of 

formalized land lots were higher than those without titles. 

iii) In Philippines, as cited from Jimenez (1984), housing prices were 58% 

higher in titled residential areas than squatter areas in Davao-Philippines. 

iv) In India, as cited from Pender and Kerr (1990), the ability to transfer land 

has little effect on investment and credit use. That is, formalization of land 

has not improved much on investment and use of land to obtain loans. 

v) In Honduras, as cited from Lopez (1996), land-attached investments, access 

to institutional credit and loans size is significantly higher for farmers with 

titles. 

vi) In Paraguay, as cited from Cart and Olinto (1996), land formalization has 

significantly affected agricultural productivity through stimulating 

investments demand and improving credit supply. However, the supply is 

mainly restricted to large scale farmers in Paraguay. 

vii) In Brazil, as cited from Alstol, et. al (1996), land formalization near market 

centers in Para, Brazil has significantly higher value than untitled land in 

the same location and this value diminishes as one move away from market 

centers 

viii) In Peru, as cited from De Soto (1989), average value of real estate on titled 

lots in Lima, Peru is 9 times that of buildings on untitled lots. 
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Conclusively, the study by Bruce et al (2007) reveals that land formalization is likely 

to be most effective where there is existence of robust formal financial markets, 

incentives for investment in land like proximity to markets, high demand for land 

transactions, and an enabling regulatory framework for land registration. To reduce the 

potential for land grabbing and speculation at the expense of the poor; the transparency 

and involvement of landholders in the process of formalization as well as examination 

of potential effects for women and other marginalized groups in the community must 

be observed. 

2.3.3. The extent of extralegal economy Worldwide in some of selected countries 

The extent of economic activity taking place outside the legal system has only recently 

understood especially those on land informality in de Soto‘s publication known as 

―The Mystery of Capital‖ which attempts to estimate the percentage and value of the 

―urban and rural dead capital in Real Estate Worldwide‖ (Bruce et al, 2007). That is, it 

is estimated that 85% of the urban parcels, over 40% of urban housing in the 

developing world, and a bit less than half of the rural land are shown to be informal in 

which case the informal urban dwellings are estimated to have a value of US $6.74 

trillion and the informal rural land a value of US $2.6 trillion. This implies that much 

of this value can only be realized through the PBFP. 

Table 3 below summaries the estimates of the value of the informal economy taken as 

percentage of Gross Domestic Product (GDP) for the few selected countries in the 

world. These estimated values are calculated as the sum of the values of all small, non-

incorporated properties and businesses operating within the country 
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Table 3. The extent extralegal economy worldwide in some selected countries 

Country Percentage of 

extralegal economy 

Percentage of 

legal economy 

Total 

Percentage 

Peru 57.4 42.6 100 

Chile 18.2 81.8 100 

USA 8.8 91.2 100 

Egypt 68 32 100 

Morocco 39 61 100 

Tanzania 89 11 100 

Source: Bruce, et. al (2006) 

2.3.4. The extralegal economy in Tanzania context 

Despite of the efforts of the government of Tanzania to have created much of the legal 

framework for citizens to participate in the legal economy (formal economy), the 

majority of the country‘s economic activity takes place extra -legally (informal 

economy). According to Bruce et al (2007), it is estimated that 98% of all business 

were found to operate extra legally and 89% of all properties were found to be held 

extra legally. The extralegal economy (informal economy) contains Us & 29 billion in 

assets. This represents a quantity of ten times greater than the country‘s cumulative 

inflow of foreign direct investment since its independence. Within the same context of 

survey study, it was revealed that some of the causes for the proliferation of the extra 

legal economy in Tanzania are characterized by a general discrepancy and in some 

cases incompatibility between economic and social realities, the content of legislative 

and regulatory requirements. For instances the study noted that the majority of the 

documents necessary to legally operate a business are found only in English, whereas 

the majority of the countries‘ citizens speak Kiswahili or tribal languages 
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.Regarding the cost of compliance with legal requirements the study notes that the poor 

Tanzania entrepreneur would over the 50 year life of a business, expects to wait 32,216 

days and 1.118 days spent inside government offices for approval of the various 

requirements of offices for approval of the various required permits and spend almost 

Us &180,000 in income and fees. The difficulties associated with regulation 

compliance were also noted to limit credit access, as the prohibitive cost of property 

registration reduces the potential for guaranteeing loans based on real property (ILD 

2000). 

According to studies done by Mutembei (2006) he puts it clear that although the 

advantages of property and business formalization is well known, the task of 

improving the security of tenure and the property rights for millions of Tanzanians in 

rural and urban areas is a gigantic challenge. Mutembei (2006) evidenced that, most of 

the rural land is not mapped. Around 2 percent of rural land is held under statutory 

granted rights of occupancy. This is in the main, land used for large-scale farming. 

With the ongoing privatization exercise, a number of formerly parastatal-held large 

farms have been transferred through sale to the private sector. 

According to Mutembei (2006) some 36 percent of the population lives in urban areas, 

80 percent of which live on land holdings that had not been brought into the cadastral 

system. These areas are called unplanned or informal settlements. The majority of 

landowners in these areas have no official evidence of ownership such as a title. They 

enjoy their property rights in use but they cannot transact in them formally. 

2.4. Research gap 

In conclusion the worldwide poverty and associated problems have been persisting 

despite of all efforts done by governments, NGOs, International Organizations and 
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Forums. In view of the above observations in relation to poverty and poverty 

eradication strategies, few studies have been done to examine the impact of MDGs‘ 

frameworks such as NSGRP and PBFP towards poverty eradication in the rural areas. 

It shows that still there are factors that hinder the government‘s initiatives in poverty 

reduction. High level of informal economy in Tanzania context means that landholders 

are deprived of the state‘s protection. They will also not have the option to sell or 

mortgage their land with formal sector credit institutions. However, the influential and 

powerful groups are less vulnerable to risk than the poor groups, because they can 

mobilize forces other than the rule of law to protect their holdings. They also have 

other security to offer for loans. The poor feel the full force of insecurity, and it 

undermines their incentives to invest and produce as well as the possibility of gaining 

better access to medium- and long-term mortgage credit through use of land as 

collateral. Another negative impact is felt among local authorities that are deprived of a 

valuable source of revenue from property and income tax, leading to lack of basic 

services for the poor. However, taxation that is onerous, unfair, or administered by 

corrupt governments without transparency or accountability will also tend to encourage 

landholders and business to seek out and maintain the extra-legal economy. 

 Therefore, this study intended to analyze factors that hinder the effective 

implementation of the PBFP in rural communities in Tanzania.  

2.5. Conceptual Framework 

Effective implementation of PBFP in reducing poverty in rural communities is a joint 

effort by the government, donors and citizens. It is normally not brought about by a 

single variable but rather by interaction of various networks of different variables and 

factors. The conceptual framework of these variables was a guide to this research and 
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showed how they determined the improvement of quality of life and social well being 

of citizens.   

Figure 1 Conceptual Model 

 

 

 

 

 

 

 

Source: Formulated Conceptual Framework, 2011. 

2.5.1. Description of the Conceptual model 

The identified variables include dependent, independent and moderating variables, and 

are as follows: 

2.5.2. Dependent Variable 

Based on the problem statement and the objectives of the research it clearly shows that 

the dependent variable is ―effective implementation of PBFP in reducing poverty in 

rural communities‖ resulting from higher income which contribute to improved 

education, health, nutrition and shelter. In this regard the study was focused on factors 

hindering the formalization process. 
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For the purpose of this study, an effective implementation of PBFP can be defined as 

the whole process of formalizing properties and businesses in the rural communities. It 

includes the comprehensive coverage of properties and businesses, beneficiaries, the 

structure of the programme implementation, the public awareness about the 

programme and the coordination between the programme as well as the local 

government authorities in rural communities.  

2.5.3. Independent variables 

These are identified variables that are responsible for determining effective 

implementation of PBFP in reducing poverty in rural communities.  Effective 

implementation of PBFP can be viewed from five dimensions: 

i). Extent of PBFP implementation in rural area: This refers to the degree in which 

the programme is covering in formalizing properties. This involves the level of the 

programme in formalizing the individual‘s land, approving individual‘s land use 

management plan, ensuring that a good infrastructure for registering individual‘s land 

is put in place and facilitation of individual application for survey of farm which is 

submitted to the Village Council for recommendation is duly approved. 

ii). Good governance structure of PBFP: This refers to the fact that the programme is 

well structured in such a way that it is implemented in openness, transparency and 

fairness as well as with integrity of staff facilitators. 

iii). Awareness on PBFP: The programme is in a way that it provides awareness to the 

ordinary citizens in form of training or other means about the procedures and rules 

governing the programme as well as benefits associated with implementation of the 

programme at the individual level.  
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iv). Targeting the beneficiaries of PBFP: The programme is aimed at benefiting all 

groups in the societies equally. That is equally to men and women and other 

marginalized groups in the society. 

v). Coordination at local government level to PBFP: The programme is effective 

implemented if is well coordinated at the local government level. This means that the 

local government levels starting from ten cell leader to the Council level is well linked 

in the implementation of the programme.  

