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EXECUTIVE SUMMARY

1.

T

Background
This policy issues paper is presented in six (6) chapters and several Annexes:

- Chapter 1 - Introduction and Background

- Chapter 2 ¢ Status of Land Policy and Legal Framework

- Chapter 3 ¢ land Administration and Management

- Chapter 4 ¢ Sustainable Development

- Chapter 5 ¢ Other Cross-Cutting Issues

- Chapter 6 ¢ Synthesis of the Land Policy Issues Workshop
- Annexes

Antigua is 108 sq miles, Barbuda 68 sq miles and their total population in 2011 was
YyCIHGpp LISNAZ2YAD ¢KS O2dzy GNBQ&a 3INRA
billion in 1969 to US$1.4 billion in 2009. The economy is heavily dependent on tourism,
which accounted for close to 77% of GDP in 2008, while agriculture once the main driver
of the economy, accounted for only 3% of GDP in the same year

The government of Antigua- Barbuda (GOAB) owns an estimated 40% of lands in
Antigua. Lands in Barbuda are commonly owned by Barbudans and held in Trust by the
Barbuda Council. Between 1976 and 1980 a Cadastral Project was executed in Antigua
during which 19,840 parcels where demarcated. The project established a procedure
for subsequent demarcations, mutations, combinations and alteration of lands. The
procedure requires parcels of land to be surveyed and registered at the Lands & Survey
Department (L&SD) and the Land Registry Division

Unfortunately, the Cadastral project was not implemented in Barbuda where ownership
and tenure administration remain different and separate from Antigua.

Land Policy Issues were initially presented in a Draft Land Policy Issues Paper, which was
circulated by the OECS to stakeholders prior to a National Workshop held on June 20,
2013. Issues are presented in the paper and workshop presentation under three
headings:

- Legal and policy framework
- Land Administration and Management
- Sustainable Development and other Cross-Cutting Issues
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Existing conditions described in the body of the paper and elaborated in some cases in
Annexes provide the context for framing the issues. A summary of issues is also
provided in Annex 21 for quick reference

In addition, stakeholder agencies were given the opportunity to review, comment and
make additions to the Draft Policy Issues Paper during the National Workshop. A report
on the Workshop and the list of participants are presented in Annexes 19 and 20
respectively.

. Land Policy & Legal Framework

Policy Issues

lY2y3d G(GKS A&dadzSa ARSYGAFASR | NB stribiiéh
policy for agriculture, housing and other sectors; for example:

- Agricultural policy of cheap rented lands fail to provide security of tenure and
discourages long-term investment by farmers

- Residential housing policy provides lands at concessionary prices. This is well
intended but revenue generated is not enough to finance infrastructure installment
and maintenance services in residential settlements

- In Barbuda lands are conferred by right to Barbudans for residential, commercial,
agricultural and other uses but the Council lacks the resources to service the lots in
areas identified for development

Legal Issues

1 The study identified stakeholder concerns about deficiencies in key legislation including:

- Resources available for its implementation are inadequate given the scope of
authority and provisions of the Physical Planning Act

- Several pieces of legislation (e.g., Disaster Management Act, Registered Land Act,
Barbuda Land Act) need to be amended so as to improve land use and tenure
administration

10
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The need for passage of an Environmental Protection Bill, after review and
adjustment, to fill existing gaps in environmental management

. Land Administration and Management

The study found that effectiveness in land management and tenure administration is
constrained in the many agencies by:

Inadequate budgets and Staff shortages, particularly among professional level
personnel

Organizational issues, some of which derive from staffing inadequacies

Failure to capture revenues from services offered to help cover operating
expenditure

Hesitancy in recruiting, training and certifying staff for protected area management

Failure to maximize entrance and user fee revenues from the protected areas that
offer outstanding attractions and experiences for visitors

The paper also highlights management weaknesses in a number of key agencies in
relation to:

Record keeping and filing, leading to critical loss of valuable documents; paper based
filing systems should be replaced or supported by electronic data systems

Equipment needs, examples: need for updating the Land Folio GIS System at L&SD
and for installing GIS and GPS systems at the Lands Division

Generally, the administration and management of Crown lands in Antigua is of concern:

Poor record keeping at the Central Housing and Planning Authority (CHAPA) in the
past is blamed for current difficulties in resolving existing squatting on lands in its
possession

CHAPA is owed EC$15-20 million in delinquent land loans and the Lands Division is
unable to provide adequate infrastructure services to a number of its own
subdivision projects

11
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1 Administrative and management deficiencies are particularly disconcerting for Barbuda,
which lacks the staffing and organizational capacity for managing land use and tenure

4. Sustainable Development and other CreSsitting Issues

Tt NITAFYSYGQa FLIWNRGHE 2F (GKS {daildlAylofS
(SIRMZP) is a major achievement but additional actions are required to help implement
land use policy and development control at the area level. Among these are:

- Reconciling various legal requirements for preparation of national, parish and area
plans to achieve cost efficiencies and desired outputs

- Clear and effective procedures and mechanisms for coordinating planning functions
of various government agencies

- Legal or administrative boundaries delineating settlements for plan preparation and
execution

- Reconciling of parish boundaries with those for sector planning in education, health,
sports and recreation

5. NationalLand Policy Issues Workshop

1 Opening remarks made by the Minister and Permanent Secretary of the Ministry of
Agriculture, along with representatives from UWI and the OECS provided an optimistic
tone and useful framework for discussions that followed in the workshop sessions. The
aAyAaiaSNI SELINBa&aSR 32 BSdedglapBaftian sffectl@e dhy A (G Y Sy
policy that provides the enabling legal and administrative framework for improved land
tenure and land use management.

1 Participants were made aware of the roles being played by UWI and OECS in supporting
thesub-NSIA 2y Qa ALIANIGAZ2YE (2 AYLNROYGS I yR LR
generic land policy guidelines.

1 The workshop served its purpose in allowing stakeholder review and feedback on the
Draft Issues Paper, which has since been updated to its final form. Nevertheless, the
Report on the National Workshop presented as Annex 19 and the Summary of Land
Policy Issues outlined in Annex 21 should be read along with the body of the paper to
appreciate the context and scope of the issues covered in the assignment.

12
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Chapter 1lintroduction and Background
1.1  Introduction

91 This Country Level land issues paper was prepared for the OECS and United Nations
Human Settlements Programme (UN Habitat) project, which seeks to improve land
policies and land management in OECS Member States. The land policies Issues papers
are in turn expected to inform land policy guidelines for OECS Members States, the
ultimate goal being enhanced sustainability of development.

1 The paper was prepared using documents and information provided by a Researcher
working closely with the National Focal Point for the Project and a Steering Committee
and consultations with various stakeholders.

1.2  Background on Coumy Status and Trends

ThissectA 2y LINP GARSA ONAST o6F O13ANRdzyR Aymardddl A2y
such as demography, economy, land ownership and land use. More details on these topics are
presented in Annex 1.

1.2.1 Geographyand Climate

Antigua and Barbuda share a common shelf and are separated by sea over a distance of about

35 miles. Antigua is 108 sq miles and Barbuda is 68 sq miles. Average temperatures for the state

FNB Fo02dzi wedp RSIANBSE / O6yHOPH SEV/ RdzMIPp wWwH Cl K R dzWE yzT Y
months. Rainfall averages about 42 inches per year.

1.2.2 Demography

f ' yiA3dzr Qa LI2LIz I GA2y 3INBg |y SadAYlIGSR mMod
2001 and 2011. Women comprised 51.9 % of the population, men 48. 1%. Women
outnumbered men in all Parishes except Barbuda where males form 52.4 % and females
47.6%.

91 During the same time households grew by 18.7 % (24,462 to 29,051). The most
significant increases in households and population occurred in { i ® W@RaKoy48.8% w
and 43% respectively

13
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1.2.3

1.2.4

1.2.5

Economy

l yiAIdzZ Qa SO2y2Yeée LISNF2NX¥SR NBI &2006f &
Gross domestic product increased from US$0.16 billion in 1969 to US$1.04 billion in
2009 (SIRMZP, GENIVAR, December 2011). The economy experienced highs and lows
with highest GDP growth of close to 13% occurring in 1986 and the lowest just over
minus 4% following hurricane Louis in 1995 (See Annexes 1 and 4)

R

(@p])

C2dzNAaYQa O2yGNROdziAz2y (2 Dt5 AYyONBI a
agriculture declined from 11% in 1977 to 3% in 2008

Despite growth in GDP before the global financial ONA & A &% Dh! . &0 itR S 6
signing a three (3) year, US$117.8 million loan agreement with the International
Monetary Fund (IMF) to finance a Fiscal Consolidation Programme aimed at reducing
governmentQ axpenditure, increasing revenues and strengthening public institutions.
(GENIVAR, based on a press release from the Ministry of Finance, June 2010). Some
progress has been made in this area.

Historyof Land Ownership and Use

In 1975, the Registered Land Act created the legal basis for a cadastral system, which
was developed with British technical assistance between 1976 and 1980 under what
was referred to as the Cadastral Project. A system was not created for Barbuda.

The Cadastral Project demarcated 19,840 parcels and established a procedure for
subsequent demarcations, mutations, combinations and alterations. The procedure
requires parcels of land to be surveyed and be registered at the Lands and Surveys
Department (L&SD) and the Land Registry Division.

Ratio d Crown Land to Private Land

Government owns an estimated 40% of a total 69,120 acres (108 sq miles) of lands in

' yGA3Idz ® . F NbdzRI Qa f I yR dwndidbyBarbudahs@NS &
held in trust by the Barbuda Council. In 1985, Government owned 57.2% of parcels
over 25 acres in size, compared to 38% owned by private persons and 4.8% unclaimed
(OAS, 1992).

14
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1.2.6 Land UWse patterns

1 In 1964 about 22,000 acres of land in Antigua was still being used for growing
sugarcane. One hundred years before this, sugar was being cultivated on 44,000 acres
producing 25 tons/acre compared to 10 tons/acre achieved in the 1960s.  Sugar
operations ceased in the 1970s. GOAB acquired the sugar lands and sought to diversify
into crop farming and livestock grazing

1 Existing land uses for Antigua are presented in a Land Use Map, Annex 7. It shows a
dominance of grazing activity in the middle to northern parts of the island, the location
of settlement uses, areas used for agricultural spread in pockets around the island and a
concentration of woodland (vegetated) areas in the southwest region.

f TKS aINRGGK 2F K2dzaSK2f Ra lisyefhapsdielndedigr dsgeck 2y A Y
of the current land use trends as described above. { 0 ® W2 Ky Q& wdzNJ f KI
largest populated parish in the country

2.0 Status of Land Policy and Legahmework

2.1  Prevailing Policies, Laws, anceBulations
2.1.1 Policies

Based on consultations, document review, and radio and television expressions by Government
aAYAaOidSNARET ONAST adzyYl dA2ya 27F Dadediviescshy i Qa f
be made:

1 Land distributionin Antigua. Government owns close to 40% of lands in Antigua and
recognizes the need for a land distribution policy, using freehold, rent and lease
arrangements to meet land use needs and requirements of the country, its citizenry
and foreign investors.

1 Land Rights in Barbuda Ownership of the entire Island is entrusted to the Barbuda
Council to hold in common for persons who are defined as Barbudans by the Barbuda
Land Act. Lands cannot be sold but can be conferred by right to Barbudans over the
age of 18 years for residential, crop and livestock farming purposes. Land can also be
leased to developers

15
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1 Agriculture The GOAB seeks to diversity and expand crop and livestock farming to
reduce food imports. On Antigua, farm lots (average 2.5 acres) are rented to farmers
at EC$7 per acre/year through the Extension Division in the Ministry of Agriculture,
Lands, Housing and Environment (MOA). Larger parcels are leased for 5 or more years
through the Lands Division of the MOA. Barbudans over the age of 18 are allowed to
secure rights to parcels of land for crop or livestock farming and may apply to lease said
land for 12 years with the option of renewal

 Housingg D2 @SNYyYSyiQa LRfAO& asSSi1a (G2 LINRPBOARS

citizens and does this by (i) providing lands (on Antigua) at concessionary prices to
would-be home owners through housing subdivision schemes on sites planned and
serviced with infrastructure by the Lands Division and Central Housing and Planning
Authority (CHAPA), (ii) negotiating the sale of lands for housing development schemes
with private developers. It also allows for waivers on the 15% Antigua and Barbuda
Sales Tax (ABST) for residential construction. On Barbuda, application can be made to
the Council for 12 year leases to help secure mortgage loans for home construction

9 Tourism. In recognition of tourism contribution of over 70% to the GDP, government
over the years has provided a range of concessions to local and foreign investors,
including waivers on import duties for construction material, equipment, furnishings
and other items used in the operation of hotel, marinas and other tourism facilities and
businesses.

f Dredging and Land Reclamatign D2@JSNYyYSyiuQa LRtAOe |ff2;
for development purposes based on permission granted by relevant authorities, such as
the DCA, Port Authority, Fisheries Division of the MOA, NPA and Environment Division.
Proper and secure lease arrangements with the Lands Division in its role of custodian of
Crown Lands for use of the seabed as marina basins and for lands reclaimed through
land filling are not being required as conditions under this policy

1 Sand Mining Government recognizes the significant impact and damage to beaches
caused by sand mining and to coastal areas where sand is mined land ward of beaches,
as is the case in Barbuda. Commercial mining of beach sand is no longer allowed on
Antigua and ongoing debate is expected to result in a decision to halt commercial
mining of beach sand in Barbuda.

16
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1 Mangroves and wetlands There is broad-based stakeholder and community support
for the protection of mangroves and wetlands but the policy governing their
conservation and use lacks clarity.

 Watersheds 52 OdzySyida NBZASSHSSR RAR y2i LINRPOJARS
and protection policy. Despite large areas given protected area status, adequate legal
provisions, organizational structure and capacity remains weak.

Issues

- Issue# 1. Subsidized Prices for Lease andenR of Lands to BErmers
GoveNY YSyY G Q& | 3 Nbbsizs andaédt & ECEIBA/akrédy@ar when it was
estimated that farmers could afford rents priced at EC$80/acre/year if linked with
longterm security of tenure

- Cheap land without security of tenure fails to stimulate productive investment in
agriculture and results in the underutilization of estimated potential capacity (OAS,
1992). In 1992, OAS estimated that higher rents of EC$80/acre/year would boosts
government revenue by approximately EC$1.2 million/year while secure tenure would
stimulate longterm investment in the sector.

- Issue # 2. Subsidized Residential HousinGovernment subsidizes land prices for
affordable housing schemes up to about 40% of existing market values but is unable to
adequately service the lots with roads and infrastructure. Crown land sold to private
developers at lower than market value often act as subsidies to the developers
themselves while housing prices remain out of reach of targeted income groups

- Issue # 3. Incentives for TourisnGovernmentQ incentives policy for hotels has been
beneficial, but penalties for non-compliance with the schedule of development are not
being enforced.  There is also no disincentive to discourage building close to beaches
as part of the strategy to cope with potential impacts from sea level rise and the
influence of climate change on natural hazards

- Issue # 4 Watershed Protection. The watersheds in the southwestern part of Antigua,
in addition to being major sources of ground water, are important sanctuaries of
biological diversity (See Annexes 11 (a) and (b) for watershed map and watershed
storage volumes for ground and surface waters). Clear policies and capacity building to

17
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implement protection and sustainable development actions are required to support
ongoing research and protected area planning efforts

- Issue # 5 Finding Suitable Options tdand Miningfor construction aggregates.
Suitable options are required to replace beach sand as a source of construction
aggregate. Sand mining remains the main source of revenue for Barbuda but has left
the island extremely vulnerable to sea level rise and hurricanes

- Issue # 6. Protection of Mangroves that fall outside the boundaries of protected areas
EyF2NOSYSyid 2F LINRPGSOGSR FINBIF fFgad NBYIAYAE
to prevent development damaging to mangroves and wetlands, there appears to be no
legal guarantee against damage to such areas where these exist outside the boundaries

of protected areas
2.1.2 Laws and Regulations
a) Physical Planning Act, 2003

1 This Act established the Development Control Authority (DCA) as an interagency
authority comprised of the, Town & Country Planner (T&CP), Director of Public Works,
Chief Health Inspector, Officer in charge of Lands Division, Chief Surveyor, General Manager
APUA, Director of Agriculture, Chief Environmental Officer, Three (3) persons not in Public
Service appointed by the Minister, one of which is made Chairman

1 The law gives the DCA responsibilities for preparing a National Development Plan to be
approved by the Legislative Council and for approving development applications and managing
other development control functions. The Act repeals the Land Development Control Act Cap
235. Key provisions of the Physical Planning Act are described in Annex 8

b) Barbuda Land Act

1 The Barbuda Land Act provides the basis for land management and the administration
of tenure in Barbuda. It outlines the relative authority to be exercised by the Barbuda
| 2 dzy OA € YR / Sy (NIt D2@OSNYYSyld 20SN fI yR
tenure system which is separate and different from that of Antigua. Provisions of the
Act are described in Annex 9.