2.5.4. Moderating variable 

Commitment of the government: Effective implementation of the PBFP can only be 

achieved by the independent variables factors where there is support and commitment 

of the government authority toward implementation of the PBFP.  
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CHAPTER THREE 

RESEARCH METHODOLOGY 

3.0. Introduction 

This chapter presents the methods of the study. For the purpose of presentation, the 

chapter is divided into various sections including the introduction, the research area, 

research design, data sources, data collection procedures, the population, sample 

procedure, sample size, cleaning of data, data analysis, validity and reliability of data. 

3.1. Research area 

The study was conducted in two villages: Karangai and Maweni in Kikwe Ward 

located in Meru District Council in Arusha Region. The study area was selected 

because of the fact that these villages are the ones that have already participated in the 

implementation of the PBFP.   

3.2. Research design 

According to Kothari (2004), research design is the conceptual structure within which 

research is conducted; it constitutes the blueprint for the collection, measurement and 

analysis of data. It includes both research methods as well as consideration of logic 

behind the methods to be used in the context of the research study (Kothari, 1992). 

In order to carry out this study successfully, non-experimental, cross sectional design 

was adopted in this study, whereby both qualitative and quantitative approaches were 

employed. The reason for selecting this research design was due to the fact that it is 

appropriate for social science studies which do not require control in setting data 

collection modality. Cross sectional design allows data collection at a single point at a 

time. 
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The respondents were selected from two villages in Kikwe Ward in Meru District 

Council located in Arusha Region which was taken as a case study. According to 

Adam and Kamuzora (2008), case studies are useful particularly when one intends to 

gain a rich understanding of the problem under study and are capable of providing 

both, qualitative and quantitative data for analysis. The rationale for choosing villages 

in Meru District Council is that the researcher is based in Meru District Council, 

whereby the PBFP was launched since 2009 to date. This is enough time in which one 

can draw conclusions about effective implementation of the PBFP and come up with 

plausible recommendations. The choice of this location was also capable of providing 

the researcher with convenience of data collection in terms of time and cost. Since the 

PBFP is a national strategy and is practiced all over the country, the study findings are 

therefore capable of comparison for similar situations 

The survey and analysis as such, were set to address questions raised in the research 

objective context, through provision of answers to the research questions by the 

respondents. The research was intended to analyze factors that hinder the effective 

implementation of PBFP in rural communities. The study employed both explanatory 

and descriptive research design. Some of the best and famous case studies have been 

both descriptive (for example, Whyte‘s Street Corner Society, 1943) and explanatory 

as explained in Allison‘s Essence of Decision making: Explaining the Cuban Missile 

Crisis (Yin, 1988). Apart from using survey design, data which were used in this study 

were collected using cross-sectional approach. 

3.3. Data Types and Sources  

Both primary and secondary data were collected from primary and secondary sources, 

respectively. Primary data were collected from selected villagers, village leaders and 
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government officials as respondents. Secondary data were collected from different data 

resources particularly reports and various records in the Central (regional) and Local 

(district) Government offices.  

3.4. Data collection procedures 

There are various procedures of collecting data in a social science research. In this 

study appropriate methods and tools were used as follows:  

3.4.1. Questionnaire 

Semi-structured interview was designed for the villagers per household using semi-

structured questionnaire. The questionnaire was used to explore information on the 

perception of people in the rural areas about the factors that hinder effective 

implementation of the PBFP in rural communities. This method was employed as it 

allows flexibility during interviewing ordinary citizens in rural communities. Also the 

choice of using questionnaire in data collection was given a greater priority because of 

its advantages over the other methods due to its efficiency or ability to capture more 

information from the source (Kothari, 1992). 

3.4.2. Interview 

In order to avoid bias and get balanced information, data from village leaders and 

government officials were collected through unstructured interview using checklist of 

direct questions. The intention of the researcher was to solicit the information 

concerning the level of coordination and awareness of PBFP implementation in Meru 

District Council. The direct questions include: 

i). whether the implementation of the PBFP is decentralized to the village government 

ii). whether the village leaders and government officials are aware of the benefits on 
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the implementation of PBFP in Meru District council 

3.5. The Population 

The target population for this study constituted the government officials who have a 

stake in governing rural development and social well being as well as villagers who are 

affected by the PBFP implementation towards the achievement of MDGs. According to 

Ghauri and Gronhaug (2005), a population is the totality of all units from which the 

sample is drawn. For the purpose of this study, the population was all the heads of 

household and leaders in the two selected villages where the PBFP is already 

implemented as well as the Officers in the office of the Director of Meru District 

Council who have the role of day to day administration in the rural community 

development and social welfare including the implementation of the PBFP. 

3.6. Sample design 

The study adopted a multiple case study approach, whereby, each of the two selected 

villages where the PBFP is already launched and implemented was regarded as a case. 

In selecting the total number of respondents from the two villages, the study adopted 

purposive sampling. According to Given (2008), extreme cases are of interest because 

they represent the most clear cut instance of a phenomenon we are interested in. 

3.6.1. Sampling frame 

The study adopted purposively sampling (Non-probability sampling) with a total 

number of about 940 households from the two villages where each one had to give a 

respondent to compose a sampling frame of 940 household spokespersons. 

Additionally all key informants at local (village) level, that is, two village chairpersons, 

the two village executive officers and four PBFP implementers from the district level 

were purposively involved. 
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3.6.2. Sampling unit 

The household was the unit of sampling, where a household spokesperson represented 

household as a respondent. 

3.6.3. Sample size 

According to Babies (1983) a sample ranging from 10-12.5% of the entire sampling 

frame is considered as an acceptable good representative of a sample size. As for this, 

the proposed sample size for the study was estimated to be 10% of the entire sampling 

frame, that is, 94 respondents excluding all key informants mentioned above. However, 

the actual sample size employed in this study was 85 household respondents and eight 

key informants. The reduced sample size was due to non-respondents encountered.  

3.6.4. Sampling procedure 

Both probability and non-probability sampling procedures were used in selecting 

respondents to compose the sample. With probability sampling, systematic sampling 

procedure with simple random sampling techniques were used for the household 

respondents, while purposive sampling as non-probability technique was used for the 

key informants (i.e. four village leaders and four government officers from District 

Council)  

3.7. Data processing, analysis and presentation 

The collected raw data from the field were first of all cleaned before being processed 

for analysis and presentation in order to ensure their legibility. 

3.7.1. Data processing/cleaning 

Data were cleaned before being analyzed in order to ensure their legibility by editing 

and identification of missing information, removing duplications, detecting entry errors 
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and checking for inconsistency such as outliers then coded and entered into the 

computer for analysis. 

3.7.2. Data analysis  

Processed data was analyzed by the software computer programme i.e. Statistical 

Package for Social Sciences (SPSS), whose result was descriptive analysis including 

frequencies and percentages. 

3.7.3. Data presentation 

Analyzed data were presented in form of frequency tables, figures such as pie charts 

and text. Frequency tables and pie charts in Microsoft excel were used to present 

statistical data 

3.8. Validity and Reliability of data 

Joppe (2000) defines reliability as the extent to which results are consistent over time 

and an accurate representation of the total population under study and if the results of a 

study can be reproduced under a similar methodology, then the research instrument 

would be considered to be reliable. Embodied in this citation is the idea of explicability 

or repeatability of results or observations.  

Validity on the other hand determines whether the research truly measures that which it 

was intended to measure or how truthful the research results are. In other words, does 

the research instrument allow you to hit "the bull‘s eye" of your research object? The 

researchers generally, determine validity by asking a series of questions, and very often 

look for the answers in the research of others (Joppe, 2000). 
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To achieve validity and reliability, the following measures were employed in this 

research: The self administered questionnaire was pilot tested to ascertain the relevance 

of the questions and the information that seek to collect. This aimed at eliminating any 

ambiguities in the questions and that the collected information was only that intended 

to be collected. Also triangulation of methods was deployed in data collection whereby 

apart from reports; people dealing with reports (government officials) and village 

leaders were also interviewed. Moreover, household heads respondents were asked 

similar questions in order to work out on the variations which were corrected during 

the design of the questionnaire and pre-testing pilot exercise. This served the purpose 

of observing the same thing from different angles and hence improved validity of the 

collected data. 
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CHAPTER FOUR 

FINDINGS AND DISCUSSION OF RESULTS 

4.0. Introduction 

This chapter presents fact findings and discussion of the research results. It aims at 

covering the Assessment of Factors that Hinder Effective Implementation of the 

Property and Business Formalization Programme (PBFP) in Meru District Council. 

The research was conducted using multiple means of fact findings. This was through 

using questionnaires and interview based on research problems. 

The discussion of the results was based on the research questions developed in chapter 

one. Though other information discussed might not reflect directly in the research 

questions, they are used as supplementary information to strengthen the study. As such, 

answers to these questions provide the means of achieving the study objective and 

hence to be able to draw conclusion as well as recommendations to stakeholders. 

4.1. Profile of respondents 

Respondents were analyzed in terms of their village of residence, level of responses 

from the three categories, gender, age, education, and economic activities.  The 

analysis was very important for the study as it provided the researcher with 

understanding of the level of interest on the issue to respond on the questions. 

4.1.1. Respondents by village of residence 

Table 4 shows how the respondents were captured from the villages under study. 