18
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c) Registered Land Act

1 This Act establishes a Land Registry containing (a) Land Registry with each parcel
adjudicated in accordance with the Land Adjudication Act, (b) Land Registry Map
compiled from demarcation maps under the Land Adjudication Act (listed by
Registration Section, Blocks and Parcel #), (c) Parcel files (d) Applications Book of
recorded applications (e) alphabetical index of proprietors of land leases and charges

T {SOGA2Y mMop om0 2F GKS ! O0G adradSa GKlIG 2gy
open and uninterrupted possession without the permission of any person lawfully
entitled to such possession for a period of twelve yearsé T (1 K A ddoeKrndta@I@is NJ
the case of Crown land

9 Section 135 (2) allows a person who acquires land by prescription as defined in Section
135 (1) to apply to the Registrar for registration as a proprietor of the said land

d) Land AdjudicationmAct

1 Along with Registered Land Act and Barbuda Land Act this Act provides the legal and
administrative basis for the land tenure system in Antigua/Barbuda. The Adjudication
Act governs the adjudication and registration of rights and interest in land. The
Minister by Order appoints an Adjudication Officer (in this case the Chief Surveyor) and
the Adjudication Officer appoints Demarcation, Recording and Survey Officers as
needed

e) Registration of Condominium Titles Act CAP 376

9 Section 3 (1) of the Act allows for the creation of condominium lots in accordance with a
Condominium Plan; Section 3 (2) ensures that once the Condominium Plan has been
registered the condominium lots can be transferred, leased or mortgaged in the same
manner and form of land

9 Section 4 (1) outlines how the proprietors of all condominium lots on the Condominium
Plan become part of a body corporate (Corporation) and the responsibilities of the
Corporation for insurance, repair and maintenance of the lots and common property
among other things

9 Section 7 (3) describes the boundaries of a Condominium lot as being the interior

surfacesof the perimeter walls, floors, ceilings, windows and doors and Section 7 (4)
19
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f)

9)

lists the elements of the condominium Plan that are not part of a Condominium, for
example, bearing walls, columns, floors, roofs, foundations, elevator equipment and
shafts, central refrigeration and air conditioning, utility conduits, wires and installations,
etc

Disaster Management Act, 2000

This law provides for the establishment of the National Office of Disaster Services
(NODS) and the appointments of a Director and staff of the Office and a comprehensive
and high level National Disaster Preparedness and Response Advisory Committee
(NDPRAC).

Among the responsibilities of the Director are (a) preparation of a Yearly Response
Policy Review on mitigation, preparedness and response and (b) preparation of yearly
National Disaster Preparedness Response Plans

OneoftKS I g Q& Y2 a isisthaauthokit®) given tolthePrighd Minisgento
designate Special Area Precautionary Plans (SAPP) for vulnerable areas on the advice of
the Director of NODS.

Regulations

Section 81 (1) of the Physical Planning Act gives the responsible Minister the authority
to make regulations to carry out provisions of the Act. Section 81 (2) gives examples of
types of regulations and Section 81 (3) allows the retention of the Land Development
Control Regulations of 1996 despite the repeal of the Land Development Control Act.

Legal Issues

a)

Physical Planmig Act

Issue #1. Scope of the Act and financial resourcdsis a very comprehensive legal
instrument, whose scope requires adequate budgetary and staff commitments. It is an
example of a practice in the country for passing laws without estimates of the cost for
implementing their provisions

20
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b) Registration of Condominium Titles Act

- Issue # 2. Vertical subdivision of condominilots. The act does not make allowance
for the vertical subdivision of condominium lots in buildings with multiple floors

c) Registered Land Act

- Issue # 3. Acquiring Land by Prescription It would appear that acquiring land by
prescription as defined by the Act encourages squatting. The time limit of 12 years is
particularly difficult for persons living overseas and are unable to monitor the use of
their land

d) Disaster Management Act

- Issue # 4. Land buyers need for Information on risks associated with hazard prone
lands. NODs is of the opinion that persons purchasing land should be made sufficiently
aware of threats posed by flooding, landslips, rock falls and other natural hazards

- Issue # 5. NODS lackhe authority to participate fully in the review and permitting
process for projects proposed in hazard prone areasSuch participation could be
achieved with NODS on the Board of the DCA or by legislative amendment

e) Delay in passing proposed EnvironmenProtection and Management Act, 2011This
Act would create a Department of the Environment (DOE) with a wide ranging mandate
and authority for regulation and/or management of development impacts through the
EIA process, climate change, hazardous substances, environmental information and
education, water and air quality, environment, biodiversity, forestry and resource
management (including protected area planning) and international environmental
agreements. Questions raised about the scope of the Act and concerns about the cost
of implementation are factors causing the delay in passage

f) Barbuda Land Act

- Issue #4. Lease provisions Leases can be obtained for 50 years for large projects in
excess of EC$5.4 million. This is unfair to small Barbudan investors wanting to lease
lands for longer than the 12 years they are allowed under the Act
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2.2

9)

Issue #. Lack of Investment provisions for Small InvestorgwmAntiguan Citizenship
The law makes no provisions for Antiguans to invest in Barbuda in projects requiring the
lease of lands, except they can afford the minimum EC$5.4 million for large projects

Issue #. Procedure for approving large project€ommon ownership of property is
fine but the legal procedure for approval of large projects is a challenge that amounts to
a virtual referendum each time with 4 steps: (1) Council gains consent of the people for
the principle of the proposal (2) Council considers and approves the project in detail, (3)
Cabinet approves the detailed project (4) the Council obtains the consent of the people.
The process may be the reason why more projects have not been approved

Issue #7. Size and Location of Lease® tourism Before the passage of the Barbuda
Land Act a number of leases were granted on large acreages with fairly long beach
frontage. Future policy should ensure that the amount of land leased is justified by the
socio-economic benefits to Barbuda-Antigua. In addition, existing large leases should be
reviewed and limits placed on the size of projects allowed for Barbuda

Regulations

Issue #8. Need to Expandhe body ofRegulations It is recognized by stakeholders
that the existing body of regulations passed to provide the legal authority to regulate
development generally, and uses within protected or hazard prone areas, needs to be
expanded

Initiatives on Reforms, Challenges andc@esses

The Cadastral Project which stared in the 1970s resulted in major changes to Land
tenure administration. The establishment of the Land Registry thereafter combined to
substantially improve security of tenure and public access to land information and
services provided by the L&SD and the Land Registry

A corresponding change occurred in land management with the passage of the Land
Development (Control) Act, which was replaced by the Physical Planning Act 2003. Land
use planning and development control was introduced in the 1970s and reinforced by
the Planning Act. Initiatives to have a National Physical Development Plan, 2001
LJr aASR 0& /IFoAYySG 6SNB dzyadz00SaaTdzZ o
SIRMZP in 2012,
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2.3

b)

2.4

Conformity to International ©nventionsand Best Practices
Regimal and International Agreements

Principle 17 of the St. Georges Declaration (SGD) of Principles of Environmental
Sustainability in the OECS requires the GOAB as a signatory to negotiate and implement
multi-lateral Environmental Agreements (MEAS). Antigua-. I ND dzRI Q&
Environmental Strategy and Action Plan, provides for a National Coordination
Mechanism (NCM) which acts as a forum to coordinate activities associated with Multi-
lateral Environmental Agreements (MEAS):

Conferences and Parties, Subsidiary Bodies and Technical meetings of MEAs

Wetlands (RAMSAR) Convention ¢ designation, use and cooperation in managing
wetlands

World Heritage Convention - protection of natural and cultural heritage sites of
outstanding universal value

Convention on Biological Diversity

UN Framework Convention on Climate Change

Other relevant MEAs

Laws or cultural practices preventing inheritance and ownership of land by women.

No such laws or practices were encountered in Antigua
Gender considrations

Gender issues are prevalent in Antigua-Barbuda. However, none directly associated
with land tenure and land development was identified during this study. Gender
concerns could however be linked to domestic violence and unfair distribution of assets
in cases of separation or divorce in marriage or common law relationships

Relation with otherNational Policies anddws

Land use policy for housing, tourism, and other sectors benefits from the changes that
were made to land administration in the 1970s.  The Cadastral system of land
registration improved transparency and security in land tenure which helps to create
confidence in investors and increase the speed in which land transactions are completed

Planning, environmental and disaster management stakeholders agree that a new
planning Bill is essential to the integration of land policy and environmental
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requirements for conservation of bio-diversity, area protection and to reduce the
vulnerability of developments in areas prone to natural hazards.

2.5 Lists and Ativities of NGO#Associated with Land Management
1 There are two NGOs in Antigua-Barbuda associated with land management activities:

g) Gilbert Agricultural & Rural Development Center (GARDgN NGO linked to the Trust
of the Methodist Church in the Caribbean and the Americas. It is an agricultural
enterprise training facility that targets youth between 16 and 30 years old and women.
It operates a demonstration farm which allows it to train persons in practical agriculture
and promote farming as a worthy and viable occupation

h) Environmental Awareness Group (EA®) an NGO involved with environmental
advocacy, public education and awareness, research on plants, wildlife and ecosystems,
and trail building. EAG also collaborates with the Mount Obama Committee (MOC),
created by the GOAB to coordinate planning leading to the creation of the Mount
Obama National Park (MONP) whose objectives for management include conservation
of biodiversity, soil and water conservation, and protection of critical forested areas

Chapter 3: LandAdministration and Management
3.1 Context

Land administration in Antigua-Barbuda comprises interdependent administrative institutional
arrangements. Each has separate but complimentary management objectives for land tenure,
land taxation, environment, land use planning, infrastructure and utilities, data and record
keeping

A cadastral system is used in support of (a) land tenure security achieved through the authority
of legal instruments and (b) land taxation based on the fiscal policy of the Government of
Antigua-Barbuda (GOAB).
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3.2

3.2.

Institutional Arrangements for Land Management andifinistration
1 Grouping of Agencies by General Areas of Responsibility

1 Mandates of agencies can be divided into three groupings, as described in Figure 3.1.
Coordination between agencies in the execution of their responsibilities is effected
using inter-agency Boards and other mechanisms.

1 Figure 3.1  Agencies Grouped by Type of Responsibilities

Group Type

Agencies involved in land use planning, protected area planning and management,
other related regulatory functions, namely Development Control Authority and Town &
Country Planning Office (DCA/T&CPO), Environment Division, NPA, Forestry Division and
Fisheries Division in Antigua and the Barbuda Council, NODS

Agencies involved with land tenure functions of surveying, transfer of titles, adjudicat
arbitration, registration of titles, fee collection and taxation, namelyLands and Survey
Department, Land Registry Division, Legal Affairs, Inland Revenue Department in Antigua
and the Office of the Barbuda Council

Agencies with responsibility for allocation, distribution and use/development of Crog
Lands Lands Division, CHAPA, Extension Division, Cotton Division, Livestock Division, Office
of the Barbuda Council

1 Responsibilities of various agencies for land management and/or tenure administration
are prescribed by law or sanctioned by Cabinet:

i) DCA administration and execution of land use planning and development control as set
out in the Physical Planning Act, 2003

j) Lands and Survey Department&ED): administration and execution surveying and
parcel records as required by the Registered Land Act and the Land Adjudication Act

k) Land RegisteDivision administration and execution of the Land Registry functions
prescribed by the Registered Land Act

l) Lands Division management and development of Crown Lands

m) Extension Division administration of Crown lands leased or rented to farmers and
execution of extension services including advice to farmers
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n NPA: Yl yIF3SYSyild 2F bSftazyQa 5201&FNR bl GAaAz2yl t
0) Environmental Division: management of EIA procedures, protected area planning,
management of beaches, as approved by Cabinet

3.2.2 Functions and Staffing of Selected Agencies

1 By far the greatest responsibility for the administration and management of land in the
country falls under the mandates of the DCA/T&CPO, DLS, Land Registry, Lands Division
and the Barbuda Council. Staffing and functions of selected agencies are provided in
Annex 12. Staffing is an issue identified by several agencies. The numbers suggest a
shortage of professional staff for most. This was confirmed by agency staff and appears
to be a legitimate concern when staffing is viewed in relation to functions and workload.

3.23 Budget Allocations

1 Budgetary allocations for government agencies are scrutinized for efficient managing of
expenditure to reduce cost given the impacts of the global recession and GOAB fiscal
challenges. Figure 3.2 shows proposed and actual allocations to some government
agencies within the MOA.

91 Budgets for NPA and CHAPA are not included in the Estimates for the Ministry. Most
I32BSNYYSy G [ 3Sy O bssgets rigReytad but thear@o8nks @lScated k0 S
the DCA and Lands Division would support claims that they are under-budgeted

Figure 3.2  Budget ofLand ManagemenAgencies within the Mirstry of Agriculture

Agency Budget Original Revised | Actual
2013 2012 2012 2011
Lands Division 585,534 479,032 484,472 430,554
Surveys Division 1,040,596 | 1,131,500 | 1,195,895 | 911,393
Extension Division 1,245,840 | 1,283,641 | 1,431,022 | 1,221,106
Cotton Division 647,736 702,112 677,112 432,186
Environment Division 1,148,032 | 1,285,599 | 1,259,829 | 1,085,617
Development Control Authority (DCA) | 617,253 528,339 981,530 456,493
Total Budget (agencies above) 5,285,991 |5,410,223 | 6,029,860 | 4,537,349
Total Ministry Budget 16,011,577 | 16,380,516 | 17,992,978 | 14,678,142

(Source: Antigua Estimates oefRenue and Expenditure, 2013)
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3.3

Effectiveness of Land AdministrationyStems

The administration of land use and land tenure systems in Antigua-Barbuda have been
largely affected by issues linked to budget allocations, staffing, weak administrative
practices and in some cases lack of will to implement policies important to the country
but may not have broad-based public support.

Section 3.3.1 provides a brief summary of the existing situation and issues identified for
land use and protected area planning administration. Annex 13 provides notes on the
review and analysis leading to the identification of issues.

Land Use and Protected Area Planning Administration
DCA Land Use Planningnd Development Control

In Antigua-Barbuda, like other OECS countries and territories, land use planning is
administered using two divisions within the National Physical Planning Office, namely:

() a Development Control Division or Unit dealing mainly with development
applications, review, assessment of impacts, granting of permits, enforcing the terms of
the permit and

A % 1 A ~

i I 'yAaAld SELSOGSR G2 F20dza 2y af2y3i
plan preparation, policy formulation and collaboration with economic planning on
matters of development policies and strategies

This model functions relatively well in development control but fails in most if not all
cases to produce required results in planning at national or community levels

Issues

Issue # 3.1. Underbudgeted Resources. The DCA ¥ actual budget for 2011 was
considered inadequate given the importance of its functions and the scope of its
mandate as articulated in the Physical Planning Act, 2003. Most of the budget covers
development control functions, so planning functions remain weak and in some cases
absent

Issue # 2  Staffing Inadequacies. This includes a shortage of professional level
personnel, which in turn creates weaknesses in an organizational structure that fails to
FOO2YLX AdK 1S@&@ | NBla 27FA prdpSBal by dné RCA Nk
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b)

reorganization of the Town and Country Planning Office (T&CPO) to include a (Physical)
Development Planning Unit (P)DPU, Development Control Unit (DCU) and Clerical Unit is
an improvement on existing conditions, but staffing will remain inadequate.

Issue # 3. Institutional Weaknesses In addition to adding new staff, DCA itself
identified the need to strengthen and build capacity within the DCA for technical
functions, building inspection and monitoring of development projects, through
training, equipment purchase, networking of computers and provision of transport

Issue # 4 Perceptions othe DCA and T&CRO Public perception of the DCA/T&CPO
is that of an agency that regulates and controls development and less as a body with a
mandate supportive of development policies. As a result the public support required to
implement unpopular but important functions is often lacking

Protected Area Planning and Management.

The authority for the management of Protected Areas in Antigua-Barbuda is shared by
agencies identified in Annex 13.

The Environment Division has been given administrative responsibility for planning for
protected areas and recently coordinated the preparation of a Protected Area Systems
Plan (PASP) with external funding.

The Division views unresolved issues associated with legislative authority, financing,
human resources, along with the absence of definitive environmental policies as major
hurdles to effectiveness.

Disaster Preparedness.

As with many other government agencies, NODs is hamstrung by shortage of technical
and budgetary resources. This is recognized by Cabinet, but promises to fill vacant
positions have been delayed due to financial constraints.

The agency was able to get CabA Y S Q& FF INBSYSyd GKI G
Sector Investment Programme (PSIP) would take into account disaster mitigation but
would prefer if such a policy decision was given authority in its enabling legislation and
supporting regulations
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9 The Director of NODs identified a number of initiatives being taken in disaster
preparedness and mitigation, such as: mapping of communities vulnerable to various
hazards (flooding, landslides, droughts, tsunamis); identification of critical facilities with
similar vulnerabilities, completion of selected tsunami warning protocols and drills,
monitoring of critical facilities (clinics, schools, etc.) lacking compliance with building
codes and development standards, monitoring of defective road, bridges and drainage
infrastructure

Issues

- Issue # 1: Deficiencies of the PASPDiscussion of the draft among various
stakeholders identified a number of short comings including (i) a credible criteria to be
used to ensure representative samples of environmental systems within the PASP, and
(ii) effective mechanisms for coordinating functions of agencies responsible for various
protected area sites.

- Issue # 2. Size of Protected Areas in Relation to Management capacifkisting
protected areas cover over 90 sq miles (57,794 acres) of land and sea. With the
exception of the NPA, which manages a number or parks, none of the management
agencies have the financial resources to sustain a realistic compliment of staff needed
for the management of fairly large areas. This is an issue requiring strategic analysis
leading to a desired solution

- Issue # 3.Balancingresourceconservation andousiness activities in protected areas.
bSftazyQa 5201 &l NR ha beénihalad lastthe bebt ddpptivé s adh t 0
historic buildings and landscapes in the region and noted for its successful revenue
generation strategies. However, there has not been so far corresponding successes in
the management of the natural terrestrial and marine resources of the Park

- Issue # 4. Failure to grasp opportunities for self financing of protected ared3espite
GKS bt! Q& 4dz00SaasSa Ay  NIhe Bloktly Bhast MBS y dzS a
Management Area (NEMMA), with 30 sq miles of offshore islands and marine area and
some of the best fringing mangroves, reefs and scenery is severely under-staffed
although stakeholders and resource users of the area agree that it has good options for
generating revenues for its management.
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- Issue # 5. Recruitment, Training and Certification of Stafespite the large areas of
land and marine areas in protected areas status, Government agencies and NGOs have
a2 TFIFNI 6SSy dzylofS G2 3ISG D2OSNYyYSyadaQa O2)
for careers in protected area management.

- Issue # 6 Unmanaged protected areas Diamond Reef Marine Park (Antigua) and
Pallaster Reef Marine Park (Barbuda) have not been actively managed since they were
established in the 1960s. Given the issues of financing and staffing associated with
protected areas, it may be necessary to review their protected area status

- Issue # 7 Resources tManagelnvasive Species andeBts. In recent times the Plant
Protection Unit (PPU), Ministry of Agriculture has been fighting to combat three
GRSI Rf @¢ LX Iy plarts ia the chudtdy (The DAl @bserkey, Tuesday
March 26, 2013). The Ministry has also been fighting to control the damage being
caused to crops by the Giant African Snail. Both initiatives are constrained by resource
shortages

- Issue # 8. Disastanitigative strategies for power stations and water distributive
systems. NODS has started discussions with APUA which has been receptive to
measures required to reduce risks but understands that realistically implementation will
take some time

- Issue # 9 Negotiating Policy Changesn Insurance Eemiums Discussions between
NODS and insurance companies have so far failed to produce an agreement on a
premiums policy than can be used as a disincentive to discourage building in areas
prone to floods and other hazards

3.32 Land Tenure Administration
Antigua
a) Land Survey Depament - Land SurveyingAdjudication, Registration

1 The Lands and Survey Department (L&SD) is required by law to undertake the necessary
functions of land adjudication, surveying, boundary demarcation, and related matters
critical to the registration and titling of land parcels.
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1 Adjudication, boundary definition and demarcation. The country went through an
adjudication process leading to the compilation of adjudication maps. The process
alowedSEA&EGAY3I NAIKGE Ay LI NOSta 2F flyR (G2 o

T ¢KA&d AYAGALE | R2dZRAOIGA2Yy SESNDAAS LINR JARS
provides for subsequent adjudication to resolve doubts or disputes from the initial
adjudication. A cadastral project has not been undertaken for Barbuda.

1 As part of its responsibility, the L&SD is required to check and approve all survey plans
before surveyed parcels can be registered, maintain trig stations, check the equipment
of private surveyors. Guidelines provided to land surveyors for submission of survey
plans are provided in Annex 17

1 L&SD coordinates legal and administrative functions with those of other key agencies
such as the Land Registry and DCA. An example of the coordination required for a
transparent, fair and secure land tenure administration is the process involved in the
survey, transfer and registration of land parcels (See Figure 3.3)

Figure 3.3  Steps in the Process of Land Transfer and Regfistn, Antigua

Step| Action

#1 | A subdivision concept is submitted to DCA for approval. If a portion of large parcel is to
be used in the subdivision, a mutation request must be approved prior to the concept.

#2 |Lland is surveyed and temporary boundary markers installed for boundary; and
calculations done to authenticate the accuracy of the survey

#3 | The Survey Plan with calculations and other supporting information is submitted to the
Chief Surveyor for approval

#4 | The L&SD approved survey plan is sent back to DCA with a Mutation Form for
verification with the approved concept (Step # 1); DCA registers its approval by stamping
the Form

#5 | The approved DCA Mutation Form and Survey Plan is submitted to the Land Registry
which issues an Instrument Numberwhich is pasted to the Mutation Form

#6 | The Instrument Number with Mutation Form is sent electronically to L&SD with
supporting documents

#7 | LS&D issues a parcel number or parcel numbers for the surveyed lots

#8 | L&SD returns the survey plan with parcel numbers to the Land Registry electronically and
by hand for registration
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b)

d)

Land Registry and Land Registration

L&SD and the Land Registry maintain what is described as a good working relationship
which is important in coordinating land survey and land registration functions. By law,
the latter is required to maintain a Registry Map, a Registry Book and separate registers
for all Parcels.

Land Information System

L&SD is legally required to maintain two sets of maps: (i) Data Sheets (also known as
Cadastral Maps) with historic record and data on each parcel (ii) Index Maps, that serve
as a back-up to the Data Sheets

A Land Folio GIS system was installed in the L&SD in 2004, allowing the use of electronic
data in support of its traditional paper based system.

Although the L&SD coordinates functions with the DCA and Land Registry, these
agencies maintain separate databases, each allowing accessibility only to its own staff.

Registration and Related Costs

Fees charged by the Land Registry Division for 14 different types of transactions were
revised in 2009 and are listed in Annex 15. These fees include charges for filing of
instruments and applications, using different forms, as shown in Figure 3.4.

Figure 3.4: Fees formstrumentsand Applications, Land Registry Division

Instruments/Applications Fees
(EC9)

Types # Types of | Codes & Numbering o

Forms Forms

Instruments 33 RL1 ¢ RL 33 30

Non-Contentious 16 RLNC1 ¢ RLNC16 40

Applications

Contentious Applications 22 RLC1 ¢ RLC22 25-50

(Source: Land Registry Division. 2009)

1 Revenues collected from fees and charges are addressed in Section 3.4.

32

E Ivor Jackson  (Final Report)  AntiguBarbuda Land Policy Issues Paper




f)

Adjudication, boundary definition and demarcation

These functions are carried out using standard surveying practices and procedures set
out in the Adjudication and Land Registration Acts.

Surveying, registration and dispute resolution

Survey, registration and dispute resolution activities are coordinated between the L&SD
and the Land Registry Division

Summary Analysis and IssuesLand Tenure Administration

Antigua

Issue # 1. Staffing Requirement L&SD sees the need for additional staff mainly to
assist with the mapping to meet its responsibility for preparing official maps of the
country.

Issue #2. FolioGIS System pgrading The system is slow and hence the Department
cannot provide vital information to the public within an efficient timeframe. Existing
problems with the system prevents L&SD from providing vital information to the Public
from its Clerical Counter. Such information includes land contours, parish boundaries,
street names, street addresses,

Issue # 3. RequiredEquipment L&SD depends on GPS Total Station equipment that
allows observation on horizontal and vertical angles and to measure distances in the
field. The Department now has 2 surveying crews but only 1 GPS total station
instrument

Issue # 4. Unclaimed Lands nowvioed by the Crown During the Cadastral project a
number of parcels were unclaimed by private owners and were listed on the data and
index sheets as Crown owned. A number of these parcels are still unclaimed. Ideally,
an agreed action to speed up the claims so as to resolve this issue would be beneficial to
Government and private owners

Issue # 5. Untidd Lands A number of parcels remain untitled on the data and index
sheets of L&SD. This happens because registration records have been damaged beyond
recognition or lost from the registry files at the Land Registry
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- Issue # 6. Workload of the&ISD Because of functions not necessarily related to
maintenance of the land tenure system, the L&SD workload is excessive when matched
against its professional staff. Private surveyors are not authorized without permission
to conduct surveys of Crown land. This adds to the workload of the Department, which
has also been assigned the responsibility for preparing official maps and to assist with
G2IOSNYYSYyiuQa K2dzaS ydzYoSNAYy3a |yR aGNBSG yI

Barbuda

- Issue # 1. Lands Comfed by Rightare not being surveyed. In the absence of
surveys, boundary and parcel access disputes are common. Columns or fence posts are
used to mark boundaries and are easily displaced

- Issue # 2. No Certificates Issued for lands Transferred through the right of use .policy
Certificates of Title are not issued as instruments of a right to use land transfer or
registration; while residential lots average Y2 acre in size, the lack of a survey and
certificate of title represent deficiencies in record keeping

- Issue # 3. Norpperty taxes for Barbudawithout property taxes, the Barbuda Council
Is without a key source of revenue to fund land administration and development
functions; funds to service residential lots transferred as of right, is a related issue.

- Issue # 4 No Cadastral System A cadastral project was not implemented for
Barbuda. Perhaps this was not considered a priority in light of the tenure system of
common ownership. As more lands are transferred by lease or right to use, the need
for some form of cadastral system is likely to become a necessity

- Issue # 5Registering of LeaseslLeases in Barbuda are often not registered with the
L&SD but are held by the Barbuda Council. The procedure for recording and storing
survey plans and accompanying lease documents was not determined

- Issue # 6 Technical Issues with LandsrSeyed Quite often there are technical
issues associated with lands surveyed for the purpose of leasing, for example, difficulties
finding boundary markers, or markers in dispute; there are also no set procedures used
for settling disputes
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3.33 Land Distribution and Development

a)

Issues

Lands Division

The Lands Division functions as an administrative agency involved with the allocation of

lands for housing, tourism and other uses and a real estate agent and developer with

respect to planning, servicing of infrastructure and sales of lots for residential

ddz0 RAGAAA2Yya® LaadzSa FFFSOGAY3I (GKS S5ADAERA
for 2013.

Issue # 1Staffing inadequacies¢ KS t f+y adl dSa GKIG GKS 5AJ)
2LISNF A2y RSTAORABYOXSRE I TRRYSOKE A ®tzff RE NIN
The Division seeks as part of the solution to the staffing problems, the strengthening of
its Technical Unit in two areas (i) research, planning and environmental monitoring (ii)
technical site inspections related to housing subdivisions, boundary disputes and other

activities involving land transactions.

Issue # 2 Filing and information managment. The Business Plan paints a very
RFYYAY3 LAOGAINE 2F K2g AYTF2NXIGA2Y Aada YIyl
ANNBUONRSOI o0t S¢e¢ 0SOFdzaS 2F AYyFLIWNBLINREFGS &
AYlEFRSIldzZE §S (G SYLISNI G dzNBO 20NMILNRS Reé> 2N YK | aB0 S5
y2i | dziK2NAT SR (2 dzaS GKSYO® CAtSa KI@gS |If
aiz2t Syé o 2 A0K NBaLsSOG G2 FAtAYy3a YR AYyTF2
archaic paper based system with the installation of an electronic based system complete

with GIS and GPS technologies to be commissioned with a corresponding training of

staff to use the computerized equipment and software.

Issue # 3 Financing The Business Plan also highlights the unavailability of financing
F2NJ AYVFNI a0 NHzOGdzZNE (2 aSNBAOS f20a Ay GKS
0KS FTAYIYOAY3 A&aadzS A& LISNKIFLBA Y2NB O2YLX S

Issue # 4. Lot sizelot sizes have been reduced in recent times in recognition of the
need to make housing more affordable and in an effort to introduce efficiencies in land
distribution.
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b)  CHAPA

1 The Central Housing and Planning Authority (CHAPA) sells lands and affordable housing
to government workers, citizens of the country and first time home owners. It functions
with a staff of 34, including 9 persons involved with equipment, 3 with surveying (but
without survey licenses) and 22 persons working in administration.

91 CHAPA uses detailed application forms to screen applicants in deciding their ability to
purchase land or houses. As a result, it collects information that can provide an
excellent demographic and socio-economic data base on housing demand in the
country.

1 The Authority introduces qualified applicants seeking mortgages for residential housing
to banks but finances land purchases. It requires a 20% deposit and payment of the
remaining amount for land over 5 years at 6.5%.

1 Its major housing development scheme is at North Sound, where 432 affordable houses
are being built on lots averaging 5,000 sq ft. Other housing schemes include Follies,
Herberts and Lightfoot. Current land prices are between EC$3.00 and EC$3.50 per sq ft
but an additional surcharge of EC$1.50 ¢ EC$2.50 per sq ft depending on location has
recently been added to cover infrastructure costs.

Issues

1 Delinquent loans for land purchase About 75% of the residential parcels financed by
CHAPA are delinquent, with about EC$15 ¢ 20 million outstanding.  This creates a
significant cash flow situation for the agency, given that CHAPA does not receive a
subvention from government

1 Squatting on Government Land CHAPA is seeking to come to grips with the extent of
squatting on government lands under its jurisdiction. The agency blames inadequate
record keeping in the past which it is working to rectify. The solution requires field
checking of its sub-divisions against data and index maps of the L&SD.

C) Extension Division

1 The Extension Division maintains a list of 670 farmers renting or leasing 1693.8 acres of
land in 24 different areas of Antigua (see Annex 18). The size of farms range from a low

of0.14 acresto35.9acres. h¥ GKS wun FNBlFaX n NS Ay SEOS:
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d)

Hope, Jolly Hill, Belvidere and Table Hill Gordon. The average farm sizes in these areas
are 2.8, 2.1, 2.8 and 3.2 acres respectively.

Generally the size of rented farms is calculated from measurement (not by land survey),
or estimated using other means that are unreliable.  The practice is not helpful to
farmers or government and could be corrected at the very minimum with the use of GPS
coordinates.

Barbuda Council

Distribution of lands in Barbuda is handled by the Agriculture, Lands and Forestry
Committee (ALFC) of the Barbuda Council.  The ALFC also deals with land tenure
matters and operates with a staff of 7 persons: 1 Department Head, 2 surveyors
(Licensed), 1 Land Officer, 1 Registration Officer and 2 Extension Officers

Persons wishing to use land under the Barbuda Land Tenure system must apply to the
Barbuda Council using an Application for Exclusive Right of Occupation Land
Certificate/Certificate of Lease. Right of occupation is allowed under 5 categories of
use:

Form A: Residential Allotment over 100 applications are received yearly for
residential allotments, 99% of which are approved (M. John, pers comm.). Average lot
size is 150 ft x 300 ft (1.03 acres)

Form B: Commercial/Industrial Allotmentabout 10 applications per year, mainly
for hotel developments. Non-Barbudans are required to fill out a questionnaire in
addition to the form providing details on the company including name, registration, and
Principal, along with the type of development, projected total investment and source of
funds

Form C: Agricultural/Livestock Allotment average lot size, 1 - 2 acres; crops
grown: peanuts, white beans, pigeon peas, water melons, yams and tomatoes

Form D: Institutional Allotment

One (1) plot is allowed for each application. The applicant is given 6 months to start
construction or otherwise use the land, or risk having the right to occupy revoked by the
Council
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1 The Deputy Secretary of the Council is required to acknowledge receipt of all
applications. Files are kept in paper format in the absence of working computers. No
fees are charged for filing applications for Right of Occupation

Issues
Antigua

- Issue # 1:  Lack of a zoning mechanism to protect agricultural .lankh effective
approach would be to introduce legislation that zones Crown lands used for farming for
agricultural use and to improve feeder road and water supply infrastructure to service
farm lots in such areas

- Issue # 2: Survey and mapping of rented and leased farm landsis is required for
better management of farm lands by the Crown and could be considered an initial step
in improving land tenure arrangements important to desired levels of investment and
productivity by farmers. It could also lead to improved revenue to government from
higher rental and lease rates.

Barbuch

- Issue # 3 Time taken to approve applications of Right to UiseBarbuda Existing
procedures for review and approval of applications are time consuming and may lead to
squatting before decisions are made.

- Issue # 4 Institutional and orgarzational capacity to manage land distributioand
registration. Land distribution and registration require administrative, technical and
professional skills s KA OK | NS fAYAUSR Ay .| NddaRl Qa4 &
bureaucratic arrangements for land tenure and distribution management completely
separate from Antigua places significant burdens on limited staff and resources.

- Issue # 5 Residential dt size andcost of infrastructure services Average lot size of
just over 1 acre constitutes a generous policy but is costly with respect to development
of infrastructure and services. Cost is a major issue because in addition to Codrington,
there are three other current residential development sites each between 200 ¢ 300
acres; namely, River Road Development, Highland/Two Foot Bay Road and Gland.
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3.4 Land Valuation, Taxation and Fees

1 Valuation and Taxation Valuation linked to taxation is handled for government by the

Valuation Division. Tax revenues for the following 4 sources generated EC$18,702,483
in 2011: (i) Property & Land tax (EC$16,014,936), (ii) Non-Citizens undeveloped land tax
(EC$29,572), (iii) Land Value Appreciation tax (EC$244,610), and (iv) Environmental Tax
(EC$2,413,365).

Fees. Revenues generated from fees charged by selected GOAB agencies in 2011 are
contrasted with their budgets for the same year in Figure 3.5. Crown land leases
(EC$39,536), sales of produce from GOAB agricultural stations, plus licenses and fees
associated with veterinary and animal husbandry (EC$392,762) are other sources of
revenue for the MOA, which was able to recover 10.2% of total expenditure of EC$14.7
million from revenues generated by agencies associated with land tenure and
development.

Figure 3.5: Revenue in Relatioto Budgets, Seleetd Agencies 2011

Agency Amounts 2011(EC$) | Revenue as % O
Budget Revenue Budget

Lands & Surveys Department | 911,343 | 202,712 22.2%

Lands Division ??7?

Extension Division 1,221,106 | 25,055 2.1%

DCA 456,493 | 463,020 101.4%

Land Registry Division 209,040*

*(this isfor photo copyingnly. Source: Antigua 2013 Estimates)

3.5 Perceptions on tenure security

1 No references were found in documents obtained about public perception of tenure

security and no survey was done on this subject for the paper. It was generally
acknowledged that the cadastral system that allows for registration of title is a major
improvement on the old system of conveyance by deed

However, given the extent of squatting occurring on private and public lands, concerns
about the security of tenure are frequently expressed by members of the public.
Difficulties experienced by CHAPA in identifying parcels of land under its control that are
occupied by squatters help to reinforce negative public perceptions about land

management
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3.6

b)

Land Governancerihciples Transparency, Access to Lamddrmation
Governance and Transparency

The GOAB is a signatory to the St. Georges Declaration of Principles for Environmental
Sustainability in the OECS. There are 21 principles, many of which are critical to the
management of land and its resources. Some of these are referenced in other sections
of this paper. By virtue of signing, the GOAB is expected to govern in compliance with
the principles

In the absence of annually published reports by the various departments, a case could
be made for improved transparency

Public Access to Information

L&SD maintains a counter serviced by its Land Information Officers that provides
information to the public. Persons are allowed to request a search at the cost of EC$35
to obtain information on parcels and topographic details that may affect the
development potential of lots and their relationship with adjacent parcels.