47.06% of the respondents were from Maweni village and 52.94% respondents were 

from Karangai village. This distribution will provide an equitable comparison of results 

of the study from the two selected villages. 
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Table 4: Respondents by Village of residence  

Village Frequency Percent 

Maweni 40 47.06 

Karangai 45 52.94 

Total 85 100 

Source: Field Data, 2012 

4.1.2. Level of response from the three groups 

 Table 5 below shows the response rate of the questionnaire and interview returns, 

whereby 90.40% of heads of household responded, while government officials and 

village leaders responded by 100%. This implies that out of 94 heads of household 

sampled, 85 responded correctly to questionnaire and both government officials and 

village leaders responded correctly to the interview questions. 

Table 5: Level of Response from the three groups 

Category Responded Non-Responded Response Rate 

Heads of Household 85 9 90.40% 

Government Officials 4 0 100% 

Village Leaders 4 0 100% 

Source: Field Data, 2012 

4.1.3. Gender of respondents 

This study captured the gender profile of respondents whereby 80% of the heads of 

household were male and 20 % were female (see table 6). These results imply that the 

respondents for this study were dominated by male. That is to say, most of families in 

Meru District are headed by male 
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Table 6: Gender of Respondents 

Source: Field Data, 2012 

4.1.4. Age of respondents 

Table 7 below shows the age distribution of the respondents whereby 14.12% of the 

respondents were from 31to40 range of age, while 32.94% were from 41to50 range of 

age, 30.59% were from 51to60 range of age, 17.65% were from 61to70 range of age 

and above 70 years old were 4.70% of the respondents. This means that the total range 

of age between of 41 to 50 years and 51to 60 years old was 63.53% of the respondents. 

There were no respondents below 31 years old. These results imply that, in the village 

majority of heads of household are grown up people. This trend of findings is also in 

line with the life expectancy pattern of Tanzanians which indicates that male's life 

expectancy is 51.34 years and 54.42 years for female (Work Fact Book, 2012).
3
 

 

 

 

 

                                                           
3
 http://www.indexmundi.com/tanzania/life_expectancy_at_birth.html,, 23rd march, 2012 

Gender Frequency Percent 

Male 68 80.00 

Female 17 20.00 

Total 85 100.00 

http://www.indexmundi.com/tanzania/life_expectancy_at_birth.html
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Table 7: Age of Respondents 

Age Frequency Percent 

Below 21 0 0 

21-30 0 0 

31-40 12 14.12 

41-50 28 32.94 

51-60 26 30.59 

61-70 15 17.65 

Above 70 4 4.70 

Total 85 100 

Source: Field Data 2012 

4.1.5. Education of respondents 

Table 8 below shows the findings of the education profile of respondents whereby 

2.35% had non-formal education, 67.06% had primary education, 10.59% had 

secondary education, and 12.94% had vocational education and others 7.06%. These 

findings reveal the fact that the respondents were dominated by the majority whose 

education is ranging from primary, followed vocational training and secondary. That is 

to say, the trend of these findings imply that, majority of heads of household in the 

villages were with primary education, followed with very few heads of household with 

vocational skills and secondary education. As such they were capable of understanding 

and responding to the questions. 
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Table 8: Education of Respondents 

Education Level Frequency Percent 

Non-formal Education 2 2.35 

Primary   57 67.06 

Secondary 9 10.59 

Vocational 11 12.94 

Others 6 7.06 

Total 85 100 

Source: Field Data 2012 

4.1.6. Economic status of respondents 

Table 9 shows the economic profile of the people in the villages under study whereby 

82.35% of the respondents were peasantry, 11.76% were keeping Live stocks and 

5.88% were micro enterprises operators. These results reveal that, the major economic 

activities in the villages under the study are peasantry. Therefore the respondents had 

economic activities which can be considered for formalization.  

Table 9: Economic Status of Respondents 

Economic Activity Frequency Percent 

Peasantry 70 82.35 

Live Stock keeping 10 11.76 

Micro Enterprises 5 5.88 

Others 0 0.00 

Total 85 100.00 

Source: Field Data, 2012 
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4.2. The extent of implementation of Property and Business Formalization 

Programme (PBFP) in Meru District Council  

Several factors were put into consideration in order to determine the extent of 

implementation of PBFP in Meru District Council. These factors were extent of 

surveying boundaries of land for the village, approval for individual land use, 

establishment of a good infrastructure for registration of land, facilitation of individual 

application for survey of farms and approval of individual application for survey of 

farms by PBFP. 

4.2.1. The PBFP has surveyed boundaries of land for villages  

Table 10 below presents the results of the findings regarding the extent at which the 

PBFP has surveyed the boundaries of land for villages. 3.53% of the respondents 

accepted that, the PBFP has surveyed boundaries of‘ land for the village at very large 

extent and 55.29% said at large extent, 28.24% said PBFP has somehow surveyed 

boundaries of land for the village. 8.24% said at low extent, 2.35% of the respondents 

said at very low extent and 2.35% said not at all. Considering these result, the 

researcher was convinced that the PBFP has well surveyed the boundaries of land for 

the villages. It is true that the programme had surveyed the two villages at the initial 

stage of implementing the programme in the Meru District.  
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Table 10: The PBFP has surveyed boundaries of land for the villages 

 Extent Frequency Percent 

Very Large Extent 3 3.53 

Large Extent 47 55.29 

Some how 24 28.24 

Low Extent 7 8.24 

Very low Extent 2 2.35 

Not at all 2 2.35 

Total 85 100.00 

Source: Field Data, 2012 

4.2.2. Approval of individual land use by the PBFP 

Table 11 below presents the findings regarding the extent at which the PBFP has 

approved individual land use. 4.71% of the respondents said that the PBFP approved 

their individual land use at large extent. 3.53% of the respondents said that the PBFP 

has somehow approved their individual land use. 10.59% of the respondents said at 

low extent, 14.12% said at very low extent and 67.06% said not at all. The result of 

these findings implies that the majority of individual land owners in the villages under 

study are not yet registered. This result from the findings is in contrary to the 

theoretical literature review as cited according to PBFP (2007), whereby the steps for 

formalizing rural resources include among other things is timely approval of individual 

land use management plan. 

 

 

 

 



 67 

Table 11: Approval of individual land use by the PBFP 

 Extent Frequency Percent 

Very Large Extent 0 0.00 

Large Extent 4 4.71 

Some how 3 3.53 

Low Extent 9 10.59 

Very low Extent 12 14.12 

Not at all 57 67.06 

Total 85 100.00 

Source: Field Data, 2012 

4.2.3. The PBFP and establishment of a good infrastructure for registration 

Table 12 below shows the results regarding the extent at which the PBFP has 

established a good infrastructure for registration of individual land. 4.71%% of the 

respondents said that the PBFP has at large extent established a good infrastructure for 

registration of individual land. 3.53%% said that somehow the PBFP has established a 

good infrastructure for registration of individual land. 10.59% of the respondents said 

at low extent, 14.12% said at very low extent and 67.06% of the respondents said not at 

all. These findings are exactly the same as the previous results of the above findings. 

This implies that the majority of people in the villages under the study do not see any 

development done under PBFP in relation to infrastructure for registration of 

individual land. 
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Table 12: The PBFP and establishment of a good infrastructure 

 Extent Frequency Percent 

Very Large Extent 0 0.00 

Large Extent 4 4.71 

Some how 3 3.53 

Low Extent 9 10.59 

Very low Extent 12 14.12 

Not at all 57 67.06 

  85 100.00 

Source: Field Data, 2012 

4.2.4. PBFP and facilitation of individual application for the survey of farms 

Table 13 below summarizes the findings regarding the extent at which the PBFP has 

facilitated individual application for survey of farms which is submitted to the Village 

Council for recommendation. 3.53% of the respondents said that somehow the PBFP 

has facilitated the individual application for survey of farm which is submitted to the 

village council for recommendation. 7.06% of the respondents said at low extent,. 

55.29% said at very low extent and 34.12% of the respondents said not at all. These 

results imply that the implementation of PBFP at the villages under the study is either 

not yet covered to all individuals in the villages or the majority of the individuals are 

not yet aware of the implementation of the programme. 
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Table 13: PBFP and facilitation of individual application for survey of farm 

 Extent Frequency Percent 

Very Large Extent 0 0.00 

Large Extent 0 0.00 

Some how 3 3.53 

Low Extent 6 7.06 

Very low Extent 47 55.29 

Not at all 29 34.12 

Total 85 100.00 

  Source: Field Data, 2012 

4.2.5. Approval of individual applications for the survey of farm 

Table 14 below shows the findings regarding the extent at which the individual 

applications for survey of farms are duly approved. 2.36% of the respondents said that, 

the individual applications for survey of farms have somehow duly approved while 

5.88% of the respondents said at low extent, 56.47% said at very low extent and 

35.29% said not at all. These results indicate that, there is no fully implementation of 

PBFP at the villages under the study. 
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Table 14: Approval of individual applications for the survey of farm 

  Frequency Percent 

Very Large Extent 0 0.00 

Large Extent 0 0.00 

Some how 2 2.36 

Low Extent 5 5.88 

Very low Extent 48 56.47 

Not at all 30 35.29 

Total 85 100.00 

Source: Field Data, 2012 

Basing on the results from respondents from the category of heads of household there 

is low extent of implementation of PBFP at the village level. 