1 While the information currently available to the public is a significant improvement to

3.7

T

what existed before the Land Folio system was introduced in 2004, the L&SD admits
that additional information could and will be provided

The Land Registry also maintains a system which allows the public to acquire
information in search of ownership, charges and other encumbrances associated with
registered parcels.

Land conflict resolution mechanisms

An Appeals Tribunal can be established under the Physical Planning Act to settle appeals
against denial of development permission and also sets out the procedure to settle
compensation claims for value lost in land by zoning in appropriate situations. Land
tenure related conflicts are normally settled with the involvement of the L&SD and Land
Registry with the help of the DCA where necessary

In Barbuda, the institutional arrangements for settling land development or land tenure
conflicts are currently not in place because neither the Planning Commission or the
Barbuda Land Registry, both set up under the Barbuda Land Act, are currently active
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3.8  Enforcement of Rules andegulations

1 Enforcement of planning regulations is weak in Antigua and virtually absent on Barbuda;
for Barbuda, because the DCA does not have an office on the island and a Barbuda
Planning Commission created functioned for about 3 years before closing

1 Enforcement of management rules in parks and protected areas is also inadequate
because of problems in deployment of staff to such functions and poor management
practices

Issues

- Issue # 1. Maximizing revenue capture in recovering expenditure. The potential for
revenue generation by agencies involved in land administration and management is not
being fully realized. Establishing higher but realistic revenue capture targets to recover
higher percentages of expenditure could be beneficial to GOAB

Chapter 4: Sustainable Development
4.1 Land Use Planning Process antpblementation
a) Planning Process

1 The process involves:

- Preparation of land use, protected area and disaster emergency plans (national or area
based) enabled by various laws and regulations, primary examples being the Physical
tfFyyAy3 104X wnno . IFNbdzRF [FYR ! OG=Z
Development Corporation Act, 1986, Disaster Management Preparedness Act, 2000

- Preparation of a national economy plan and plans or unpublished strategies for various
sectors, such as infrastructure, utilities education, health, housing, tourism and industry

b) Implementation
9 The SIRMZP provides a useful framework to implement for accomplishing a hierarchy for

planning at the national, parish and community (Area) level and a spatial development
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Issues

T

4.2

strategy for growth and development of settlements in accordance with an agreed
hierarchy

Generally the preparation of some plans have been constrained by budgetary and
staffing factors discussed in other sections of the report and implementation of the
provisions of prepared plans is similarly challenged

Despite the relevance of the SIRMZP, there are a number of issues that require
resolution, namely:

Issue # 1Reconciling the various legal requirements for the preparation of national,
parish and area plans to achieve cost efficiency and desired outputs

Issue # 2 Clear and effective procedures and mechanisms for engaging and
coordinating the functions of various Government agencies and statutory bodies in
the preparation of various development plans

Issue # 3. Removing the technical and administrative constraints affecting plan
preparation and implementation resulting from staffing inadequacies

Issue # 4 Absence of legally enabling zoning mechanisms to strengthen the level of
protection needed for arable lands and critical sections of watersheds

Issue # 5 Absence of legal or administrative boundaries delineating settlements for
plan preparation and execution

Issue # 6 Reconciliation of Parish boundaries and planning for such sectors as
education, health, sports and recreation

Role of nonstate actors

Non-State actors in this case could be developers, NGOs, community organizations and private
sector organizations with, in some cases, different but complimentary roles:

Developers and private sector organizations show support for land development

policies and project assessment procedures such as EIA and SIA; adopt best practices such as
covenants and performance standards

NGOs advocacy for biodiversity conservation and sustainable resource and land use
Community OrganizationsAdvocacy for community rights to continue traditional uses
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4.3

431

4.3.2

43.3

Management of Natural ResoursgFragile Ecosystems and Coastahts
Water Resources

Traditional sources of water (ground and surface) are no longer sufficient to meet
growing demands in the country. Government is now turning to reverse osmosis (RO),
which now provides 60% of potable water needs. (See Annex 11 (c) for water supply by
source)

RO water is significantly more costly to produce than surface and ground water, thus
protection of natural sources of ground and surface water is critical to sustaining
supplies from these sources.

Sources of water in Barbuda are rain capture, privately dug wells and wells managed by
the Council. Ground water is brackish. There is an ongoing project to construct a RO
plant and support infrastructure.

Beachesand Coastal Lands

A building setback standard for beaches in Antigua is being implemented by the DCA
and Environmental Division. Setback distances from the line of vegetation vary from
less than 100 ft to over 200 ft; the latter in the case of a beach in Barbuda. The setback
policy is a significant management response to beach erosion, land loss and property
damage resulting from poor building practices and to impacts associated with sea level
rise and other climate change influenced hazards

The Physical Planning Act requires that each beach in the country has at least one (1)
legal public access.  Adequate provisions are however not made for public parking
associated with the use of beaches

Climate Change considerations

The beach setback policy is the major climate response action being implemented.
Climate change impacts on wetlands, ground water resources, agricultural lands, human
settlements and the socio-economic well being of the country are being addressed with
varying degrees of urgency
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Issues

4.4

4.5

- Issue #1. Protection of water resources Despite the growing reliance on RO
water supplies, the protection of aquifers, wells, ghuts and natural catchments is
critical to maintaining ground water production to at least current levels. This is a
land management issue requiring appropriate responses in land use planning and
impact mitigation.

- Issue # 2 Management of Ground Water Resources in Barbud&here are no
fees associated with the use of wells by households and businesses in Barbuda.
Wells are constructed in absence of a requirement to obtain a permit. A procedure
for approval and fees structure to derive revenue for the Council is needed

- Issue # 3 Parking requirements for public use of beacheghe high vehicle per
capita ownership in Antigua in particular requires that a standard for assigning
parking requirements for selected beaches is established. In some cases,
acquisition of privately owned land for parking may be needed

Balancing economic considerations and sustainability

It is generally accepted among stakeholder groups involved in land use and tenure
management and administration that in a natural resource based economy
development must be sustainable. This position is gaining public support and is being
gradually articulated in policy; the promotion of alternative sources of renewable
energy is one policy example

Urbanization ssues
Settlement Expansio@and New Subdivisions

The demise of the sugar industry made large government owned parcels of land
available for housing, settlement expansion and other uses. This set off a trend
characterized by formal and informal expansion of existing settlements and large lot
new housing divisions.

This trend was recognized to be unsustainable due to several factors, including the
relatively higher cost of installing and maintaining physical infrastructure and limited
access to public transportation from residential subdivisions located some distance from
regular bus routes.
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1 The SIRMZP attempts to resolve these issues by recommending guidelines to effect a

change to a smaller lot-size policy (See Figure 4.1) and other measures. Lot sizes on
GOAB subdivisions are on average smaller, influenced in part by current market rate
land prices of about EC$5, compared to EC$1 ¢ EC$2 in the 1970s.

Figure 4.1 Lot Size Guidelines

b)

Gross Lots Per Acrg Minimum Lot Size (Sq ft)

Residential | (maximum)

Density

OECS SIRMZP | OECS SIRMzP

Low 5 8 8,000 5,000

Medium 10 12 4,000 3,000

High 17 20 2,500 ¢ 4,000 (internal) 2,500 - 3,000 (internal)
3,000 ¢ 4,500 (internal) 2,500 ¢ 3,000 (corner)

(Source: SIRMZP, 2011)
Squatting

The SIRMZP identifies ten (10) areas, in which squatting has occurred in parts of
settlements with varying degrees of urban density.

Various reasons given for squatting include, rising land prices, absentee land owners,
inadequate enforcement of rules against squatting, unmet demand for publicly owned
land and corrupt practices allowing squatters illegal access to water, electricity and
telephone services

Site Selection Proceduresed for Residential Subivisions on Crown Land

Consultations revealed concerns that the procedure in which Cabinet makes a decision
on the allocation of sites for residential housing before getting technical assessment on
their suitability is one of the reasons for flooding and drainage problems encountered in
settlements such as the Bolans extension

Vulnerability to floods, problems with treatment of sewage are compounded when
home owners are allowed to build before drainage works, roads, and sidewalks are
completed.
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4.6

4.7

a) Conflicting Uses within Settlements

1 The SIMZP cannot and does not address some of the specific land use issues within

settlements. For years, automotive repair, including body works, have been occurring
in St. John@ and other developing settlements within residential areas or sections of
settlements where mixed uses are allowed. Conflicts created can be resolved by
removing offending uses to specifically designated zones.

Where relocation is not practical, another option is the use of performance zoning,
which involves applying specific performance standards to achieve agreed objectives to
limit noise, air, occupational or public health impacts, together with impacts that
devalues real estate (See Annex 15 for Notes on Urbanization).

Agricultural Productivity

Productivity is affected by relatively high labour costs and the highly priced privately
owned lands. It is estimated that about 30% of the land in Antigua is arable but only
18% of these lands are actively cultivated (UNDP SIRM Project Document, Antigua-
Barbuda).

Farm lands can be rented or leased from Government but under arrangements on both
islands that offer inadequate security of tenure. This hinders longterm investment in
farms and growth in productivity (See Annex 14 for notes on agriculture).

The Ministry of Agriculture is pleased but not satisfied with advances made in reducing
food imports (Minister of Agriculture in Observer Radio Interview). Increasing and
sustaining desired levels of local food production requires that the protection of arable
crown lands rented or leased to farmers be zoned for protection and continued use for
agriculture.

Land value capture

Land value capture speaks to government using tax instruments to achieve revenues
from improvements that benefit private land owners; for example, new or improved
roads, water and electricity supplies.  Such improvements would be expected to
increase land and property value and hence captured revenue can be viewed as an
attempt to recover at least a portion of public investment.
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4.8

9 Private subdivisions that are underdeveloped with respect to roads and other
infrastructure present a case in which differential tax rates could be used by
government for infrastructure improvements that are financed by public funds.

Land Market Performance

)l

lyiATIdzd Qa3 tFyYyR YINLISG 614 ljdAGS o6d2el yi

crisis. Real estate brokers admit to high levels of inquiries about land, many of which
resulted in purchase. Due to its system of land tenure, Barbuda did not experience any
significant growth in land transactions during the period and investment is stifled by
difficulties in obtaining loans where leases are not allowed or too short in duration

In Antigua, the market also experienced some movement in the transactions linked to
purchases in condominiums, villas and other forms of real estate. Transactions benefitted
from the relative ease of access to land information not withstanding deficiencies in the
land tenure system previously identified

Land market performance is a measure often used to determine changes in land and
property rental value following regularization of squatter housing or settlements. Legal
interventions (for example ownership, boundary demarcation) do not by themselves
increase property values. Other factors, such as location, visual appearance and trends in
development may be more important in influencing value. In English Harbour, lands used
by squatters to build homes close to the shoreline during the 1960/1970s now benefit from
values several times the price of land at the time because of location and trends in
yachting.

Chapter 5: Other crosscutting issues

5.1

Staffing Issues

9 Staffing is an issue common to most agencies in Antigua-Barbuda as well as other
countries in the region. Deficiencies could be one or a combination of factors, i.e.,
actual shortages of personnel relative to mandates or workloads, unfilled vacancies, lack
of required skills or variety in skill sets, absence of internal procedures to facilitate
training on the job or personnel lacking in motivation.

9 The issue requires more analysis than was possible in this assignment. Given the
importance of land to the economy and material welfare of the population, follow-up
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5.2

assignments to resolve deficiencies that are substantiated in key agencies should be
given priority

Institutional Building

Having the right balance in skill sets among staff is one aspect of institutional
development. Others include measures to reduce duplication and overlap between
agencies and to reconcile mechanisms and measures for coordination with mandates
for various entities.  The business plans prepared for various agencies are good
management devices through which performance objectives, targets and outputs can
be set. What may be lacking is some form of proceddzNBS (2 & dzRA G ¢
could be as simple as requiring annual Performance Reports, which would help agencies
to organize their data to allow quick access to information for decision making and
public use.

Chapter6: Synthesis ot.and Policy Issué#/orkshop

6.1

Framework Provided by Opening Remarks

Opening remarks provided a helpful framework for discussions of the workshop. The
Permanent Secretary (PS) in the Ministry of Agriculture made reference to the SIRMZP
as a key document influencing issues to be discussed and spoke of land management as
a requirement for food security

The UWI representative & LJ2 1S 2 F (GKS dzy A O SKNath meinbea
countries to address issues of relevance to the SIRMZP. He spoke also of historical
efforts in the region to improve human settlements, which is now being followed by
current attempts to address constraints affecting the implementation of comprehensive
land policies

One of the OECS representatives spoke of the climate change impacts on land and the
determination of OECS Heads of Government and Secretariat to use land management
as a strategy to mitigate impacts from climate change

The Minister of Agriculture highlighted problems with squatting in the country and the
intention of the MOA to address and resolve this issue. He was particularly concerned
about impacts from climate change and made reference to damages to feeder roads
and crops by recent severe weather which cost agriculture millions of dollars. He
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6.2

b)

c)

believes that farmers will of necessity learn to adopt to climate change and be able to
mitigate its impacts

Workshop Sessions

Presentation by Mr. Cornelius IsaarojectCoordinator of the OECS

Mr. Cornelius spoke of OECS projects associated with land and climate including the one to
Improve Land Policies and Management (ILPM), which is being done with the collaboration of
UWI and UN-Habitat

Expected achievements of the project include enhanced regional capacity to develop
effective land policies, formulation and adoption of generic OECS land policy guidelines,
piloting of the social tenure domain model (STDM) for improved land records and
implementation of a communication strategy on the understanding of sustainable land
management.

It is expected that the land policy issues to be addressed will include access to land for
housing, access to housing for the poor, un-regulated development, land fragmentation,
squatting, improper land use/distribution, lack of tenure security, family land, inefficient
land market and limited institutional capacity.

Presentaton of Issues Paper

9 The paper was presented with issues discussed in three (3) thematic areas: Land Policy

and Legal Framework, Land Management and Administration and Sustainable
Development and Other Cross-Cutting Issues. Reference should be made to the
previous chapters of this paper and to the report on the workshop (Annex 19) for
details on the issues presented. A copy of the Power Point presentation was also made
available to the OECS and UWI

Response by Panelists

Dr. Reg MurphyNPAand UNESCO

9 Dr. Murphy said that there were problems in communication and education that

prevented public understanding of some of the land use and land tenure problems in
the country. A communication strategy to address land use and land tenure issues

should be devised
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It is particularly important that with respect to the issue of livestock grazing by landless
farmers, communication is targeted to build awareness about the ecological and
economic damage resulting from existing practices. While such awareness is being
promoted, tough legal measures and stiff penalties should be applied to discourage
offensive use of lands

Mr. Kevin Edwardsl.ands Division Ministry of Agriculture

T

Mr. Edwards pointed to climate change impacts evidenced by the increasing frequency
and severity of storms. His presentation also addressed the issue of squatting and the
location of schools, homes and health care facilities in flood prone and other high risk
areas. Such circumstances result partly from poor land use planning being applied to
the distribution, development and use of Crown lands

Another primary issue identified was the fairly rapid rate in the reduction of lands
owned by Government resulting from a relatively flawed land distribution policy.
Although estimates have been made of the percentage of lands remaining in
government ownership, they are not dependable and need to be substantiated using
GIS and GPS technologies

Mr. Carl SamuelPrivate Consultant

T

Carl Samuel addressed the issue of energy requirements and land management. He
believes there will be possible major global conflicts over energy and water in the
future. Itisin Antigua-. I NB® dzRI Q& Ay iSNBaid G2 SELX
reducing dependence on fossil fuel

Plenary Session

9 Due to the relatively small number of participants, organizers of the workshop decided

against using three groups for breakout discussions on the thematic issues presented in
the Issues Paper
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1 Rather, discussions were held in plenary and were not sufficiently structured around the
three thematic areas to derive specific recommendations. Some of the issues and
suggested solutions discussed during this session follows:

6.3

Participants reinforced the need for effective enabling legislation to be enforced
since voluntary compliance is not enough to resolve critical land use and land
tenure problems

Participants reflected on the need for effective and legally enforceable enabling
land zoning mechanism for agricultural lands in Antigua and other parts of the
OECS. This may require separate and dedicated enabling legislation and should be
explored as an option in the protection of agricultural lands, particularly those that
are owned by the Crown

Participants also felt strongly that Crown owned agricultural holdings cannot be
adequately managed unless they are surveyed and registered

Conclusbns

There were no major objections to issues raised in the Draft Issues Paper presented at the
workshop. In this case it can be said that the workshop validated the most of the issues and
in addition elaborated or added to the understanding of land policy matters in the country

While this chapter describes some of the discussion on issues that occurred in the
workshop, the reader is advised to review the Report on the National Land Policy Workshop
presented in Annex 19 and a Summary of the Land Policy Issues presented in Annex 21.

The Issues Paper was never intended to provide solutions to the issues identified and
discussed.  Recommendations implied or stated in the body of the paper or in the
workshop minutes should be considered useful as preliminary guidance for the work that
must be done in drafting the generic land policy guidelines for the OECS.

That work should involve a review of all national land policy issues papers that were
prepared but also a comparative analysis of what works and what does not among the OECS
countries.

It is therefore necessary that in preparation of the Regional Land Issues Paper (a
component of the ILPM project) the persons involved review and analyze not only

the body of this issues paper but relevant annexes to understand the context in
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which issues have been identified. A similar approach should be used for all other
national land issues papers that have been prepared. This should be an important
step in the preparation of the Regional Land Policy Guidelines.
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ANNEXES

Annex 1 Notes and Guntry Status and Trends
(i) Geography and Climate

1 Antigua and Barbuda share a common shelf and are separated by sea over a distance of
about 35 miles.  Antigua is 108 sg miles and Barbuda 68 sq miles. Rainfall averages
about 42 inches/year.

(i) Demography

 Anli A 3dzZl Qa L2 LIz | GA2y 3INBg |y SadAYFGiSR modg
2001 and 2011. Women comprised 51.9 % of the population, men 48. 1%. Women
outnumbered men in all Parishes except Barbuda where males form 52.4 % and females
47.6%. In the state as a whole there are 91.4 males for every 100 females (Preliminary
Data Release, Census 2011).

T ¢KS Y2aid aA3ayAFAOIY(d ANRGGK Ay LRLMzZ I GAZ2Y
no T {G® DS2NRASQ& LJ2 Lz | (A 2igh detlife©Wel 8 SR 0
SELISNASYOSR Ay (62 -ptomNIa K §RI-2{406)IPD t WA K f QA4 IVAA

9 During the same time households grew by 18.7 % (24,462 to 29,051). The most
AAIAYATFTAOFYUG AYONBlFAaASa Ay K2dzaSK2 %3t ¢ SNB
t SISNBE OHo®o 203X {G® DS2NHSQaA OHHIELI .|
average household size for the country fell from 3.1 in 2001 to 3.0 in 2011.

(iif) Economy

T ' yiA3addza Qa SO02y2Ye& LISNF2NX¥SR NBIaxpwate St

Gross domestic product increased from US$0.16 billion in 1969 to US$1.04 billion in
2009 (SIRMZP, GENIVAR, December 2011). The economy experienced highs and lows
with highest GDP growth of close to 13% occurring in 1986 and the lowest just over
minus 4% following hurricane Louis in 1995 (See Annex 4 for GDP performance, 1978 ¢
2010). However, despite the overall favorable growth in GDP during the period,
Government accumulated a significant debt, which coupled with the global financial
crisis in 2008 caused a recession from which the economy is still recuperating.
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1 Even before, the global financial crisis, the economy grew heavily dependent on the
service sector (tourism being a major factor), accounting for 69-77% of GDP during the
period 1977 cH NNy @ LYRdzZAGNEQa O2y iNROdziAzyYy (2
contribution declined from 11% in 1977 to 3 % in 2008. Changes in GDP contribution
match the employment impact of these sectors: Service sectors, 75.6%; Industry, 14.6%;
Agriculture, 2.6%.

1 In 2010, Government signed a three (3) year US$117.8 million loan agreement with the
International Monetary Fund (IMF) to finance a Fiscal Consolidation Programme, aimed
G NBRdzOAY3 3J20SNYyYSyiQa SELSYRAGaMB=E Ay Ol
institutions. (GENIVAR, based on a press release from the Ministry of Finance, June
2010). Some progress has been made in this area.

1 Inanews item carried by The Dailey Observer, Saturday march 30, 2013, the Minister of
Finance and the Economy reported progress in:

- Reducing wages and salaries from $302 million in 2009 to $264 million in 2011; wages
and salaries however increased to $272 million in 2012 due to hiring of new teachers
and salary upgrades

- Reducing overtime payments from $12.3 million in 2011 to $4.7 million in 2012

- Increasing revenues from $623 million in 2011 to $644 in 2012, realized mainly from
strong performances and resultant increases in personal income tax by 22%, stamp
duties by 35%, ABST by 12% and property tax by 26%

- Narrowing of the annual budget deficit from $92 million in 2011 to $34 million in 2012;
a decline of 63%

1 Government is reluctant to cause any further decreases in employment as a matter of
policy given the economic hardships and seems inclined to consider other options for
continued fiscal consolidation such as improvement in revenue administration,
enforcement to ensure tax compliance and further efficiencies in expenditure

(iv) History of Land Ownership and Use

1 In 1975, the Registered Land Act created the legal basis for a cadastral system, which
was developed with British technical assistance between 1976 and 1980 under what
was referred to as the Cadastral Project. A system was not created for Barbuda.
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Antigua was divided into 39 Sections and Claims Offices were established in each.
Private land owners were required to make claims on land using certificates of title,
RSSRa 2F O2y@SetyO0OS FyR aadzomaidlydAlriSR Lka

1 The Cadastral Project demarcated 19,840 parcels and established a procedure for
subsequent demarcations, mutations, combinations and alterations. The procedure
requires parcels of land to be surveyed and be registered at Lands and Surveys
Department (L&SD) and the Land Registry.

(v) Ratio of state land to private land ahfactors influencing that status

1 Government owns an estimated 40% of a total 69,120 acres (108 sq miles) of lands in
l yGAIdzt ® . F NbdzRIF Qa fIF YR 6odpZcyn | ONBa 2N
held in trust by the Cabinet of Antigua-Barbuda.  Ownership is gradually changing in
Antigua since 1985 when Government owned 57.2% of parcels over 25 acres in size,
compared to 38% owned by private persons and 4.8% unclaimed.  Average size of
parcels was 173.6 acres, 93.9 acres and 132.5 acres for government, private and
unclaimed parcels respectively (OAS, 1992).

(vi) Land Use patterns

1 In 1964 about 22,000 acres of land in Antigua was still being used for growing sugarcane. One
hundred years before this sugar was being cultivated on 44,000 acres producing 25 tons/acre
O2YLJI NBR (2 wmn (2yakl ONB | OKASOSR Ay (GKS wmdcn:
the industry, sugar operations ceased on the recommendations of the Commission in the late
1960s and was briefly re-established in the 1970s folf 2 g Ay 3 A2 FSNY YSy d Qa | Olj c
lands and assets and finally abandoned. The death of sugar resulted in the abandonment of
sugar lands followed by attempts to begin diversification of crop farming and expansion of
rough grazing on the unoccupied lands.

1 Existing land uses for Antigua are presented in a Land Use Map (Annex 7). It shows a
dominance of gazing activity in the middle to northern part of the island, settlement uses in St.
W2 K YA dother areas, agricultural uses spread in pockets around the island and a
concentration of woodlands (vegetated) areas in the southwest region.

9 One of the most critical aspects about land use is the growth of households and population in St.
W2 Ky Q aa tremdizNdvidence since the period 1991 to 2001 and continued up to 2011. St.
W2 Ky Qa wdzNF f KI & o0 Sdparidh$ théd doudtryf It hhtE Bvéetipopllgidddzf I G S
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RSy aAide OKI ybuthas ehoughfoéce te ontiMud gioding on undeveloped lots in
existing neighborhoods and new subdivisions.

9 Increased densities will create demands for smaller lots, and present challenges for sewage
treatment on lots with difficult soils, for traffic movement and parking, typical problems existing
within{ G @ W2.K5ySyaa A/FAAGOE ( A @irdl cogldFhowfe\igrdpresevi? dporaities: (i)
to organize effective public transportation between the City and its satellite areas, which
becomes feasible with a greater volume of travelers, (ii) for growth in businesses and
employment, due to increases in households, population, and growth in consumer spending (iii)
to structure and restructure core areas in satellite neighborhoods to create dynamic areas of
commerce, government services, entertainment and (iv) to create a system of neighborhood
parks and open spaces with both functional and aesthetic/visual value.

Annex 2 Antiguac Barbuda Estimated Population by Parish, 1991, 2001 and 2011
Land Area 1991 2001 2011
(5q.

Parish Miles) Population Density Population Density Population Density
st. John City 2.9 23,453  8,087.2 24,061 8,296.9 22,193 7,652.8
St. John Rural 25.6 15,107 590.1 21,371 834.8 29,054 1,1349
St. George 9.3 4,742 512.6 6,447 697.0 7,838 847.4
St. Peter 12.8 3,813 299.1 4,817 377.8 5,307 416.2
St. Phillip 17.0 3,252 191.3 3,352 197.2 3,490 205.3
St. Paul 18.5 6,496 351.1 7,779 420.5 8,809 476.2
St. Mary 22.8 5,703 250.1 6,475 284.0 7,794 341.8
Barbuda 62.0 1,314 21.2 1,439 23.2 1,810 29.2
Total 170.8 63,880 374.0 75,741 443.4 86,295 505.2

(Source: GOAB. Preliminary Data Release, 2011 Census)

Annex 3: EstimatedHouseholds and Average Household&iz991, 2001, 2011
Item 1991 2001 2011
Estimated Population 63,880 75,741 86,295
# Households 19,501 24,462 29,051
Average Household Size | 3.2 3.1 3.0

(Source: GOAB. Preliminary Data Release, 2011 Census)
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Annex4: GDPAnNnnual Growth Rate (%ih Antigua-Barbuda 1978 2008

“*n*b;zr‘-'.;-'*"fk ﬁ's:"r.;‘-‘“"p"_:"-r‘ﬂ-u{* ‘“g-fuﬂ,_s .-.,:?‘.,.\__.*2#

\\\\\\

(Source: SIRMZP, 2011. BasedThe World bank Group: World Development Indicators, April 19,
2010)

Annex 5 (a) History ofLand Ownershipn Antigua Ownership of Parcels Over 25 Acres, 1985

Government Private Unclaimed Under 25 acres| Total

Total Acreage | Acreage

Antigua

Acres 30,037.8 19,992.6 2,517.7 15,855.2 69,120.0
Percentage 43.9% 29.2% 3.7% 23.2% 100%

(Source: OAS Department of Regional Development & Envieortnl992)

Annex 5 (b): History of Land OwnershipAmtigua: Ownership by Acreages and Parcels by Categories,
1985

Iltem Government Private Unclaimed Totd

# of Acres 30,037.8 19,992.6 2,517.7 52,548.1
% of total Acres 52.2% 38.0% 4.8% 100.0%
# Parcels 173.0 213.0 19.0 405.0

% of total parcels | 42.7% 52.6% 4.7% 100.0%
Average Size of 173.6 93.9 132.5 129.7
Parcels in Acres

(Source: OAS Department of RegionavBlepment & Environment, 1992)
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Annex 6: Number ofLandParcels with and without Buildings in Antigua 2010
Plot Size (Sq Meters) Building Total
No Yes

0¢ 186 2,156 1,612 3,768
186-278 794 2,368 3,162
278 ¢ 371 879 2,513 3,392
371-465 1,.358 3,194 4,552
465-557 1,622 2,673 4,295
557-650 1,975 1,924 3,899
650-1,000 7,286 4,872 12,158
1,000 + 11,231 7,649 18,880
Total 27,301 26,805 54,104

(Source: SIRMZP

Annex 7

Land UseMap, Antigua
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Annex 8: Key Provisions of the Physical Planning Act, 2003

The Physical Planning Act, 2003 is one of the most critical pieces of legislation on land use and land
management in Antigua-Barbuda. Key Provisions of the Act are summarized:

a) Objects and purposes of the Act
1 Continuous improvement in the quality of life
9 Orderly, efficient and equitable allocation of and development of resources
1 Maintain and improve quality of physical environment of human settlements
9 Orderly subdivision of land and provision of supporting services
9 Health, safety, welfare and convenience of persons in buildings
9 Protect and conserve the heritage of the built and natural environment
b) Administration ¢ Part ||
Critical administrative responsibilities are given to:

f ¢KS aAyAadaiGSN oNBaLRyarotS F2NJ tfFyyAy3ao A
comprehensive policies for the use and development of land

9 The Development Control Authority (DCA), given the major task to carry out the
functions of the Act

f ¢KS ¢26y g [ 2dzyGNB tfFyySNI 6¢3/t0 G2 6K2Y

Rdzi A SaXxé YR K2 Aad NBalLRyaAofawnaitke 6§ KS 5/
system of planning required by the Act; the T&CP functions as the Chief Executive
Officer of the DCA

c) DevelopmentPlans - Partlll

9 Section 9 (i), The T&CP may and if so required by the DCA or the Minister submit to the
Minister proposals for development plans for all or part of the country; The T&CP must
consult with the Barbuda Council before completing a Draft Development Plan that
includes any part of Barbuda

1 A Development Plan must be approved by Parliament; further approval is required after
any maodification (Section 15 (1) ¢ (3); approval remains in effect until revoked by the
Minister with the approval of Parliament (Section 16 (2))
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9 Section 23 (). EIA is required for development Applications listed in the Third Schedule

of the Act and presented in the following Table

Schedule 3Physical Planning Act, 2003rojects Requiring an EIA

Type of Projects

Airports, Ports or harbours, Yacht marinas

Power Plants

Crude Oil or Refinery facility, petroleum, natural gas storage and pipeline installation

Incinerators, Sanitary Landfills, Solid Waste Deposit or Disposal Sites, Toxic waste disposal sites

Waste Treatment Plants, Desalination or Water Purification Plants

Industrial Estate Development Projects

Cement, Paint Chemical or other Industrial Plants

Drilling, Quarrying, Sand Mining, or other Mining operations

OO (N0 |PA|WIN|F|H

Land Reclamation, land filling and dredging

Hotel or resort complex

|
| o

d) Control of Development of Land ¢ Part IV

This part includes or requires provisions for:

1 Permission to develop land (Section 17)

f at SNY¥AGGSR 5S@St2LISyidé¢ 2F LINR2SOiGa
development permit is waived (Section 18)

1 Content of development applications and fees charged (Section 19)

9 Section 24 (I). Consultations with relevant agencies on developments occurring on lands

GAGKAY (GKSANI 2dzNAaRAOlGAZ2yasr ylrYStex
Port Authority, National Parks Authority

9 Section 28 (l). Agreements between DCA and developers on terms and conditions contained

in development permits

9 Section 29 (I). DCA to ask the Developer/Applicant to post a Performance Bond as a security

on achievements specified in the Agreement

9 Section 30 (I). Outline Permission to be granted for 1 year or more as stated in the
agreement in which a Development Permit will be obtained, failing which the Outline

Permission will lapse
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e) Environmental Protectiorg Part VI

The Act makes provisions for the following matters under various Sections:

T

Section 43 (I) and 44 (1). DCA to compile a list of buildings of architectural, cultural and
heritage importance and to issue preservation orders for such buildings as required

Section 46 (I). The Issuing of Plant Preservation orders desirable for amenity, environmental,
landscape and scientific reasons

Section 47 (I). The issuing of Amenity Orders for lands that are unsightly or injurious to
areas

Section 50 (1). At least one (1) public landward access for every beach in the country

Section 50 (2). Where there is not an alternative access, traditional public use of a private
landward access through an existing private development shall be sufficient grounds for a
public right of way to the beach

Section 53 (I). Establishing Environmental Protection Areas (EPAs) by the T&CP as directed
by the Minister; the T&CP must justify the declaration of an EPA based relevant factors,
such as flora and fauna, natural features, outstanding geological, physiographical, ecological,
architectural, cultural or historic value, scientific interest, and threats from natural hazards

Section 55. Compensation of persons affected by depreciated values of their properties by
the declaration of EPAs if their lands are not acquired under the Land Acquisition Act;
Compensation to be done as required under Section 64 of the Physical Planning Act

Section 56 (I). T&CP to prepare EPA Management Plans as needed setting out operational
policies and measures for preservation, enhancement and management of special features
of the EPAs

Section 57 (I). The Minister with the advice of the T&CP to issue a Ministerial Order to
protect the environment from perceived threats

f) Building Regulations ¢ Part VII

1
)l

Section 58 (I). The Minister to make regulations for the design and construction of buildings

Section 59. The appointment of Building Inspectors

g) Compensation and Acquisition ¢ Part VI
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T

T

Section 68 (I). An Appeals Tribunal for the purpose of hearing and determining appeals
referred under the Act; it also provides for the composition of the Tribunal

Section 69 (I). Defining the rights to appeal

h) Appeals ¢ Part IX

T

T

Section 68 (I). An Appeals Tribunal for the purpose of hearing and determining appeals
referred under the Act; it also provides for the composition of the Tribunal

Section 69 (I). Defining the rights to appeal

i) Miscellaneous and Supplementary ¢ Part X

T

1

Section 78 (I). The T&CP to notify the Registrar of Lands giving full details with respect to
parcels of land affected by: modification or revocation of a Development Permit,
Enforcement Notice, Discontinuance Order, Plant Preservation Order, Amenity Order,
Development Agreement, Claim of Compensation, Purchase Notice

Section 81 (). The Minister to make regulations to carry into effect the provision of the Act;
Section 81 (2). Examples of regulations to be made

Section 81 (3). Retaining the Land Development and Control Regulations 1996 in force,
despite the repeal of the Land Development and Control Act

Section 82. Binds the Crown

First Schedule ¢ Constitution of the DCA

T
1

Procedures and finances

Constitution of the DCA

- T&CP

- Director of Public Works

- Chief Health Inspector

- Officer in charge of Lands Division
- Chief Surveyor

- General Manager APUA
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- Director of Agriculture
- Chief Environmental Officer

- Three (3) persons not in Public Service appointed by the Minister, one of which is made
Chairman

Second Schedule ¢ Matters for Which Provision May be Made in Development Plans

T
T

Part | ¢ Roads
Part Il ¢ Buildings and structures

Part Ill ¢ Community planning for the control of land by zoning and for regulating the layout
of housing areas and density

Part IV ¢ Amenities, example: open spaces, communal parks, wildlife sanctuaries, protected
areas, caves, forests, matters of architectural and cultural interest, coastal zones, marine
parks, waste deposit and disposal

Part V ¢ Public Services, including facilitation of Public Utilities

Part VI ¢ Transportation and communications: land, air and sea; telephone, wireless and
radar communications

Potentially Contentious Sections of the ACT

Section 10 (4) (a): The Act broad and thorough in scope but has a few areas that are potentially
controversial. Examples:

- Section 10 (4) (a): Allows a Development Plan to designate any area as being an area
which, for reasons of flooding, erosion, subsidence, instability, aircraft safety, or other
hazards, conservation or other environmental consideration should not be developed

- Section 10 (4) (e): allows for the designation as a Comprehensive Planning Area (CPA),
any area in the opinion of the T&CP needs to be planned for purposes of development,
redevelopment, improvement or conservation

- Section 10 (5): requires the T&CP to prepare a detailed Plan showing how the area is to
be developed. The Act makes reference to the acquisition of the CPA without being as
specific as is expected in dealing with a likely contentious issue. In fact, it assumes that
the owner (s) of the lands in question would want to have the acquisition expedited
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with some degree of urgency, the goes on to state that if acquisition does not occur
within a specified time, the Plan would remain in force.