4.3. The governance structure of Property and Business Formalization 

Programme (PBFP) in Meru District Council 

This research objective was achieved through the use of sub questions in assessing 

whether there is a good governance structure of Property and Business Formalization 

Programme (PBFP) in Meru District Council or not. These were transparency of PBFP 

activities, the fairness of PBFP in formalizing properties at village level as well as the 

effect of poor governance structure of PBFP in poverty reduction  

4.3.1. Transparency of the PBFP activities 

This question required the respondents to state whether the implementation of PBFP is 

considered as transparent enough for the ordinary citizens at the village level or not. 

However, the objective of the study under this question was further achieved by 

assessing the extent of transparency and contributing factors for the presence or lack of 

transparency. 
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Table 15 below shows the results whereby 18.82% of the respondents said ―Yes‖ that 

the implementation of PBFP is transparent enough for the ordinary citizens at the 

village level, while 81.18% of the respondents said ―No‖. 

Table 15: Transparency of the PBFP activities 

 Option Frequency Percent 

Yes 16 18.82 

No 69 81.18 

Total 85 100.00 

  Source: Field Data, 2012 

4.3.1.1 The extent of transparency of the PBFP activities 

The researcher wanted to measure the extent of transparency of PBFP from those 

respondents who accepted the previous proposition as stated above. That is 18.82% 

(16) of the respondents who said yes. The results are summarized in table 16 below 

whereby 68.75% of respondents who accepted that PBFP is considered as transparent 

enough for the ordinary citizens at the village level said that the extent of such 

transparent is low and 31.25% said that it is at very low extent. These findings indicate 

that the programme has not yet reached the villagers as intended due to lack of 

transparency. 
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Table 16: The extent of transparency of the PBFP activities 

 Extent Frequency Percent 

Very Large Extent 0 0.00 

Large Extent 0 0.00 

Some how 0 0.00 

Low Extent 11 68.75 

Very low Extent 5 31.25 

Not at all 0 0.00 

Total 16 100.00 

Source: Field Data, 2012 

4.3.1.2 Factors considered to have contributed to lack of transparency 

The researcher also wanted to identify factors that are considered to have contributed 

to the lack of transparent. The results are as summarized in table 17 below, in which 

case 27.06% of the respondents said that corruption is a major cause of lack of 

transparency in the implementation of the PBFP, whereby 40.00% of the respondents 

said poor set up of the programme, 22.35% of the respondents said both corruption and 

poor set up of the programme and 10.59% of the respondents said that they did not 

know the cause of lack of transparency. 
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Table 17: Factors considered to have contributed for lack of transparency  

 Factors Frequency Percent 

Corruption 23 27.06 

Poor set up of the programme 34 40.00 

Corruption & poor set up of PBFP 19 22.35 

Not known 9 10.59 

Total  85 100 

 Source: Field Data, 2012 

4.3.1.2.1 Corruption as the cause for lack of transparency 

However, the researcher wanted additional explanations from those respondents who 

identified corruption as the major cause for lack of transparency. Responding to this 

question which required them to choose the best explanation as to the nature of 

corruption, they explained that the corruption was related to procedures of registering 

their land. Table 18 below summaries the results whereby 13.04% (3 out of 23) 

explained that they had to pay bribe for land registration, 26.09% (6 out of 23) had to 

pay bribe for changing land ownership, 21.74% (5 out of 23) had to pay bribe for 

collecting land related documents, 30.43%(7 out of 23) had to pay bribe for land 

survey and 8.70% (2 out of 23) had to pay bribe for receiving land title. The findings 

from this category of respondents indicate that land registration is the most corrupt 

sector, whereby the main actors of corruption in land are land surveyors. This finding 

is in line with the study done by World Bank, (2005) which found out that the major 

constraint hindering formalization of local properties in the rural areas in particular is 

corruption. Formalization agencies are claimed to be composed of bureaucratic 

procedures and workforce which forces the whole exercise to be perceived as 

corrupted. 
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Table 18: Corruption as the cause for lack of Transparency 

Explanation for Nature of corruption Frequency Percent 

Bribe for land registration 3 13.04 

Bribe for changing land ownership 6 26.09 

Bribe for collecting land related document 5 21.74 

Bribe for land survey 7 30.43 

Bribe for receiving land title 2 8.70 

Total 23 100 

Source: Field Data 

4.3.1.2.2 Poor program set up as the cause for lack of transparency 

Table 19 below shows the results of the respondents who identified poor set up of the 

program as the major cause for lack of transparency. Responding to the question which 

required them to choose the best explanation as to the nature of poor program set up, 

35.29% explained that no informal sector mobilization programs were done in order to 

maximize the local community support and involvement/awareness in the 

formalization exercise. 26.47% of this category of respondents gave the explanation 

that no comprehensive communication and education programs/campaigns were done 

in order to promote the benefits of the formalization exercise. Whereby 38.24% gave 

the explanation that formalization programme is largely imposed from the top (i.e. top-

down approach). 
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Table 19: Poor program set up as the cause for lack of transparency 

Nature of poor program set up Frequency Percent 

No informal sector mobilization was done for support 12 35.29 

No education programs were done for awareness 9 26.47 

It is largely imposed from  the top (top-down approach) 13 38.24 

Total 34 100.00 

Source: Field Data 

These findings indicate that the lack of transparency in the implementation of Property 

and Business Formalization Programme (PBFP) is mainly due to poor set up of the 

program. These findings are in contrary to the literature review as suggested and 

advocated in the study by Bruce et. al (2007), who identified key issues to be addressed 

in order to have effective implementation of PBFP. That is, according to Bruce et al 

(2007), among the key issues to be addressed include; people need training in order to 

succeed in a formalized economy, financial institutions must be willing to lend to small 

and micro-enterprises, good governance structure and access to justice must be 

improved. 

4.3.2. Fairness of PBFP in formalizing Properties at village level 

The objective of the research was achieved by asking the respondents to state whether 

the implementation of PBFP is fair enough in formalizing properties of ordinary 

citizens at village level. However, this question was further asked to respondents by 

introducing sub questions which required the respondents to state; the extent of fairness 

in the implementation of PBFP and reasons for lack of this fairness. 

Table 20 below shows that 17.65% of the respondents said that the implementation of 

PBFP is fair enough in the formalizing properties of ordinary citizens at the village 

level. On the other hand 82.35% of the respondents did not accept that the 
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implementation of PBFP is fair enough in formalizing properties of ordinary citizens at 

the village level. These results are almost similar to the previous results on 

transparency of PBFP activities (see table 15 above). This is the reality with the fact 

that where there is lack of transparency activities of PBFP, there is also lack of fairness 

in formalizing properties of ordinary citizens at the village level. 

Table 20: Fairness of the PBFP in formalizing properties at village level 

  Frequency Percent 

Yes 15 17.65 

No 70 82.35 

Total 85 100.00 

Source: Field Data, 2012 

4.3.2.1. The extent of fairness on the implementation of PBFP 

In order to justify the results about fairness in the implementation of PBFP in 

formalizing properties of ordinary citizens at the village level, the researcher asked the 

subsequent question. In this question the respondents were required to state the extent 

of fairness of PBFP in formalizing the properties of ordinary citizens at village level. 

The results are summarized in table 21 below whereby 10.59%% of the respondents 

said that the implementation of PBFP in formalizing properties of ordinary citizens at 

the village level is somehow fair. 32.94% of respondents said at low extent, 27.06% 

said at very low extent and 29.41% said not at all. In average the results indicate that 

the extent of fairness on the implementation of PBFP in formalizing the properties of 

ordinary citizens at village level is very low. 
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Table 21: The extent of fairness on the implementation of PBFP 

  Frequency Percent 

Very Large Extent 0 0.00 

Large Extent 0 0.00 

Some how 9 10.59 

Low Extent 28 32.94 

Very low Extent 23 27.06 

Not at all 25 29.41 

Total 85 100.00 

Source: Field Data, 2012 

4.3.2.2.. Reasons for lack of fairness 

In this sub question the researcher asked the respondents to identify factors /reasons 

that are considered to have contributed to the lack of fairness. Table 22 below 

summarizes the results in which case 31.76% of respondents identified corruption as 

the reason for lack of fairness, 52.94% of the respondents identified poor set up of the 

programme and lastly 15.29% of the respondents identified lack of integrity of the staff 

facilitators. Base on these findings, it seems that the issue of corruption, poor set up of 

the programme and lack of integrity of the staff facilitators have negative effect on the 

implementation of PBFP. That is the implementation of PBFP is affected by its initial 

set up which does not consult the public at the grass root before its implementation and 

corruption practices of the staff facilitators due to lack of integrity.  
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Table 22: Reasons for lack of fairness 

 Factors/Reasons Frequency Percent 

Corruption. 27 31.76 

Poor set up of the programme. 45 52.94 

Lack of integrity of facilitators. 13 15.29 

Total 85 100.00 

Source: Field Data, 2012 

4.3.3. Effect of poor governance structure and poverty reduction 

Lastly the researcher asked the respondents to state their opinion about the effect / 

impact of poor governance structure of PBFP on reducing poverty in Meru District 

Council. The respondents were required to respond to ‗NO‘ or ‗YES‘ option for each 

of negative impact of poor governance structure on poverty reduction. The first 

proposition required the respondents to respond to 'NO' or 'YES' option, that poor 

governance structure leads to poor formalization of local properties, whereby 21.18% 

(18) of the respondents said "NO", while 78.82% (67) of the respondents said "YES" 

(see table 23 below). In the second proposition which required the respondents to 

respond to 'NO' or 'YES' option that poor governance structure leads to corruption 

practices, 15.29% (13) said "NO", while 84.71% (72) said "YES" (see table 23 below). 