There are two issues here. One is the range of discretionary powers given to the T&CP. The other is the
economic impact on affected land owners from depreciation of value to property without adequate
compensation.

Annex 9 Summary of Provisions ohe Barbuda Land Act No. 23 of 2007

T

=

Section 2 (a) and (b) defines who is a Barbudan for the purposes of the Act

a) A person born in Barbuda with at least one grandparent born in Barbuda or

b) A child born anywhere of parents, at least one off which is a Barbudan within the meaning
of (a) above

Section 3 (1): All lands in Barbuda shall be owned in common by the people of Barbuda

Section 3 (2): The title of all lands shall vest in the Crown on behalf of Barbudans

Section 5 (1): No land in Barbuda shall be sold and Section 5(2): No person shall acquire land by

prescription or otherwise

Section 6: The Barbuda Council with the approval of the Antigua/Barbuda Cabinet and with the

consent of the majority of Barbudans can lease lands for major developments for up to 50 years;

or longer as regulated by Council; the procedure for gaining the consent of Barbudans is

outlined in Section 18; Section 19 requires that time limits on development are specified in the

leases; Section 22 prescribes that leases must be deposited with the Attorney General and the

Secretary of the Barbuda Council; Section 23 allows for leases to be assigned or sublet on the

approval of the Council normally and with the approval of Cabinet for major developments

Section 7: Barbudans > 18 years exclusive right of occupation of a plot of land for a dwelling in

an area designated by Council for residential use and for other uses, namely grazing, cultivation

and commerce in areas designated by Council for such uses

Section 8: Persons granted exclusive rights of occupation can convert such rights into a lease

for 10 years, renewable for 10 year periods; such leases can be used as security for loans

Section 9: No one can cut of fell timber, burn charcoal, destroy mangroves or mine sand

without a permit from Council

Section 10: Acquisition and loss of rights as a Barbudan ¢ A person who is not a Barbudan but

married to a Barbudan for 5 years enjoys the same rights as a Barbudan unless legally separated

or remarried to a non-Barbudan

Section 11: The Council has the responsibility for Administration, Development and Lease of

lands in Barbuda

Section 12:  The council shall designate areas for residential uses, agriculture (grazing and

cultivation), forestry, public purposes, commercial use, tourism development, fisheries, National

Parks and any other development project
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9 Section 14: The Council may make regulations and by-laws governing administration and
development of land in Barbuda

9 Section 25 (1): Creates a Land Registry for Barbuda to house deeds, registers and documents
for lands in Barbuda; Section 25 (2) makes provisions for appointing a Registrar responsible for
the Barbuda Land Registry

9 Section 26 states that The Rent Restriction Act shall not apply to Barbuda; Section 28 repeals
sections 4 ¢ 11 of The Barbuda Act Cap 42;

9 Other sections of the Act amends the Physical Planning Act 2003 to give relevant authority to
theBarbudl t £ FyyAy3a [/ 2YYAaaAaAz2zy o.t/ 0z Ay LI I
the Chairman of the BPC in place of the Town and Country Planner. The National Parks Act is
also amended to give authority to the National Parks Authority of Barbuda

Annex 10 ResidentialSubdivisions Registered at the DCA for Antigua, 2062009

Residential Subdivisions

Amount of Total 9% of Total

2002 164 126 78.8
2003 220 153 69.5
2004 162 127 78.4
2005 157 128 81.5
2006 201 162 80.6
2007 148 131 88.5
2008 130 108 83.1
2009%° 118 99 83.9
Total 1300 1034 79.5%

(Source: SIRMZP, GENIVAR, 2011, from DCA Records)
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Annex 11(a): Map showing Boundaries dflajor Watersheds, Antigua
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Watershed Boundaries

(Source: ESAL, 2008)

Annexl11(b): Existng Storage Volumes of Major Watershed&ntigua
Ref #| Watershed Area Existing Storage Capaci{ Ground Water Yield
(Hectares)| (Acreffeet) (cubic meters/yr)
Agriculture | Municipal

1 Potworks 3,160 30.6 4,010 220,000

2 Body Ponds 4,000 200.4 278 340,000

3 Christian Valley | 1,780 9.2 166 610,000

4 Parham 1,472 334 | -

5 Fitches Creek 1,040 3345 | -

6 Bethesda 120 540 | -

(Source: SIRMZP (2011), after ESAL (2008)
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Annex 11 (c): Water Production and Demand Antigua

On average Antigua requires 5.6 million imperial gallons of water a day; 60 % of the water is sourced by
Desalination /Reverse Osmosis, 30% from surface water and 10% from ground water. The breakdown is
as indicated:

Reverse Osmosis (RO) Plants

- Sembcorp (private company) Plant 3.1 million imperial gallons/day

- APUA Camp Blizzard Plant 600,000 imperial gallons/day

- APUA Ffreyes Beach 600,000 imperil gallons/day
Surface Water Treatment Plants

- Delapps Water Treatment Plant 1.5 million imperial gallons/day

- Bendals Water Treatment Plant 700,000 imperial gallons/day

Ground Water Sources

- Well fields 400,000 imperial gallons/day
APUA has an agreement with Sembcorp (formerly Eneserve) to produce a minimum of 3.1 imperial
gallons/day; beginning in 1992. Because of electricity and other costs associated with desalination,
APUA tries to optimize its use of ground and surface water and so operates its RO plants only when
needed.

(Source: APUA Water Business Unit. Press release published by The Daily Observeiperewspa
Tuesday March 19, 2013)

Annex 12: Staffing and Functions of Selected Agencies

# | Agency Staffing and Functions

a) | Planning and Development Control Agencies

1 | DCA

- Staffing- 17 Employees: 1 Town and Country Planner (T&CP), | Deputy T&CP, 1
Draughtsman, 2 Executive Officers, 6 clerks and 1 Petty Officer

- Functions: (i) preparation of plans, (ii) approval of development applications as
required by law, (iii) enforcement of compliance with building codes, guidelines
and standards and with the conditions stated in development permits, (iv)
evaluation of impact assessment studies

2 | Environment Division

- Staffing - 3 Established staff: 1 Chief Environmental Officer, 1 senior
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Environmental Officer, 1 Environmental Officer. 11 non-established staff: 1 Senior
Environmental Technician, 1 Environmental Education, 1 Environmental Officer, 10
clerical/administrative staff

- Functions: (i) Management of EIA procedures on behalf of the DCA, including
scoping, review of EIA reports, monitoring compliance with mitigation (i)
coordination of activities associated with multi-lateral environmental agreements
(MEAs), (iii) protected area planning, (iv) monitoring of environmental quality

3 | National Parks Authority (NPA)

- Staffing:

- Functions: (i) Management of National Parks, (ii) approval of development
applications for projects occurring within National Parks

4 | Barbuda Council

- Staffing: Staffing for appropriate functions -

- Functions: (i) Preparation of Plans, (ii) approval of development applications, (iii)
other related planning and development control activities, coordinated where
required with the DCA and Environmental Division, (iv) management of national
parks and protected areas in Barbuda

(b) | Land Tenure Administrizon
1 | Lands and Survey Department

- Staffing: 3 Surveyors, 3 Assistant Surveyors, 8 Surveyors Assistants, 7 land
Information Staff, 6 clerical and support staff. A total of 16 established and 11 non-
established staff

- Functions: (i) Government surveys, (ii) approval of all survey plans, (iii)
resolution of complaints, claims and disputes involving parcel boundaries, (iv)
update Data and Index Maps as required by law, (v) facilitate request by the public
for searches with regard to land information, (vi) manage LIS/GIS system

2 | Land Registry Division

- Staffing: 1 Land Registrar of Lands, 1 Deputy Registrar of Lands, 2 Executive
Officers, 6 Clerks and 1 Petty Officer. All Established workers

- Functions: (iyecording and approval of all transaction associated the registration
and titling of land parcels (ii) creation and/or maintenance of parcel files, registry
maps, land registers and related documents, (iii) resolution of disputes, claims,
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matters relating to loss of records, land certificates and certificates of lease, etc.

3 | Barbuda Council

- Staffing: staffing for land tenure functions includes -

- Functions (i) Coordinate land surveys require for lands leased to developers, (ii)
registering of lands transferred to Barbudans under the rights to use provisions of
the Barbuda Land Act, (iii) Management of a separate Land Registry for Barbuda

(c) | Management of Crown lands

1 | Lands Division
Staffing ¢ 7 Established Staff: 1 Chief Lands Officer, 1 Lands Officer, 2 Assistant Lands
Officers, 2 Land Inspectors, 1 Senior Clerk. 9 non-established staff:
Functions: () Allocation of lands to government agencies with the approval of the
Minister and Cabinet, (ii) preparation of subdivision concept plans, (iii) manage sales and
leases of Crown lands, (iv) coordinate activities leading to the servicing residential
subdivisions with roads and utilities

2 | CHAPA

- Staffing:

- Functions: (i) prepare plans for residential subdivisions and housing schemes,
(i) coordinate the implementation of infrastructure and utility services to
subdivisions and residential housing areas and (iii) manage the sale of lands and
homes

3 | Extension Division

- Staffing - 20 Established staff: 2 Extension Officers, 1 Agricultural Officer, 5
Agricultural Assistants, 2 Executive Officers, 10 other Clerical and Support staff. 13
non-established staff.

- Functions: (i) manage rents and leases of Crown lands to farmers for crop and
livestock farming, (ii) provide advice and support to farmers, (iii) monitor use of
rental and leased lands to ensure their appropriate use for farming
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Annex 13: Notes on Review and Analysis of the Existing Situation in Land Use and
Protected Area Planning and Administration

a) DCA Land Use Rnningand Development Control

1 In Antigua-Barbuda, like other OECS countries and territories, land use planning is
administered using two divisions within the National Physical Planning Office, namely:

- () a Development Control Division or Unit dealing mainly with development
applications, review, assessment of impacts, granting of permits, and enforcing the
terms of the permit

A x4 oA

- 6AAD I 'yAlG SELISOGSR (2 F20dza 2y af 2y 3¢
plan preparation, policy formulation, collaboration with economic planning on matters
related development policies and strategies

1 This model functions fairly well in the area of development control but has a track
record of limited achievements in land use and area planning

1 The Sustainable Island Resource Management Zoning Plan (SIRMZP) includes a proposal
by the DCA for reorganization of the Town and Country Planning Office (T&CPO) to
include a (Physical) Development Planning Unit (P)DPU, Development Control Unit
(DCU) and Clerical Unit

1 While this is an improvement on existing conditions, when viewed against the mandate
of the T&CPO/DCA as set out in the Physical Planning Act, 2003, staffing will remain
inadequate. The PDPU would be manned by one (1) Physical Planner, two (2) Planning
Assistants, A Geographic Information System (GIS) Technician and GIS Assistant.

91 DCA itself identified the need to strengthen and build capacity within the DCA for
technical functions, building inspection and monitoring of developments projects,
through training, equipment purchase, networking of computers and provision of
transport. DCA also expressed that capacity building should increase effectiveness in
the execution of penalties, fines and charges for illegal development and practices such
as squatting and in achieving compliance with planning permission (DCA unpublished
document)
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b)

Physical Planning must also change from its current and primary brand as a regulator
and development controller of land to an entity which sees land as a critical asset vital
to development policies

A change in perception could result in a shift in priorities for funding the T&CPO/DCA to
carry out the wide range of planning functions specified or implied in the Physical
Planning Act, such as the National Development Plan, Management Plans for
Environmental Protection Areas (EPAS), and Plans associated with Amenity Orders and
Comprehensive Planning Areas (CPAS)

It is instructive that since the passage of the Physical Planning Act in 2003, the only plan
to have been prepared with the involvement of the T&CPO/DCA was the SIRZMP; there
has been no EPA or Amenity Orders made, no development plans for areas evolving as
growth centers such as Jolly Harbour, English/Falmouth Harbours and the north shore
area of the country

The SIRZMP is an important step in providing the national framework and strategy for
land use and development but lacks the localized critical analysis and planning required
for developing urban settlements, which in some cases require traditional or
performance zoning measures to help manage growth

Protected Area Planning and Management.

Legal authority for the management of Protected Areas in Antigua-Barbuda is shared by
(@) the National Parks Authority (NPA), under the National parks Act of 1984 (b) The
Fisheries Division of the MOA, under the Fisheries Act, and (c) the Barbuda Council
under the Barbuda Land Act, 2007.

DCA has the authority under the Physical Planning to establish Environmental Protected
Areas (EPAs) but not for their management. The Environment Division has been given
administrative responsibility for planning for protected areas and recently coordinated
the preparation of a Protected Area Systems Plan (PASP) with external funding. The
Division lacks the legal authority to manage protected areas but seeks to attain this in a
proposed Environment Bill. The EAG has been involved with a GOAB established Mount
Obama Committee (MOC) in coordinating plans for the creation of the Mount Obama
National Park (MONP).
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1 Protected area systems function as critical policy vehicles for land management by
seeking to conserve bio-diversity (ecosystems, species, and genetic resources), promote
sustainable development of natural and cultural resources, while advancing scientific
and public knowledge. The draft PASP identifies areas proposed for inclusion in the
System and provides an institutional framework for i K S & &managdmeém.a

9 Discussion of the draft among various stakeholders identified a number of short
comings including (i) a credible criteria to be used to ensure representative samples of
environmental systems within the PASP, and (ii) effective mechanisms for coordinating
functions of agencies responsible for various protected area sites.

9 Existing protected areas cover over 90 sq miles (57,794 acres) of land.  With the
exception NPA, which manages a number or parks, none of the management agencies
have the financial resources to sustain a realistic compliment of staff needed for the
management of fairly large areas. Strategic partnership arrangements between
government agencies and non-government organizations such as the Environmental
Awareness Group (EAG) are essential to built capacity and source funds to manage
areas

T ¢cSSa YR OKIFNHSa TFTNRBY . dzaAy SSifad 29 @ay CBS2aGi|A&s
bradA2y Lt tFN] ob5bto ISYSNIGS GKS NBOSydzS
The Dockyard is hailed as the best adaptive use of historic buildings and landscapes in
the region. However, management of the natural terrestrial and marine resources of
the Park has not been allocated the resources required although a recent decision to
establish and Environmental Unit within the NPA should reverse this

1 The NEMMA, with 30 sq miles of offshore islands and marine area and some of the best
fringing mangroves, reefs and scenery is severely under-staff although stakeholders and
resource users of the area agree that it has good options for generating revenues for its
Yyl 3SYSyao CKAA A& a2 RSaLAGS GKS bt
generation in the NDNP. The Park is financially self sufficient through entrance fees,
environmental levies, income from yacht berthing and other revenue sources

1 Despite the large areas of land and marine areas in protected areas status, Government
adSyOASa FyR bDha KIFIGS a2 FFEN 0SSy dzyl ot S
recruit, train and certify staff for careers in protected area management
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1 Diamond Reef Marine Park (Antigua) and Pallaster Reef Marine Park (Barbuda) have not
been actively managed since they were established in the 1960s. Given the issues of
financing and staffing associated with protected areas, it may be necessary to review
their protected area status

1 Inrecent times the Plant Protection Unit (PPU), Ministry of Agriculture has been fighting
G2 O2Y0lG GKNXBS GaRSIFIRteéé¢ LIyl Rkethabl asSa
yellowing disease is spread by an insect and affects hundreds of palm trees, including
coconuts; Bud Rot and Citrus greening). These diseases are associated with imported
plants and food. Effective response to the diseases and their impacts requires, in the
thinking of the PPU, additional professional staff with the ability to recognize signs and
symptoms at ports of entry; skills may require persons trained in acronomy, plant
pathology, nematology, emtomology (The Daily Observer, Tuesday March 26, 2013).

Annex 14: Notes on Agriculture

1 A 1985 census of land use and vegetation for Antigua calculated 3183 ha as crop land,
9,767 ha as rough grazing, 9,569 ha as woodland, 876 ha as swamps, mangroves and
beaches, 3,225 ha as urban areas, industrial sites, tourism and airports and 763 ha as
rural settlements. For Barbuda, less than 1% of the land area was occupied by
settlements and related uses (109 ha), while 7,900 ha was occupied by dry forests and
3,729 by swamps and mangroves (UNDP Project Document - SIRM Project)

1 The contribution of agriculture to GDP is currently about 3.7% compared to 40% in the
1960s. Prior to 1974 the cultivation of sugar on estate lands provided Antigua with an
important commodity for export. Today, most crops are grown for consumption in the
local market. The country is one of the few places in the world with good soils for sea-
island cotton. (These lands require protection if sea cotton export is to remain viable).

91 The industry (agriculture) is constrained by high labour costs and less than effective
marketing structures and infrastructure.

9 About 30% of the land in Antigua is arable but only 18% of these lands are actively
cultivated. Farmers rent or lease land mostly from government and to a less extent
from private land owners. Farming plots up to 2 ha can be leased through the
Agricultural Extension Division, while leasing plots over 2 ha must be negotiated with
the Lands Division in the Ministry of Agriculture.
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9 Leases are normally for a period of 5 years.

Longer leases up to 25 years can be

negotiated but the process is cumbersome and time consuming. Farmers are therefore
reluctant to invest in appropriate technologies and irrigation which are important for

expanding and sustaining competiveness farming businesses

Annex 15: Land Registry Divisiorsees Charged for Transactions

# Type ofTransactionsFees Amt (EC$)

1 Index search on website EC$27

2 Parcel search on website EC$27

3 Inspection of Registers (for each register) EC$25

4 Application to copy register or instrument (certified & uncertified) | EC$50 & EC$35

5 Application to copy sheet of Registry Map or filed plan (certified & | EC$50 & EC$35
uncertified)

6 Application for an Official Search EC$50

7 Application for land Certificate or Certificate of Lease EC$100

8 Filing of any instrument EC$30

9 Filing of Non-Contentious applications (including affidavits) EC$40

10 Filing of Contentious Applications (including Statutory Declarations | EC$50
in Support)

11 Filing of Notice, Objection, Consent or Affidavit of Service) EC$25

12 Opening of Registers for Partition, Sub-division, Combination, | EC$50
Alternation, Re-parcellation (for each parcel resulting)

13 For any Act, Matter or Thing not specifically provided) EC$500

14 Filing an Instrument after 3 months of date of execution EC$150

(Source; Land Registry Division, 2009)

Annex 16 Notes onUrbanization

a)

T

Settlement Expansion, New Sttivisions

The demise of the sugar industry made large government owned parcels of land
available for housing, settlement expansion and other uses. This set off a trend

characterized by:

75

E Ivor Jackson  (Final Report)  AntiguBarbuda Land Policy Issues Paper




- Expansion of existing settlements, often without measures taken to integrate old
and new areas of the communities and failure to prescribe administrative
boundaries for these areas

- Creation of new housing subdivision with average lot sizes larger than existing or
older settlements; lot sizes in government planned subdivisions in the 1980s
averaged close to % acre; they are now are closer to % acre on average and even
lower, 0.17 ¢ 0.2 acres in some cases

- Radom selection of sites for residential development, triggered by factors of
location in which land is owned, with no real disincentives against building in areas
far removed from services, except the initial cost of laying infrastructure

- Failure to provide incentives for development of core commercial zones and public
spaces, in old, expanding and new settlements, located for the convenience of
community residents

9 This trend was recognized to be unsustainable due to several factors, (i) the relatively
higher cost of installing and maintaining physical infrastructure and utilities in large lot
subdivisions, (i) limited access to public transportation from residential subdivisions
located appreciable distances from regular bus routes; creating a dependency on private
vehicles, with a corresponding increase in traffic flows on major routes and traffic
F NGSNASE fAY| Awbaghaf{dul ardd2 B QX LI 8 & Gz8A | ND& | A
Parham Road, All Saints Road, Valley Road) (iii) the absence of community meeting
places (built or natural) in new subdivisions, resulting in lower level contact and
interface between residents; a situation thatisi € LJA OF £ 2F G0 SRNR2Yé¢ 02

1 The SIRMZP attempts to resolve these issues by recommending (i) guidelines to effect a
change to a smaller lot-size policy (See Figure 1), (ii) urban design based improvements
in core areas of settlements to accommodate commercial activities, public transport
connection nodes and open spaces for public convenience

9 Lot sizes are now smaller for Government planned subdivisions and are becoming more
so for private residential housing projects. The increase in land prices is influencing the
change. Market prices for land are now about EC$5.00/sq ft compared to EC$1-2.00/sq
ft in the 1980s. Even with Government subsidizing the price at about 40% of market
cost, affordable housing remains an issue.
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Figure 1 Lot Size Gdelines

b)

Gross Lots Per Acrg Minimum Lot Size (Sq ft)
Residential (maximum)
Density
OECS SIRMZP | OECS SIRMZP
Low 5 8 8,000 5,000
Medium 10 12 4,000 3,000
High 17 20 2,500¢4,000 (internal) 2,500 - 3,000 (internal)
3,000 ¢ 4,500 (internal) 2,500 ¢ 3,000 (corner)

(Source: SIRMZP, 2011)
Squatting

The SIRMZP identifies ten (10) areas in which squatting has occurred in parts of
settlements with varying degrees of urban density: Perry Bay and Yorks New Extension
0{lid W2KyQao Is, tightthd?, iMack Bond DAL, Friddtd®n, Cobbs
Cross, Dockyard (presumably the Mast Pond area), Jennings New Extension

Various reasons given for squatting include, rising land prices, absentee land owners,
inadequate enforcement of rules against squatting, unmet demand for publicly owned
land (300 lots being sold yearly against a waiting list of 2,000 to 3,000 persons), high
influx of Caribbean nationals, most lacking in skills and earning capacity, corrupt
practices allowing squatters illegal access to water, electricity and telephone services
and failure of the DCA to enforce the law against development without approval

A case analysis done for the Perry Bay squatter settlement reports that about 200
persons (men, women and children) were living in substandard housing and unsanitary
conditions that pose significant risks to deceases and general public health (UN-
HABITAT, 2011)

Site Selection Procedure

Consultations revealed concerns that in practice, the Cabinet may at times make
decisions on the allocation of sites for residential housing before technical assessment
of suitability is determined. The result could be the area is subjected to flood, drainage
and other problems similar to those experienced in the Bolans extension.
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d)

Vulnerability to floods, problems with treatment of sewage are compounded when
home owners are allowed to built before drainage works, roads, and sidewalks are
completed

Conflicting Uses within Settlements

The SIMZP cannot and does not address some of the specific land use issues within
settlements. For years, automotive repair, including body works, have been occurring
in St. Johns and other developing settlements within residential areas or sections of
settlements where mixed uses are allowed. Mixed uses are desired and should be
encouraged in some areas. However, where such uses create conflicts as demonstrated
in air quality (air pollution), noise and visual impacts, relocation to area specific zones as
Is normal for traditional zoning should be considered as one option. Where relocation
is not practical, another option is the use of performance zoning, which involves
applying specific performance standards to achieve agreed objectives to limit noise, air,
occupational or public health impacts, together with impacts that devalues real estate

Such standards can be applied with limits that allow measurement of selected
parameters or could be packaged as a set of specific measures such as the use of sound-
proofed containments to reduce noise from generators, electric saws, sanding and
buffing equipment and the use of screens to avoid health impacts associated with spray
painting and sanding.

On the other hand, traditional zoning normally allows for specific uses within a zoned
district, without the flexibility that mixed use districts require

This performance zoning approach to the mitigation of impacts associated with yachting
uses is also worth exploring in greater detail. Marinas with boatyards and live-aboard
berthing facilities are typical examples WaAS NBE G NBaA RSy (Al f €
boat) are quite often located in proximity to industrial type uses involved in scraping the
hulls of yachts, sanding, and fiber-glass hull repairs

Industrial uses not only impact residences but also offices, various other business and
restaurants located in or adjacent to boatyards. Antigua Slipway, one of the major
boatyards in Antigua, has three restaurants located not far from areas used for yacht
maintenance. Of similar concern is the practice by various marinas to allow repair work
to occur on boats berthed next to other yachts with persons staying on board
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oSurvey Diagram:

9 All survey plans are required to be printed/drawn on Matte Film of good quality (e.g. Cannon
52d20tS alddS CAftYyo 2F aAlsS y2 fS8Saa GKIFy yopé
2NBIFYyAT SR 'yR SljdzZ tté& aLl OSR 2y GKS tftly LINB&AS

9 All annotations, including angles, co-ordinates and distances should possess a text size and font
that is legible.

9 Job applications must be clearly indicated on all plans submitted (i.e. whether the survey may be
a Verification or Demarcation).

9 Survey plans must be signed by a Licensed Surveyor.

9 Station descriptions must be indicated on Survey Diagrams.

9 Survey Plans are to be presented only at scales of 1:500. 1:1000. 1:1250, 1:2500 & 1:5000
Field Notes:

9 All angular observations must be reduced

1 The precision of all general boundary surveys is to be no less than 1:3000 or 1:5000 for a fixed
boundary survey

9 Original field notes must be submitted in a neat, legible and orderly manner
9 All survey Traverse computations must show both an adjusted and an unadjusted traverse sheet
1 Alljobs returning must be re-scanned to record the corrections made.

9 Mutation, Demarcation and Boundary agreement forms should have the seal of the Survey and
Mapping Division upon submission.

1 Surveys done with True Coordinates must be presented with a digital copy.€

Effective £' January, 2013 Signed-
Chief Surveyor
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Annex 18: Areas of Crown Lands Rented by Farmers

# | Area of Farms # Farmers | Lands Farmed by Area | Size of Farms (Acres)
(Acres) Range Average
1 | Comfort Hall & Rooms 44 85.8 0.5¢8.0 1.9
2 | Bettys Hope 49 139.1 0.5¢20 2.8
3 | Light Foot 9 30.2 1.0¢5.0 3.3
4 | Tremontania 43 70.5 0.5¢5.0 1.6
5 | Claremont 62 139.6 05¢7.0 2.3
6 | Follies 9 14.1 0.75¢3.4 1.6
7 | Jolly Hill 107 226.5 0.7¢6.2 2.1
8 | Orange Valley 32 120.1 1.0¢85 3.8
9 | Christian Valley 11 21.3 1.0¢3.0 19
10 | Belvidere 95 265.1 0.5¢10.7 2.8
11 | Creekside 10 43.9 1.0¢19.2 4.4
12 | Sandersons & Diamonds | 24 89.2 0.6¢22.0 3.7
13 | Table Hill Gordon 32 101.9 1.0¢8.0 3.2
14|aOYAYyyYy2yQa |7 17.7 0.7¢5.0 2.5
15 | Cassada Gardens 15 29.4 0.5¢8.0 2.0
16 | Cades Bay 5 5.9 0.8¢2.0 1.2
17 | Brooks 18 36.7 0.5¢5.0 2.0
18 | Green Castle 12 26.3 0.7¢5.2 2.2
19 | Belvidere 21 75.3 0.14 ¢ 35.9 3.6
20 | Parham Lodge 10 32.0 2.0¢5.0 3.2
21 | Belmont 17 36.0 0.7¢4.2 2.1
22 | Burkes 31 68.8 0.5¢5.0 2.2
23 | Glanvilles 6 15.8 1.0¢5.2 2.6
24 | Double Hole 1 2.6 2.6 2.6
Total 670 1693.8

(Source: Extension Divisi@gpvernment of Antigudarbuda)
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Annex 19: Report on theNational Land Policy Issué&/orkshop Antigua

Prepared by Cheryl Edwards

A. Opening Ceremony

Workshop Opening

A Chairperson, Mr. Jedidiah Maxim , Director of Agriculture, Ministry of Agriculture, Lands,

Housing and Environment opened the workshop observing protocols and gave brief
remarks including a desire to work together to develop achievable goals.

Welcoming Remarks by PS, Mr. Robelto Isaac

A Permanent Secretary, Mr. Robelto Isaac gave welcoming remarks to the panel and

participants. He stressed the importance of the SIRMZP (Sustainable Island Resource
Management Zoning Plan) as it relates to Antigua and Barbuda. He stated that it was an
admirable plan and was not surprised that it was a key document which was to be
discussed at this workshop.

He echoed the need for land to be put aside for food security, therefore making it
imperative to take another look at managing the resources of Antigua and Barbuda. He
indicated that these are serious and complex issues and that planning may best be
accomplished with the assistance of UWI and CARICOM

Remarks by Dr. Asad Mohamed, Representative of UWI

A Dr. Asad Mohamed, representative of the UWI in opening remarks to the workshop,

asserted that the UWI had a mandate to work with member countries on national land
issues with relevance to key problems of the SIRMZP.

He gave an historical background by saying that in 1992 there was a review of human
settlements in the region. In 2003 there were reviews in issues of the region by way of
country papers. Now ten (10) years later a look is being given to comprehensive land
policies. He said that many countries are under financial constraints therefore this
forum must look at:

- How to secure more sustainable financing
- Reasons why some of the tasks given to institutions are not easily executed
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- What sensible matters can be done with the sovereign realms of government to
create sound policies
- How can organizations like UWI be involved in support of the countries of the region

Remarks by Mr. Peter Murray, Representative of the OECS

A aNX» t SGSNJ adzZNNIF 2Qa 2LISyAy3 NBYIFN)yl A& RSHKEG

He spoke of the heads of governments being determined to attack climate changes. He
said land resources must be more vigorously protected, so that they would be in a
better position to survive climate changes.

He also said the OECS Secretariat is determined to bring climate change into focus when
land management is being addressed.

Remarks by The Hhorable Minister of Agriculture, Lands, Housing and Environment

A The Honorable Minister indicated that he was saddened by the fact that this workshop

did not take place ten years ago. He voiced his concern about the escalating problem of
squatting and charged the forum to deliver a working sustainable document that he
could take to cabinet and subsequently parliament, to establish a land use policy for
Antigua and Barbuda.

Minister Baptiste admitted that it is very difficult to move squatters but that there is
political will to do so and that within the MOA there are enough divisions to implement
the document when it comes to fruition.

Minister Baptiste contends that Antigua should experience less flooding or mishaps
related to flooding after the document is created and implemented. He is glad that the
OECS is addressing the challenges of land use in Antigua and Barbuda seriously. He is of
the opinion that the University of the West Indies (UWI) is the brain of the West Indies
and they have resources that can be shared.

Mr. Baptiste did not forget to address the issue of climate change. He lamented that the
last storm caused 5 million dollars in feeder road damages and 2-3 million in crop losses.
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B.

He went on to say, farmers have started to see bumper crops out of season, so it is
imperative that we assist them in adapting to these changes.

CAylLftfte aAyAadSNI . ILIWA&AGS AyadNHzOGSR
0S al OUA2Yyéd | shiult heyestaplished CrddYa Yvarking SoBument
presented.

Workshop Sessiog$resentation on OECS Projects and of Policy Issues Paper

Presentation by Cornelius Isaac, OECS Secretariat Project Coordinator

A Mr. Isaac provided an overview of the OECS Growth and Development Strategy and

highlighted the Environmental Management Strategy with specific emphasis on the
areas of focus. He outlined a number of OECS projects relating to climate change which
included, reducing the risks to Human and Natural Assets resulting from Climate Change
(RRACC), Global Climate Change Alliance (GCCA), Climate-Resilient Eastern Caribbean
Marine Managed Areas Network (ECMMAN) and Supporting the Eastern Caribbean
States to Improve Land Policies and Management (ILPM). Other complimentary projects
and interventions were also mentioned.

The project is funded by USAID for USD$1.27m for a three year period 2011-2014. The
Memorandum of Understanding was signed in May 2012 with collaborating and
implementing partners - UN-HABITAT/ROLAC, UWI and the OECS.

The expected achievements of the project include enhanced regional capacity to
develop effective land policies, formulation and adoption of generic OECS land policy
guidelines, the development of at least 3 National Land Policies, piloting of the social
tenure domain model (STDM) for improved land records and implementation of a
communication strategy on understanding of sustainable land management.

Mr. Isaac mentioned some critical concerns within the sub-region such as the informal
land tenure systems, land administration systems lagging behind requirements of land
markets, lack of land information systems that provide comprehensive assessment, and
land policy that does not factor in equity in access to land. It is expected that the land
policy issues to be addressed will include access to land for housing, access to housing
for the poor, un-regulated development, land fragmentation, squatting, improper land
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use/distribution, lack of tenure security, family land, inefficient land market and limited
institutional capacity.

Presentation of Synthesis of National Land Policy Issues by Ivor Jackson, Consultant

A

Mr. Jackson provided an overview of land policy issue paper for Antigua and Barbuda.
He spoke of the status of land policy and its legal framework in Antigua and Barbuda. He
discussed administration and management along with the sustainable development of
land in Antigua and Barbuda.

He explained that distribution is administered by using freehold, rent and lease
arrangements but in the case of Barbuda ownership is assigned to the Barbuda Council
who will determine how the land is distributed. He showed how in Barbuda land cannot
be sold but bestowed by right to persons over 18 years, and in the case of developers
lands may be leased for up to 50 years.

Mr. Jackson went on to say that the Government of Antigua and Barbuda (GOAB) is
trying to diversify and expand crop and livestock farming in an effort to reduce its food
import bill. A major issue however is insecure land tenure which discourages long term
investments by farmers.

Concerning housing policy GOAB seeks to provide affordable housing for its citizens by
subsidizing land prices of up to 40% of the existing market values but is often unable to
adequately provide proper infrastructure.

The tourism policy is influenced by its contribution to the GDP of about 70% but
concessions to hotels and other investors though beneficial are in some cases met with
noncompliance of scheduled developments; and penalties for this are often not
enforced.

Mr. Jackson addressed the problems of dredging, sand mining, watershed, mangrove

and wetlands policies, where poor monitoring, very high costs and insufficient legal
framework are major issues to contend with.
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A There are numerous laws relevant to land management and administration of Antigua
and Barbuda. There is the Disaster Management Act, which should be amended to give
land buyers information on high risk areas and a proposed Environment Act which still
has to be passed.

A aNxX WIFHOlaz2zyQa LINBaSy i ingiahdDygveloprgeat CaltPolSvRere[ | Yy R |
GKS 5/ ! Qa 0dzRISG 6l a AylrRSIldzZ §S SALISOAIT (@&
are issues in shortages of professional staff.

A Another difficult and urgent issue which he expounded on was that of Land Tenure and
Administration. GOAB subsidizes prices for leased lands to farmers, however cheap land
without secure tenure fails to stimulate productive investment in agriculture.

A The Land and Survey Department (L&SD) need more staff to assist with mapping;
apparently, private surveyors are not authorized without permission to survey crown
lands. Their land folio GIS system needs upgrading. Concerning Barbuda lands conferred
by right are not being surveyed. Due to the fact that there are no property taxes, an
important source of revenue is lost which the Council desperately needs. Even the land
that is leased is not registered with the L&SD.

A The challenges the land division faces are:
- Staffing inadequacies
- Damaged or lost files
- Anarchaic paper based system of records
- Financing
- Reduction in lot sizes in an effort to make housing more affordable.

0«
w»

A aN» WFO0lazy aLkRi1S 2% /1!1t!1 Qa AaadzsSa 27
75% of residential parcels issued by them are delinquent, with revenue amounting to
about EC$15-20million outstanding.

A Concerning farm lands, according to research, the extension division claims that an
unknown amount of lands which have been leased to farmers are not being farmed.
There is a lack of adequate performance criteria, and there are no penalties for not
using lands for the said purpose. Mr. Jackson feels that introducing legislation which will
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zone arable crown lands for agricultural use and establish sound policies will address
many of the above problems.