The third proposition required the respondents to respond to 'NO' or 'YES' option that 

poor governance structure leads to most of local properties to be left unregistered, 

16.47% (14) said "NO", while 83.53% (71) said "YES" (see table 23 below). 
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Table 23: Effect of poor governance structure and poverty reduction 

Effect of poor governance Frequency Percent 

 NO YES Total NO YES Total 

Poor formalization of local properties 18 67 85 21.18 78.82 100 

Leads to corruption practices 13 72 85 15.29 84.71 100 

Most of properties were unregistered 14 71 85 16.47 83.53 100 

Source: Field data, 2012 

4.3.3.1. Poor formalization of local properties 

The above findings show that, because of poor governance structure on the 

implementation of PBFP there is a poor formalization of properties hence the strategy 

of reducing poverty in Meru District Council as targeted by NSGRP and MDGs is 

hampered. 78.82% (67) of the respondents agreed with the proposition that the effect 

of poor governance structure of PBFP leads to poor formalization of properties (see 

table 23 above). 

4.3.3.2. Lead to corruption practices  

The findings above show that poor governance structure on the implementation of 

PBFP leads to corruption practices on formalizing properties hence the strategy of 

reducing poverty in Meru District Council as targeted by NSGRP and MDGs is 

hampered. 84.71% (72) of the respondents supported the proposition that, poor 

governance structure on the implementation of PBFP leads to corruption practices on 

formalizing properties (see table 23 above). 
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4.3.3.3. Most of local properties were left unregistered 

The findings above show that, because of poor governance structure on the 

implementation of PBFP most of local properties were left unregistered hence the 

strategy of reducing poverty in Meru District Council as targeted by NSGRP and 

MDGs is hampered. 83.53% (71) of the respondents supported the proposition that, 

most of local properties were left unregistered due to poor governance structure on the 

implementation of PBFP (see table 23 above). The result from these findings are in line 

with the assumption drawn by De Soto's theory which state the fact that the main 

constraints to the viability of micro enterprises are the lack of proper formalized 

property rights (De Soto, 2000). 

 4.4. The level of awareness on Property Business Formalization Programme 

(PBFP) in Meru Distinct Council 

The researcher wanted to know the level of awareness on the implementation of PBFP 

in reducing poverty in Meru District Council. To achieve this objective, the 

respondents were required to respond to whether they are fully aware of the 

implementation of PBFP at village level. 

4.4.1. Public awareness on the PBFP implementation at village level 

In this question the respondents were required to respond to "YES" or "NO" option. 

Table 24 below shows that 35.29% of the respondents said "YES", meaning that they 

were fully aware of the PBFP implementation at village level, while 64.71% of 

respondents said "NO". 
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Table 24: Public awareness on the PBFP implementation at village level 

 Option Frequency Percent 

Yes 30 35.29 

No 55 64.71 

Total 85 100 

Source: Field Data, 2012 

However, the researcher was interested with those respondents who were aware of 

PBFP implementation at village level. These were further required to respond on the 

series of propositions in order to justify the level of awareness of PBFP 

implementation at village level as follows below:-  

4.4.1.1. The implementation of PBFP and operation of micro enterprises 

In this proposition the respondents were required to comment on the contribution of 

PBFP implementation towards enhancing ordinary citizens to operate their micro-

enterprises in a formal way 

Table 25 below shows that 20% of respondents in this category, agreed that the 

implementation of PBFP has enhanced the ordinary citizens to operate their micro 

entreprises in a formal ways. 30% of them disagreed, 3.33% of them strongly 

disagreed, while 46.67% of respondents said they were not sure. From these findings it 

can be indicated that the results are skewed on the diagree side. This implies that, even 

those respondents who percveived themselves to be fully conversant with the 

implementation of PBFP, they were not aware of the basic function of the programme. 

This gives the clear indication that the set up and implementation of the programme did 

not put into consideration in raising the awareness of the people at village level. The 

result from these findings, is found to be in contrary to the study by Mclaughlin et.al. 

(2004), which highlighted the major components of developing new system of 
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formalization that include among others mobilization campaigns aimed at maximizing 

local community support and involvement, recognizing that local community 

awareness is a crucial element of the whole program of formalization of properties and 

businesses. 

Table 25: The implementation of PBFP and operation of micro enterprises 

Criteria Frequency Percent 

Strongly Agree 0 0 

Agree 6 20.00 

Disagree 9 30.00 

Strongly Disagree 1 3.33 

Not Sure 14 46.67 

Total 30 100.00 

Source: Field Data, 2012 

4.4.1.2. The implementation of PBFP and Loan acquisition 

In this proposition the respondents were required to comment on the contribution of 

PBFP implementation towards enabling the ordinary citizens to acquire loans from 

financial Institutions. 

Table 26 below shows that 3.33% of the respondents who were fully conversate with 

the implementation of the PBFP at the village level said that they strongly agree that 

implementation of PBFP has enabled the ordinary citizens to acquire loans from 

financial institutions. 13.33% of respondents said they agree, 26.67% said they disgree, 

while 16.67% said they strongly disgree and 40% of them said they are not sure with 

the proposition. Cumulatively, 83.34% did not agree with the proposition that the 

implementation of PBFP has enabled ordinary citizens to acquire loans from financial 

Institutions. This finding of the result is in line with the study done by Fujimoto, 

(2006) which concludes that, most of the ordinary citizens, particularly in rural areas, 
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have simply put away their land certificates; and some, especially those in lower 

income groups, did not know that a certificate could be used as collateral to obtain 

credit. ―Low-income landholders do not use their land as collateral for credit for two 

reasons such as fear of losing it if they are unable to repay the loan and inability to 

obtain bank credit even with a certificate because local banks insist that borrowers 

must first have an established business of some kind. He concluded that it is generally 

people in the middle and upper income groups who have been able to use their title 

certificate to increase their income (Fujimoto, 2006)‖. Also Seligson et. al., (1999), 

concludes the titled land in most cases is importance in those cases where there existed 

a conflict over ownership or boundaries. 

Based on these finding the researcher confirmed that, the set up and implementation of 

the programme did not put into consideration the awareness of the programme to the 

ordinary people at village level before the implementation of the programme. 

Table 26: The inplementation of PBFP and Loan acquisition 

Criteria Frequency Percent 

Strongly Agree 1 3.33 

Agree 4 13.33 

Disagree 8 26.67 

Strongly Disagree 5 16.67 

Not Sure 12 40.00 

Total 30 100.00 

Source: Field Data, 2012 

4.4.1.3. The implementation of PBFP and life of ordinary citizens 

In this proposition the respondents were required to comment on the contribution of 

PBFP implementation towards improving life of ordinary citizens. 

Table 27 below shows that 20% of the respondents who were fully convesant with the 
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implementation of PBFP at village level said they agree that implementation of PBFP 

has improved the life of the ordinary citizens at vilage level. 26.67% disagreed and 

10% strongly disagreed. 43.33% said that they are not sure with the proposition. From 

these results it can be concluded that the level of awareness of PBFP implementation at 

the village level is very low. 

Table 27: The implementation of PBFP and life of ordinary citizens 

Criteria Frequency Percent 

Strongly Agree 0 0.00 

Agree 6 20.00 

Disagree 8 26.67 

Strongly Disagree 3 10.00 

Not Sure 13 43.33 

Total 30 100.00 

Source: Field Data, 2012 

4.4.1.4. Knowledge of PBFP by an ordinary citizen 

The researcher required the respondents to explain briefly what they know about PBFP 

if they are not conversant with the implementation of PBFP at their villages. The study 

found different results but 54.55% (i.e. 30 out of 55) of respondents responded by 

relating PBFP to government target for taxation. In summing up their explanation, 

generally they meant that the implementation of PBFP was nothing but the government 

strategy of identifying economic activities at the local level in order to expand the tax 

base. One commented that: 
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“mpango wa kurasimisha Mali za wanyonge 

umeandaliwa na serikali si kwa lengo la kuboresha hali 

ya uchumi wa mwnanchi wa kawaida, bali ni mbinu za 

serikali zinazolenga kupanua wigo wa ukusanyaji kodi 

hapo baadaye.” 

That is the implementation of PBFP was designed by the government not for the 

purpose of transforming local economic activities into formal ways for the betterment 

of the local people but it is a tactic of the government to know where the tax can be 

collected in the future. 

Other respondents commented that the PBFP is like other programs which failed after 

they had ever been implemented in Meru District Council and its results offended the 

ordinary citizens. They related PBFP with policies like villagelization (In Kiswahili it 

is known as Mpango wa Vijiji vya Ujamaa) and self reliance programmes which did 

not bring the benefits to the majority of people. The finding of the results above is in 

line with the report of World Bank (2005) which gave the report that, PBFP is regarded 

as tactic of government based on tax collection. Therefore, some people at rural areas 

are hesitating to register their properties on the same regard. 

 4.5. Level of targeting the beneficiaries of Property and Business Formalization 

Programme (PBFP) on reducing poverty in Meru District Council 

The researcher asked three questions on the role of PBFP in targeting the beneficiaries 

on poverty reduction. The first question required the respondents to state whether they 

are aware of the fact that the PBFP target all ordinary citizens. The second question 

required the respondents to identify the group which is most targeted by the program as 

beneficiaries; and third question required the respondents to state the properties/assets 
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which are formalized by the PBFP. 

4.5.1. The PBFP target all ordinary citizens 

The researcher required the respondents to state whether they are aware that PBFP 

target all ordinary citizens as the primary objective of formalizing local assets by 

responding to 'YES' or 'NO' option. Table 28 below shows that 74.12% of the 

respondents said 'YES', while 25.88% of the respondents said 'NO'. The finding of 

these results shows that majority of the people at the village level know that the 

implementation of PBFP targets all ordinary citizens. This might be due to the fact that 

the implementation of the program is done in their villages and the properties targeted 

for formalization belong to ordinary citizens.  

Table 28: The PBFP target all ordinary citizens 

 Option Frequency Percent 

Yes 63 74.12 

No 22 25.88 

Total 85 100.00 

Source: Field Data, 2012 

4.5.2. The PBFP and target group 

This question required respondents to identify the group which they think the PBFP 

target most. Three options namely men, women, both men and women were given. 

Figure 2 below shows that. 74% of the respondents said that PBFP was targeting 

men,while 26% of the respondents said that PBFP was targeting both men and women. 

The point of interest is that even the women who participated in this study did not 

consider that PBFP was targeting them. The result of these findings indicate that the 

programme target men more than women This result is in line with the study done by 

Bhawan, (2007) which refers to factors such as socio-cultural norms which do not 
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perceive women as full and equal participants in the economy and have not yet adapted 

to modified legal structures. Bhawan, (2007) concluded that titling programmes and 

other land access programmes are often staffed by men who do not share the vision of 

gender equity and, thus, do not target or facilitate women as legitimate clients and 

property holders. 

Figure 2: The PBFP and target groups 

 

Source: Field Data, 2012 

4.5.3. Properties formalized by the PBFP 

In this question the respondents were required to identify the properties which they 

consider they are being formalized by PBFP in their villages. Figure 3 below shows 

that 62% of the respondents identified land as a property mostly formalized by the 

PBFP followed by 15% of the respondents who identified business ventures, 13% of 

respondents identified houses and 10% of the respondents identified domestic animals. 

The resuIt from the above findings is obvious that, land is the major property targeted 
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by the PBFP  

Figure 3: Properties formalized by the PBFP 

 

Source: Field Data, 2012 

4.6. The level of coordination at local government level to PBFP in Meru District 

council 

The researcher wanted to know the level of coordination at local government level 

during the implementation of Property and Business Formalization Programme (PBFP) 

in Meru District Council. To achieve this objective, the respondents were required to 

identify facilitators of PBFP, to state the extent of implementation of PBFP, to state 

whether the local government authority is committed to the implementation of PBFP at 

village level and the extent of this commitment during the implementation of PBFP. 

4.6.1. Facilitators of the implementation of the PBFP 

In this area the respondents were required to identify the facilitators of PBFP 

implementation at the village. Figure 4 below shows the results whereby 37% of the 

respondents identified staff facilitators from the District council, 31% of the 
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respondents identified political leaders such as Ward Counselor, and Parliamentary 

representative, 22% of the respondents identified staff members from the central 

government and 10% of the respondents identified village leaders. These results 

indicate that the implementation of PBFP involves all actors from village level to 

central government in different degrees. However, the participation of the staff 

facilitators from the District Council seems to be much more involved practically than 

others due to the fact that mandate of PBFP implementation is put under them. The 

Political leaders especially Ward Counselor and Parliamentary representative are 

considered to be more influential in terms of facilitating the acceptance of the 

programme to the public at large. That is the Political influence is considered to be 

more powerful than orders from the technical staff members, whereby the Central 

government staff members play the role of observing the implementation of the 

programme. On the other hand, the village leaders are involved as witnesses who know 

the boundaries of village land and individual land plots.  
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Figure 4: Facilitators of implementation of PBFP 

 

Source: Field Data, 2012 

4.6.2. Extent of coordination at local government level 

The respondents were required to state the extent of implementation of PBFP as 

coordinated at local government level. Table 29 below shows that 12.94% of the 

respondents said at very large extent, 47.06% of the respondents said at large extent. 

9.41% of the respondents said somehow. On the other hand 14.12% of the respondents 

said that PBFP was at low extent coordinated by local government level, 9.41% of the 

respondents said at very low extent and finally 7.06% of the respondents said not at all. 

The general assessment of these results indicates that there is a reasonable coordination 

of PBFP implementation at government level. 
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Table 29: Extent of coordination at local government level 

Criteria of extent Frequency Percent 

Very large extent 11 12.94 

Large extent 40 47.06 

Somehow 8 9.41 

Low extent 12 14.12 

Very low extent 8 9.41 

Not at all 6 7.06 

Total 85 100 

Source: Field Data, 2012 

4.6.3. Commitment of local government on the implementation of PBFP  

In order to investigate other possible factors which might be hindering the coordination 

of the programme at the local government level, respondents were required to state 

whether local government authority is committed to the implementation of PBFP at 

village level by responding to a 'YES' or 'NO' option. However, the respondents were 

later on required to state the extent of such commitment. Table 30 below shows the 

results whereby 7.06% of the respondents said 'Yes'; meaning that the local 

government authority is committed to the implementation of PBFP, while 92.94% of 

the respondents said 'NO'; meaning that the local government authority is not 

committed to the implementation of PBFP. The assessment of the results above shows 

that majority of the respondents i.e 92.94% (79) said that the local government 

authority is not commited to the implementation of PBFP at village level. The reason 

could be the fact that the initial set up of the programme did not consult the local 

government at the grass root level so as to promote the support from the community 

towards implementation of the programme. Like other programmes, PBFP was set as a 

government strategy for implementing NSGRP which also adopted as a strategy for 
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implementing MDGs. As one can see these programmes were set up from the top i.e 

internationally and at national level without considering the real needs of the people at 

grassroots.  

Table 30: Commitment of local government on the implementation of PBFP 

 Option Frequency Percent 

Yes 6 7.06 

No 79 92.94 

Total 85 100.00 

Source: Field Data, 2012 

4.6.3.1 Extent of local government commitment on the implementationn of PBFP  

In this area the researcher wanted to know the extent of local government authority 

commitment to the implelentation of PBFP at village level. In this question the 

respondents were required to state the extent at which the local government authority is 

committed to the implementation of PBFP. Table 31 below shows the results whereby 

7.06% of the respondents said some how there is commitment, 12.94% of the 

respondents said at low extent, 56.47% of the respondents said the commitment is at 

very low extent, while 23.53% of the respondents said not at all. The assesment of 

these results indicates that the commitment of the local government authority to the 

implementation of PBFP is very low.  
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Table 31: Extent of local government commitment on  implementing PBFP 

Criteria Frequency Percent 

Very large extent 0 0 

Large extent 0 0 

Somehow 6 7.06 

Low extent 11 12.94 

Very low extent 48 56.47 

Not at all 20 23.53 

Total 85 100 

Source: Field Data, 2012 

4.7. Responses from village leaders and government officials 

In order to avoid bias and get balanced information, the researcher interviewed village 

leaders and government officials in various areas of Property and Business 

Formalization Programme (PBFP) implementation in Meru District Council through 

unstructured interview using a checklist of direct questions. The researcher was trying 

to solicit the information concerning the level of coordination and awareness of the 

PBFP implementation in Meru District Council. These include whether the 

implementation of PBFP is decentralized to the village government and whether the 

village leaders as well as government officials are aware of the benefits on the 

implementation of PBFP in Meru District Council respectively. 

4.7.1. Decentralization of the PBFP activities to the village government 

In this area, the researcher required the respondents in the two categories to respond to 

the question on whether the implementation of PBFP is decentralized to the village 

government or not. Table 32 below shows that 100% of the respondents in the village 

leaders' category said "NO" and 100% of the respondents in the government officials' 

category also said "NO". These findings indicated that the implementation of PBFP is 
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totally managed by the local government officials from District Council. 

Table 32:  Decentralization of the PBFP activities to the village government 

 Village Leaders Government officials 

Option Frequency Percent Frequency Percent 

NO 4 100 4 100 

YES 0 0 0 0 

Total 4 100 4 100 

Source: Field Data, 2012 

4.7.1.1. Reasons for non-decentralization of the PBFP activities 

However, in this area the researcher wanted to know the reasons for non-

decentralization of the PBFP activities to the village government. To examine this area 

the researcher itemized three important areas using a checklist of direct questions as a 

tool for collecting information based on the literature review. These were the need of 

training leaders first at village level, the need of having established permanent land 

committee and land registry system. The respondents were required to respond to more 

than one reason. Table 33 below shows the responses of the two categories, whereby 

100% of both village leaders and government officials mentioned the reason of having 

no trained leaders at village level, 100% of both categories mentioned the reason of 

having no permanent land committee and 100% of both categories mentioned the 

reason of having no establishment of land registry system. 