A With regards to revenue capture, strategies are needed to increase revenues from
government services associated with land sales and transactions although this is likely to
meet public resistance.

A In wrapping up his presentation, Mr. Jackson spoke to the need for GOAB to properly
planitsagSyY Rl G2 I RRNX&aa Itf (KS&S AadadzsSacd ¢KAa
effective procedures and mechanisms for engaging and coordinating the functions of
various government agencies and statutory bodies in the preparation of various
developmentplay a @ €

C. Workshop Sessions Responsdrom Panelists and otheParticipants

Panelists included Dr. Reg Murphy of NPA & UNESCO, Mr. Kevin Edofatis MOA andMr.
Carl SamuelPrivate Consultant

A Dr. Murphy stated that this exercise should have taken place years ago. He was of the
opinion that there are problems with communication and education. He went on to say
that land is a major political issue, and is often used as a pawn in gaining political
mileage.

A He suggested the need to devise a new concept for distribution of land. This would
require educating the population as to how it should be done. With regards to
communication he gave an example of livestock farmers whereby it should be properly
communicated to them that animals must be raised in appropriate areas and not just
anywhere they would like to have access to land. In essence he said there has to be a
cultural change.

A The question arose as to how can one clearly implement policies without political
interference and the suggestion was to implement tough legal measures which are
revenue generating to keep policies in place.

A It was observed that social, economic and ecological guidelines should be developed
and a plan of action put in place to address some of the relevant policy issues that
would affect future generations.  Consultation should be held on a wider scope.
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Reference was made to Mount Obama National Park and other parks where it was
deemed imperative that strategies must be put in place to defend them.

Mr. Ivor Jackson however felt that though these parks must be protected and
mechanisms put in place to do so, it was important to communicate that land tenure
matters constitute the most urgent land management issues to be addressed by the
country.

Dr. Mohamed felt that so far, he had not been able to get a good sense of achievable
policy issues, so he asked the participants what they would like to see achieved. It was
proposed that policies should include:

- Economic use and tourist attraction

- Clear margins of land use vs land tenure

- Land distribution

- Land access

A suggestion was to try to get parks to be self sufficient since it is not feasible to depend
on grants for sustainability.

Mr. Mullin felt that it was necessary to move away from the traditional methods of
communication, and move towards integration. There was shared acknowledgement
that there is wide spread community support for mangrove wetlands, forests and parks
to be protected.

Mr. Kevin Edwards raised a point of concern in climate change, which was evident by
the increasing frequency and severity of storms. Since cleanup affects communities,
they are also aware of problems that follow climate change.

There was a discussion on land ownership. At one point government owned 70% of
Crown land, included plantations and beaches. Lands have been distributed without
proper planning, resulting in improper infrastructure, poor drainage, and unacceptable
structures in inappropriate areas.
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A Sadly, government through poor policies now only has control of about 40% of lands.
Mr. Edwards pointed out that lands allocated towards sports take up a lot of the 40%
remaining, a good part of which is not suitable for development.

A He went on to comment that the SE-SW lands are very important to soil and water
conservation and biodiversity and policies are required to ensure their protected and
sustainable use.

A Dr. Mohamed pointed out that protected land differs from land put aside for future use.
Mr. Edwards reiterated that a great challenge in Antigua is to put policies in place and
execute them. Land use practices have led to major problems that need to be
addressed including: squatters, schools located in high risk areas (20% located in risk
area), homes located in flood prone areas, healthcare facilities located in high risk areas
and stored food supplies located in inappropriate areas.

A Mr. Gregory Bailey commented that everything has to be legislated. It is obvious that
voluntary compliance has become difficult. It is sad that there seems to be no
institutional memory; trained personnel either retire or transfer or relocate and massive
information is lost.

A Mr. Carl Samuel approached his contribution from a renewable energy angle and
suggested that the globe will fight for water and energy in the not too distant future. He
believes Antigua must think of how to address future energy requirements, including
becoming less dependent on fossil fuels.

Workshop Sessions Additional Presentation and Discussions
Presentation by Dr. MohammedJWI

A Dr. Mohammed addressed concepts associated with governance, land policy, land
management and administration and factors that impacted on land policy development.
He also highlighted a number of issues of importance including informal tenure, family
lands, squatting, access to land, relocation and foreign ownership.
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Commentsand Discussions

A/l 2YYSYyia oKAOK TF2fft26SR 5N az2KIl&tkaDa LINE:
objective should be to implement medium and long term goals reflective of
32 @S NY Y Sy G Q ahis indy heRchidvdd byrusing cdncepts of management and
administration although not operating separately.

A Mr. Kevin Edwards observed that concerning land planning in Antigua, there seems to
be a shift to secure grant funding to spread across various government divisions.

A Dr. Mohamed stated that land policy structure in the region resembles an inverted
pyramid (unstable)

A There is no effective land zoning mechanism in the OECS, so separate but enabling
legislation must be established. Land use for agriculture is critical so it must be zoned.
It is easier to zone crown lands than private lands; legislation should be considered for

zoning which would bind the crown.

A Mr. Kevin Edwards noted that almost all agricultural holdings are not surveyed.

D. WorkshopSessions Breakout Session

A Break-out sessions were planned for three groups to develop recommendations in the
following thematic areas (i) Land Policy and Legal Framework, (ii) Land Administration
and Management (iii) Sustainable Development and other Cross-Cutting Issues.

A This session was not held because of time constraints. Participants were sent the
following form to be used for recommendations but there has been no response.
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Formfor development of recommendations for land issues in imdlual countries
Based on the template for development of the land issues papers

LandPolicy and Legal Framework: Group 1

Consideration

Issues Identified

Prevailing policy, laws and
regulations

Initiatives and reforms

Challenges and successes

Conformity to national
conventions

Human rights and social
justice

Gender considerations

Activities of NGOs

Land Administration and ManagementGroup?2

Considerations

Issues identified

Institutional arrangements

Role clarity within institutions

Effectiveness of land
administration systems

Registration and costs

Perceptions on tenure
security

Institutional capacity

Inter-agency collaboration

Prevailing tenure

Equity in access to land

Land governance

Transparency

Access to land information

Land conflict resolution

Enforcement of rules and
regulations

Currency of land data

Sustainable DevelopmentGroup3

Considerations

Issues Identified

E Ivor Jackson
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Land use planning

Role of non-state actors

Environmental considerations

Protection of natural
resources and fragile
ecosystems

Coastal land management

Water /immersed lands

Climate change
considerations

Balancing economic with
ecology

Urbanisation

Informal settlements

Agricultural productivity

Land value capture

Land market performance

Land taxation

E. Workshop Sessions Closing Remarks&nd Vote of Thanks

A Closing remarks were made by Mr. Cornelius Isaac, OECS Representative

A A vote of thanks was given by Mr. Kevin Edwards, Chief Lands Officer
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Annex 20 List of Participants at the National Land Policy Issues W
Names Agency Email
Reg Murphy National Park &UNESCO regmurphy@hotmail.com

Brian Cooper

Wilbert R Burke

Emile Floyd

Philmore Mullin

Gregory Bailey
Ivor Jackson

Lucia Mings

Peter A. Murray
Cornelius Isaacs
Dr.Asad Mohamed
Kevin Edwards

Carl Samuels

Cheryl Edwards

ElkaPantlitz

Frederick Southwell

Johnson Browne

EAG

CBH

NODS

MOA

OECS Consultant
QECS Consultant
OECS Secretariat
OECS Secretariat
uwi

MOA

Indep. Consultant
Renewal Energy

MOA (rapporteurs)

MOA (rapporteurs)

DCA

Land Office CHAPA

h

brian.cooper.ag@gmail.com

cbh_chi@yahoo.com

PEmullin@gmail.com

italziggy@yahoo.com

ijacks@candw.ag

lucia mings@yahoo.com

pamurray@oecs.org
cisaac@oecs.org
asad@opus.co.tt

kevintedwards@hotmail.com

carl.samuel73@gmail.com

771-2059

764-3436

462-2936

464-8456

562-2144

764-1262

764-0766

764-0304

cheryichampagneedwards@gmail 722-5501

classyelka@hotmail.com

southwellfred @gmail.com

[p5757 @hotmail.com

562-1814

764-2038

462-2038

721-1970
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Annex 21: Summary of Land Policy Issues
Category Subcategory Issues
Land area (hectares)
State land ownership (%) Close to 40% of lands in Antigua; All lands in
Barbuda held in common ownership for eligible
Barbudans defined under the Barbuda Lands
Act
Property parcels
Background | Squatting situation Occurs in a number of areas on private &

Crown lands

Family lands (%)

Na

Other ownership
Patterns

Na

Major land uses (3)

Urban & rural settlements, agriculture,
protected areas, industry,

Land Policy and
legal framework

Prevailing policies (Land, Housing,
Other)

() Management & administration of Crown
lands distribution in Antigua is
perhaps the most critical land
management policy issue

In Barbuda lands can be leased to
developers for 50% for projects in
excess of EC$5.4 million; lands are
conferred by right to Barbudans &
can be leased for 12 years with
renewal provisions

(iii) The policy appears to offer little

incentives to Antiguans to
participate in development on
Barbuda unless in projects costing
over EC$5.4 million

(iv) GOAB sells lands in Antigua for about

40% of market value but is unable to
finance the cost of infrastructure for
its housing subdivisions

(v) GOAB frequently subsidizes the

provision of infrastructure in private
residential subdivisions

(vi) Most of the Crown owned agricultural

lands are rented to farmers under
insecure tenure arrangements that
discourage long-term investment

(vi)GOAB subsidizes prices paid for farm

lands; cheap land without secure

(ii)
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tenure fails to stimulate productive
investment in agriculture

(viii)  GOAB incentive policies for tourism
facilities have been helpful but
penalties for non-compliance with
development timelines are often not
enforced

(ix) Disincentives to discourage building
close to beaches in order to mitigate
sea level rise & related climate
change impacts are not sufficient

(x) Lease arrangements for dredging &
using the sea bed are inadequate &
fees charged are inconsistent

(xi) Monitoring of dredging & seabed
development activity not effectively
carried out

(xii) The status of future commercial mining
of sand in Antigua is unclear despite
the impacts & risks involved; future
options for construction aggregates
not being sufficiently explored

(xiii)  The Barbuda Council relies heavily
on sand mining revenues; finding
suitable sources of future revenue is
critical to the island

Laws and regulations

(i) The Physical Planning Act is a
comprehensive legal instrument that
requires adequate resources to
implement its provisions; these
resources are currently inadequate

(i) The Condominium Titles Act does not
make necessary provisions required
to capitalize on the market for
vertical condominium subdivisions

(i) Deficiencies also exist in the Disaster
Management Act; one issue
involves NODs not being sufficiently
involved in review & permits
associated with projects in hazard
prone areas

(iv) The proposed Environment Protection
Act is meeting resistance because
of its scope & wide ranging authority
on environmental matters, some of
which are the responsibilities of
other agencies
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(v) A provision in the Registered Land Act
allows persons to acquire land by
prescription after 20 years
(amended from 12 years) of
occupation of privately owned lands;
this seems to encourage squatting &
is considered unfair by land owners

(vi) There are a number of issues inherent
to the Barbuda Land Act, e.g.,
fairness of its treatment of
Barbudans and Antiguans in respect
of incentives to participate in the
i slandds deveisepmeg
and time consuming procedure for
approving development projects

(vii)There is general agreement on the need
to expand the body of regulations
affecting development and land
tenure administration &
management in the country

Land
Administration
& Management

Institutions

() DCAbs budget is not
implement the provisions of the
Physical Planning Act

(i) DCABs existing budg
development control functions;
planning functions are weak

(i) A key issue is a shortage of professional
& technical personnel, which creates
weaknesses in the organizational
structure of the agency; Critical
areas of DCAOGs man
being realized

(iv) DCA is proposing to reorganize its
operations into 3 sub-units of
Development Planning,
Development Control & Clerical,
this is good but will not guarantee
improvements if financing is not
available

(v) A primary area of weakness is Building
Inspection & Monitoring of
development projects; DCA expects
to solve this by training, transport,
equipment purchase, & integrated
use of computer technology

(vi) Institutional & organization issues were
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cited by other agencies, e.g, NODS,
Environmental Division, L&SD,
Lands Division

(vii) L&SD needs additional staff to assist
with its mapping functions

(vii) L&SDO0s wor kl oad ni
matched with its professional
personnel, who are expected to
undertake all surveys of Crown land
S

(ix) L&SD also needs to increase its GPS
Total Station equipment from 1 to 2
stations to satisfy 2 surveying crews

S

Title registration

(i) Lands unclaimed during the Cadastral
project were listed on the data and
index maps as Crown owned.
Measures are needed to resolve this
issue

(i) Untitled parcels on the data and index
sheets exist due to damaged or lost
registry files in the Land Registry

(iii) In Barbuda lands conferred by Right are
not surveyed so that boundary
displacement & parcel access
disputes are common

Tenure regimes

() Barbuda lacks a Cadastral system; this
was not created when it was done
for Antigua

(i) There are no property taxes for
Barbuda; a potential & important
source of revenue is missing while
the Council lacks funds required to
service residential & other lots

(iii) Leases on Barbuda used to be
registered with the L&SD in Antigua;
this is no longer the official
procedure & there is concern about
the effectiveness of the methods
being used to record & store survey
plans & accompanying lease
documents

(iv) There are technical difficulties
associated with lands surveyed for
leases in Barbuda; position of
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markers are often disputed & there
are no set procedures for settling
disputes

Land Information systems

() L&SD requires upgrading of its land
Folio GIS system which is sluggish
& prevents the provision of land
information to the public in such
areas of land contours, street
names, parish boundaries

(' Lands Division uses
based system for managing
distribution of crown lands ; it is
seeking to replace this with an
electronic based system using GIS
& GPS technologies

Land distribution

() Lands Division is a key agency in the
distribution of Crown Lands but
suffers from Aprogd
operational def i ci
research, planning, inspection of
housing subdivisions, filing &
administration

(i) CHAPA is another key agency in land
distribution; about 75% of residential
parcels financed by CHAPA are
delinquent , with about EC$15-20
million outstanding in payment of
land loans

(iii) Squatting occurs on lands under the
administration of CHAPA; the
extent is unknown & the agency
blames past inadequacies in record
keeping for this

(iv) The Extension Division administers 24
areas totaling about 1,693 acres
farmed by 670 farmers

(v) A significant but unknown portion of
these lands are not being farmed
while an unknown number of
farmers are seeking lands to farm

Land disputes

Conflict resolution mechanisms

Enforcement of Laws

(i) Enforcement of laws & regulations is
weak in Antigua & virtually absent in
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Barbuda

(i) Enforcement of management rules in
parks & protected areas is also
inadequate

Sustainable
Development

Land use planning

(i) The SIRMZP is an important step in
prescribing land use policy &
managing land use but other actions
are required to implement land use
policies

(i) For example, reconciling legal
requirements for the preparation of
national, parish & area plans to
achieve cost efficiency & desired
outputs

(iif) Reconciling parish boundaries with
those used for sector planning in
education, health, sports &
recreation

(iv) Effective procedures & mechanisms for
inter-agency
coordination/cooperation in plan
preparation at all levels

(v) Removing technical & administrative
constraints to plan preparation
resulting from staffing inadequacies

(vi) Establish legal or administrative
boundaries to delineate settlements
for area plan preparation &
execution

Environmental protection

(i) Deficiencies in the Draft Protected Area
Systems Plan (PASP); it lacks
credible criteria for selecting sites of
the system; it requires effective
mechanisms for coordinating
functions of various protected area
agencies

(i) Existing management capacity does not
match the size of protected areas
(about 90 sq miles of land & sea)

(iii) Except the NPA none of the protected
area agencies have the financial
resources to sustain the
management of large areas

(iv) Country has failed so far to replicate the
success of the NDNP in revenue
generation
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(v) NPA has failed however to effectively
apply available revenue in managing
terrestrial and marine areas of the
Park

(vi) NEMMA s significantly understaffed
although unmatched in the region
with regard to eco-tourism & eco-
recreational attractions

(vilCommitment to recruit, train & certify
protected area management staff is
required

Water/Immersed lands

(i) Despite a growing reliance on RO water
supplies, maintaining ground water
production is a land management
issue that requires priority

(i) No permits are required by households
& businesses that construct wells on
lands acquired by right in Barbuda;
also no fees are charged. A
permitting & revenue procedure is
required

Climate change consideration

() A building setback policy from beaches
is being implemented in response to
climate change & poor building
practices that cause erosion & land
loss; but developers continue to
view beach development as the
most attractive investment option for
resort development

(i) While the Physical Planning Act
requires at least 1 legal public
access to every beach, adequate
provisions for public parking by
beach users do not exist in many
cases

Urbanization issues

() A reduced lot size policy recommended
in the SIRMZP to encourage
efficient use of land must be
implemented to arrest sprawl & to
promote desired levels of
densification in settlements

(i) Measures to reduce or avoid conflicting
uses in urban settlements must be
identified and implemented to
improve the quality of life in such
areas; automotive repair, boat
maintenance & night clubs are uses
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associated with noise, dust , visual
& health impacts in such areas

Agricultural productivity

(i) The country lacks a zoning mechanism
to protect agricultural lands & to
provide criteria that promotes
efficient land use

(i) Adequate performance criteria &
penalties for not using lands for
farming is also lacking

Land market performance

) Antiguads | and mark
leading up to the global financial
crisis; Barbuda less so because of
its tenure system.

(i) The market is expected to rebound in
Antigua. In Barbuda the land
market will remain sluggish because
of limited access & insecure tenure
that stifles investment

Land taxation

Land value capture (Price Inflation)

(i) The potential for revenue capture by
government agencies involved in
land administration & management
is not being fully realized
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