That is 100% of the respondents in this category (i.e. village leaders and government 

officials) said that, their villages have not yet established permanent committee and 

land registry to handle all registration preliminaries. They said the initial registration 

processes are supervised by the officials from the District Council with assistance by 

few village land committee and village leaders. The result of these findings is in 
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contrary to the theoretical literature review as referred to by PBFP (2007), which 

identified the key issues that are required for effective and efficient implementation of 

PBFP, among them being establishment of a standard personal identification system 

and improved local government record keeping at village level. 

Table 33:  Reasons for non-decentralization of the PBFP activities 

 Village Leaders Government 

Officials 

Response for the reasons Frequency Percent Frequency Percent 

No trained leaders at village level 4 100 4 100 

Total 4 100 4 100 

No permanent committees  4 100 4 100 

Total 4 100 4 100 

No land registry system at present 4 100 4 100 

Total 4 100 4 100 

Source: Field Data, 2012 

4.7.2. The expected benefits of the PBFP implementation in Meru District Council 

In this area the researcher intended to confirm the awareness of both village leaders 

and government officials on the benefits attached to the implementation of PBFP. The 

respondents were required to identify one area which is the most likely to be realized 

as the benefit of implementing the PBFP in Meru District Council. Table 34 below 

summarizes the findings whereby 25% of the respondents in the village leaders and 

government officials category identified acquisation of loans from commercial banks. 

Again, 12.50% of both village leaders and the government officials identified 

encouragement of economic activities in rural areas. 62.50% of both village leaders 

and government officials identified that formalization of land is likely to reduce land 

conflict in the villages. Based on the results of this interview it is anticipated that the 
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exercise of land formalization is likely to reduce the land conflict in Meru District 

Council which has been an inherent problem for a long time now. The result from these 

findings is in line with the study conducted by Seligson et. al. (1999), whereby the 

findings were concluded that land formalization was found to be of particular 

importance and beneficial to citizens in those areas where existed a conflict over 

ownership or boundaries. 

Table 34: Expected benefits of the PBFP implementation in Meru District 

Responses from village leaders and government officials 

Expected Benefits Frequency Percent 

Operation of micro enterprises in a formal way 0 0.00 

Acquisition of loans from commercial banks 2 25.00 

Encouragement of economic activities in the rural areas  1 12.50 

Improvement of life of ordinary citizens 0 0.00 

Land conflict is likely to be reduced in the rural areas 5 62.50 

Total 8 100.00 

Source: Field Data, 2012 
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CHAPTER FIVE 

CONCLUSIONS AND RECOMMENDATIONS 

5.0. Introduction 

A considerable number of items were covered by this study on Assessment of Factors 

that Hinder Effective Implementation of the Property and Business Formalization 

Programme (PBFP) in rural communities. This chapter presents the summary of the 

study as obtained in chapter four, whose contents are inferences made out of the major 

findings (conclusion), the intervention of a way forward (recommendation) and 

highlights on the earmarked issues for further research. 

5.1. Summary of the study 

The key findings obtained in chapter four with respect to the research questions raised 

in chapter one are hereby summarized in the paragraphs as follows below: 

5.1.1. The extent of implementation of the PBFP in Meru District Council 

Despite the large percent of respondents (87.06%) who said that the PBFP had 

surveyed boundaries of land villages, the majority (67.06%) of the respondents said 

that the PBFP had not at all approved their individual land use. Also 67.06% of the 

respondents said that the PBFP had not at all established a good infrastructure for 

registration of individual land and 55.29% of the respondents said that the PBFP had to 

a very low extent facilitated the individual applications for the survey of farms which 

are submitted to the village council for recommendation. On the hand, 34.12% of the 

respondents said that the PBFP had not at all facilitated the individual applications for 

the survey of farms which are submitted to the village council for recommendation and 

56.47% of the respondents said that, the individual applications for the survey of farms 
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had at very low extent duly approved. 35.29% of the respondents said that, the 

individual applications for the survey of farms had not been duly approved. Based on 

these results of the findings, the extent of implementation of PBFP at the village level 

is very low. 

5.1.2. The governance structure of the PBFP in Meru District Council 

The results from the respondents show that, lack of transparency in implementing the 

PBFP attracted corruption practices due to poor integrity of staff facilitators. Lack of 

transparency is found to be the hindrance of a good governance structure of the PBFP 

in Meru District Council. Respondents identified two major factors/reasons which 

caused the lack of transparency, namely poor set up of the programme and corruption. 

Poor set up of the PBFP was stated by 40% of the respondents and corruption was 

stated by 27.06% of the respondents. Therefore, due to lack of transparency which in 

turn led to poor governance, the PBFP implementation was hampered even during the 

initial stages of its implementation. The poor set up of the PBFP refers to the fact that 

the people at the grass root were not consulted and mobilized during the early stages of 

the PBFP in order to arouse the local community support and involvement in the 

process of implementing this programme. 

5.1.3. The level of awareness on the PBFP in Meru District Council  

The responses of the respondents show that there is low awareness of the PBFP 

implementation in the Meru District Council. 64.71% of the respondents were not fully 

conversant with the implementation of the PBFP while 35.29% of the respondents 

were fully conversant with the implementation the PBFP. However, the study reveals 

that even those who were conversant with the programme implementation they were 

not aware of the functions of the PBFP. 80% of them did not agree that the PBFP 
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implementation helped ordinary citizens to operate their micro enterprises in formal 

ways; also 80% did not agree that the PBFP impleletation helped the ordinary citizens 

to acquire loans from financial institutions and 79.9%  did not agree that the 

implementation of the PBFP had generally improved the life of the ordinary citizens at 

vilage level.  

5.1.4. Level of targeting the beneficiaries of the PBFP on reducing poverty in 

Meru District Council 

Most of the respondents (74%) agreed that the implementation of the PBFP is targeting 

ordinary citizens. However, men were perceived to be more targeted on the basis of 

culture whereby land and other household properties usually belong to men rather than 

women. 74% of the respondents said that the PBFP was targeting men followed by 

26% who said that the PBFP was targeting both men and women. 

5.1.5. The level of coordination at local government level during the 

implementation of the PBFP in Meru District Council 

These results indicate that the implementation of the PBFP involves all actors from 

village level to the central government level at different degrees. It was revealed from 

the findings that 37% of the respondents identified Staff members from District 

Council, 31% of the respondents identified political leaders such as Ward Counselor 

and Parliamentary representative, 22% of the respondents identified staff members 

from the central governments and 10% of the respondents identified village leaders. 

These results implied that the programme is coordinated well at the level of local 

government. However, this coordination is affected by lack of commitment in order to 

yield its expected outcome. 92.94% (79) of the respondents said that the local 

government authority is not commited to the implementation of  PBFP at village level. 
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5.2. Conclusion 

The rationale of this research was based on among other factors that, the PBFP fails to 

take sufficient account of the political economy of changes and that it makes 

unrealistic assumption about the capacities that exist at village level for implementing 

and sustaining a rapid formalization process of properties and businesses in a manner 

that ensures integrity. 

Based on the summary of the key findings above the following conclusions have been 

drawn: 

i. The extent of implementation of the PBFP in Meru District Council was found 

to be low. This implies that the degree in which the programme is covering in 

formalizing properties (i.e. the level of the programme in formalizing these 

properties) such as the individual‘s land, approving individual‘s land use, 

establishment of a good infrastructure for registering individual‘s land, 

facilitation of individual applications for the survey of farms and be duly 

approved were found to be low. 

ii. Lack of transparency of the PBFP implementation is caused by poor 

programme set up and corruption practices. These factors lead to poor 

governance structure for the implementation of the PBFP. The effect of poor 

governance structure of the PBFP is evidenced with lack of integrity among the 

staff facilitators, and hence most of properties of ordinary citizens were left 

unregistered. As for this, the strategy of reducing income poverty in Meru 

District Council and Tanzania at large as targeted by the National Strategy for 

Growth and Reduction of Poverty (NSGRP) and Millennium Development 

Goals (MDGs) is hampered 
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iii. Poor awareness of the ordinary citizens on the PBFP was also another factor 

that hindered the effective implementation of the PBFP at the village level. The 

PBFP was expected to provide awareness to the ordinary citizens in form of 

training or other means about the procedures and rules governing the PBFP as 

well as benefits associated with implementation of the PBFP at the individual 

level. As for this, the majority of the ordinary citizens were not aware of the 

fact that implementation of the PBFP is intended to help an ordinary citizen to 

operate his/her micro enterprise in a formal way, to acquire loans from financial 

institutions and hence improve his/her life through reducing the existing income 

poverty 

iv. Implementation of the PBFP is associated with gender imbalance, whereby the 

programme is considered to be targeting and benefiting more men than women. 

Conclusively, the results indicate that the Tanzanian society at large is still 

affected by factors like socio-cultural norms which do not perceive women as 

full and equal participants in the economy. 

v. There was a satisfactory coordination of the PBFP at the local government 

level, meaning that the local government level is well linked in implementing 

the PBFP, starting from ten cell leader to the district council level. However, it 

was found that the implementation of the PBFP is affected in its performance 

by lack of commitment of the government authority. This is among the factors 

that affected the effective implementation of the PBFP 

5.3. Recommendations to the government 

Based on the conclusions drawn from the key findings above, the government is 

recommended to do the following: 



 102 

i. To take a leading role in the design and formulation of policy and standards 

which shall be adopted and applied to effectively implementation of the PBFP 

in order to attain the MDGs as planned. 

ii. Secondly, the government is recommended also to rethink of the poverty 

eradication policies and strategies so as to supervise and monitor the 

performance of the PBFP as intended. This can be achieved by building bridges 

to senior officials and local community leaders so as to gain both top-down and 

grass root support. 

iii. Thirdly, the government is recommended to arouse public awareness about the 

implementation of PBFP through informal sector mobilization programs aimed 

at maximizing local community support and involvement as well as promoting 

the benefits of the PBFP. 

iv. Fourthly, the government is hereby recommended to continue taking a leading 

role on abolishing all traditions and cultures which discriminate women in 

either way, by strengthening the concept of gender balance, equality and 

awareness of women's rights; and should adopt strategies to support women by 

provision of requisite social and economic infrastructure that will enable them 

to acquire economic capacity using the properties within their reach. 

v. Lastly, but not least, the government is recommended to put in place property 

infrastructures which are necessary to support a vibrant and dynamic market-

place in rural communities such as financial institutions that are willing to lend 

small scale farms and micro-enterprises  
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5.4. Area for further research 

This study did not cover all areas related to the Property and Business Formalization 

Programme (PBFP) in rural communities. The study did not cover on how the people 

at the rural areas can use their formalized properties to translate their economic 

activities into formal ways. That is to say the ordinary citizens in the rural communities 

should be able to transform their properties (dead capital) into collateral, collateral into 

credit and lastly credit into income that is essentially meant for the reduction of the 

existing income poverty. As such, the researcher strongly suggests further research on 

the economic enabling environments based on these areas. That is, the study on how 

the ordinary citizen in the rural communities can use the formalized properties 

(title/deeds) to reduce the existing income poverty 
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APPENDIX 1 

SAMPLE OF ADMINISTERED QUESTIONNAIRE 

Dear Participant, 

I am a MBA student at the UDOM. I am collecting data for my dissertation regarding 

“assessment of property and business formalization PBFP in rural communities: A case 

study of Meru district council” I am kindly requesting you to answer all questions in 

the questionnaire. The questionnaire will take about 20 minutes.  Please respond based 

on your practical experience and I assuring you that all answers will remain and treated 

in a confidential manner and will be used for the purpose of this study only. 

If you would like further clarity, please contact me using the address below. 

Kindly return the completed form using the address below.  

Thank you in advance for your assistance and cooperation in my dissertation 

Yours Sincerely 

SIFAEL MARTIN MSENGI 

Mobile: 0754592984 
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SECTION A:   

Details of the respondent 

1. Please fill and tick () where appropriate    

a. Sex: 

   Male     ……….. 

   Female………… 

b. Age: 

Below 21……………. 

21-30……………….. 

31-40………………. 

41-50……………….. 

51-60………………. 

61-70………………. 

Above 70…………. 

c. Education level              

No formal education…………….. 

Primary education………………. 

Secondary education…………… 

Vocational education………….. 

Other (Specify)…………………. 
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d. Village in which you are a coming from 

1. Maweni………….. 

2. Karangai…………. 

e. Economic activities you are involved 

 Peasantry……………… 

 Live stock keeping ………….. 

 Micro enterprises…………………. 

 Other (specify)…………………….. 

SECTION B 

The extent of implementation of PBFP in Meru District Council 

1. Please comment on the extent of implementation of PBFP in the following 

areas. Please tick () on the number that best represent your opinion. (Tick () one 

box only) 

1= Very large extent    2= Large extent 3= Somehow 4= Low extent 

 5= Very low extent     6= Not at all 
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  1 2 3 4 5 6 

i The PBFP has surveyed boundaries of land 

village 

      

ii The PBFP has approved our/my Land use        

iii The PBFP has established infrastructure for 

the registering our/my land  

      

iv The PBFP facilitates individual application for 

the survey of farm. 

      

v The individual application for the survey of 

farm is duly approved. 

      

 

SECTION C 

The level of governance structure of PBFP on reducing poverty in Meru District 

Council 

a. Do you consider the implementation of PBFP as transparent enough for the ordinary 

citizens at the village level? 

YES   [    ]       NO [    ] 

(i) If the answer  above is YES, what extent of transparent can you rate the 

implementation of PBFP 

a) Very large extent            [      ] 

b) Large extent                    [      ] 

c) Somehow                        [      ] 

d) Low extent                      [      ] 

e) Very low extent              [       ] 
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f) Not at all                         [       ] 

(ii) If the answer above is NO, what factors do you consider to have been contributed 

to the lack of transparent? 

a) Corruption                       [       ] 

b) Poor set up of the PBFP  [       ] 

c) Both (a) and (b)    [         ] 

d) Not known                     [        ] 

(iii) If the answer above is CORRUPTION, which is your best explanation below as to 

the nature of corruption involved. Please put a tick (√) once where appropriate 

a) Bribe for land registration                              (        ) 

b) Bribe for changing land ownership                  (        ) 

c) Bribe for collecting land related document      (        ) 

d) Bribe for the land survey                                 (         ) 

e) Bribe for receiving land title                            (         ) 

(iv) If the answer above is POOR SET UP OF THE PBFP, what is your best 

explanation below as to the nature of poor set up of the program. Please put a tick (√) 

where appropriate. 

a) No informal sector mobilization programs were done in order to maximize the local 

community support and involvement at the initial stage of formalization exercise                        

                                                                                                (       ). 

b) No comprehensive communication and education programs were done in order to 

promote the benefits of the formalization exercise                                      (     ). 
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c) Formalization program is the exercise which is largely imposed from the top                                                                                          

                                                                                                                     (      ) 

2 Do you consider the implementation of PBFP is fair enough for the formalization of 

the properties of ordinary citizens at the village level? 

                                                                              YES   [    ]       NO [    ] 

i) If the answer above is YES, what extent of fairness can you rate the implementation 

of PBFP? 

a) Very large extent   [     ] 

b) Large extent           [    ] 

c) Somehow                [    ] 

d) Low extent             [    ] 

e) Very low extent     [    ] 

ii) If the answer above is NO, what factors do you consider to have contributed on the 

lack of fairness? 

a. Corruption  [    ] 

b. Poor set up of the PBFP  [      ] 

c. Lack of integrity of the facilitator staff  [      ]  

2. What is your opinion on the effect of lack of good governance structure of 

PBFP on reducing poverty in your rural community? 
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SECTION D 

Level of awareness on PBFP on reducing poverty in Meru District Council 

1. Are you fully conversant of implementation of PBFP on your village? 

YES   [    ]       NO [    ] 

If the answer above is YES respond on question 2 below: 

2. Please comment on the contribution of PBFP towards the following areas. Please 

tick () on the number that best represent your opinion. (Tick () one box only) 

1=strongly agree 2=Agree 3=Disagree 4=Strongly disagree 5=Not Sure 

Please:  (Tick () one box only) 

1. Enhanced ordinary citizens to operate their micro 

enterprises in a formal ways. 

2. Enabled the ordinary citizens to acquire loan from 

financial institutions. 

 

(v) Generally improved the life of the ordinary citizens at a village level 

(vi)  

Impact Yes No 

1.Poor formalization of local properties   

2.Lead to corruption practices on formalizing properties   

3. Most of local properties were left unregistered    

1 2 3 4 5 

             

1 2 3 4 5 
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3. If the answer of question 1 above is NO, what do you 

know about PBFP anyway? Explain briefly 

please:…………………………………………………………………………………… 

SECTION E 

Level of targeting of beneficiaries of PBFP on reducing poverty in rural 

communities in Tanzania 

a. Are you aware that PBFP has targeted all ordinary citizens (Men and Female) like 

you on its objective of formalizing local assets? 

YES [    ]   NO [      ] 

b. If the answer above is NO who do you consider the PBFP is targeting most on it 

objective of formalizing local assets? (tick ()once please) 

1. Men      [     ] 

2. Woman                                [     ] 

3. Both men and women             [      ] 

 

c. If you answered yes in question (a) of section E above, what properties/assets do 

you know are being formalizing by the PBFP at your village (You may tick more than 

one option please)? 

i. Land    [     ] 

ii. Houses                   [      ] 

iii. Animals              [      ] 

1 2 3 4 5 
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iv. Businesses   [      ] 

v. Others (Please specify) …………………………….. 

SECTION F 

The level of coordination at local government level during the implementation of 

PBFP in Meru District Council 

(i) Who do you know is a facilitator of implementation of PBFP at your village? (You 

may tick more than one option please) 

i. Village leaders   [      ] 

ii. Staff from District Council   [      ] 

iii. Political leaders (such as Ward Counselor, MP)  [     ] 

iv. Other (Specify please)………………………………….  

(ii) At what extent of do you consider the implementation of PBFP is coordinated at 

local government level? 

a) Very large extent   [     ] 

b) Large extent           [    ] 

c) Somehow               [    ] 

d) Low extent             [    ] 

e) Very low extent     [    ] 

f) Not at all                [    ] 

(iii) Do you consider the local government authority is committed to the 

implementation of PBFP at your village?  



 120 

YES [    ]   NO [      ] 

(iv) If the answer in (iii) above is YES, at what extent? 

a) Very large extent   [     ] 

b) Large extent           [    ] 

c) Somehow               [    ] 

d) Low extent             [    ] 

e) Very low extent     [    ] 

f) Not at all              [    ] 

Thank you for your cooperation 


