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Evolution of the cadastral updating status
2016-2023
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EQUITY AND
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CADASTRAL - COMMERCIAL VALUATION RATIO 1990 - 2000

905 municipalities



Of the 9.8 billion Colombian pesos 
collected in 2022, only 1.27 billion 
pesos (12.9%) correspond to 
rural properties, while 8.53 billion 
pesos (87%) come from urban 
properties

UNIFIED PROPERTY TAX COLLECTION 2022
 (BILLIONS OF COP)

RURAL - UPT URBAN - UPT



MUNICIPALITY UPT COLLECTION
(MILLIONS OF $)

PERCENTAGE OF TOTAL 
COLLECTED

Bogotá - Distrito Capital $  3,604,687 36.8%

Medellín $  869,722 8.9%

Santiago De Cali $  722,121 7.4%
Barranquilla $  386,447 3.9%
Cartagena De Indias $  283,440 2.9%
Pereira $  167,433 1.7%
Bucaramanga $  157,424 1.6%
Envigado $  128,843 1.3%
Ibagué $  111,507 1.1%
Rionegro (Antioquia) $  100,106 1.0%
Soacha $  95,706 1.0%
Manizales $  91,251 0.9%
Itagüí $  87,622 0.9%
Villavicencio $  83,062 0.8%
San José De Cúcuta $  79,629 0.8%
Other municipalities $  2,826,038 28.9%

71% of the property tax 
income is concentrated in 15 
municipalities.

Of $9.8 billion 
collected nationally in 2022, 
3.6 billion were collected in 
Bogotá (36,7%)

2022 UPT COLLECTION (BILLIONS OF COP)



LAND USE CONFLICTS ON THE AGRICULTURAL FRONTIER 

%

PROPER USE

OVERUSE

33.6

30.1

Area (ha)

14.400.847

12.893.993

UNDERUTILIZATION 3213.735.661

Type of conflict

NON-LAN 3.51.480.293

WATER BODY 0.9370.530



COLOMBIA LAND CONCENTRATION 
Fragmentation and distribution of property in Colombia

Rural lands in Colombia exhibit a high concentration, 
as evidenced by the 0.87 Gini coefficient

Gini coefficient

N. OWNERS

N. PROPERTIES

DISPARITY Gini coefficient

N. OWNERSN. OWNERS

N. PROPERTIES

DISPARITY DISPARITY

N. PROPERTIES

Rural properties Rural properties in agricultural frontier areas Rural properties in agricultural frontier areas and agricultural use



MEASURES AND STRATEGIES
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MASS CADASTRAL VALUATION

Correcting economic 
distortions and tax 
inequalities

This instrument seeks, 
among other objectives, to 
stimulate the land market 
by updating cadastral values 
so that progressive land 
taxes can contribute to the 
promotion of the  Integral 
Rural Reform (RRI).

Improving municipal finances 
and a better equitable 
distribution of territorial 
resources

Mobilize land for agrarian 
reform in a functional land 
market

Promote landowners to 
dispose their land into 
production LAND MARKET
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Anthea Stephens

15 May 2024



South Africa’s urban challenges

56%

62%

71%

80%

2000 2010 2020 2030 2040 2050

Percentage of South Africa's 
population living in urban areas

• South Africa is already very urbanised, 
and urbanisation continues to increase

• South Africa is home to the most 
unequal cities on the planet

South Africa should be benefitting from an ‘urban dividend’, but: 
• economic growth and job creation is insufficient and insufficiently 

inclusive
• current patterns of urban development are reinforcing spatial divisions 

created under apartheid.



An urban 
legacy of 
inequality
• Rising unemployment
• Aging infrastructure
• Climate risk and 

vulnerability



Harnessing the ‘urban dividend’

Priorities
• Spatial and economic 

transformation 
• Infrastructure delivery 

and renewal
• Leverage private finance
• Resilience



Supportive policy context undermined by 
institutional weaknesses

Enablers Constraints 



National Treasury works to manage risks and 
position cities as engines of growth
• Supporting cities to accelerate investment in support of 

spatial transformation
• Investments span the range of urban needs with a focus on 

advancing climate resilience and social equity
• Most effective where minimum conditions exist 
• And cities have budgetary capacity and authority to make 

long term commitments (contracts and/or land use 
arrangements)



A trans-municipal challenge for urban resilience 
Ekurhuleni, Johannesburg & Tshwane 
River & Wetlands Rehabilitation



Downstream impacts 
include soaring insurance 
premiums, un-insurability, 
and decrease in property 

values.

Collapsed solid waste 
management

Failing wastewater treatment 
plants

Settlement encroachment 

R11million / U$600 000
approx. annual operational expenditure



From policy to 
implementation

Ekurhuleni, Johannesburg & 
Tshwane River & Wetlands 
Rehabilitation

• Integrated water 
management to improve 
water quality

• River restoration to 
improve water quality and 
unlock development

• Require funding model 
support, incl. LVC 
potential



Lessons 

• Coordination, trust and transparency are vital. Arrangements for trans-
municipal coordination and governance are needed to advance regional 
investments in urban resilience. 

• Minimum conditions, budgetary capacity and authority to commit to 
long term contracts and/or land use arrangements.

• Capability is needed to advance projects from prefeasibility to 
transactions. 

• Appetite for risk and innovation needs to be supported.
• Addressing inequality is fundamental to delivering resilience and growth. 



Thank you



Charting a Paradigm Shift: 
Two-Decades of Property Tax Reforms in the Philippines 
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What happened in the last 2 decades….

• Setting the LAM Agenda: national, subnational
• Fiscal governance: focus on property valuation, taxation
• Adopting a policy and legislative approach
• Key innovations, interventions
• Scaling up, sustaining the efforts: driving reforms to optimize benefits
• Where we are now, future directions
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Land Administration and Management (LAM) Agenda

Adopted in early 2000s as a long-term 
government commitment:  programmatic, 
phased approach at the national, subnational 
levels with centralized/decentralized functions

3

Focus was largely on land 
administration and management 
policy, especially for tenurial security 
and titling mechanisms

Initiated, sustained with program 
and project loans and technical 
assistance grants from the World 
Bank (2001-2012), Australian 
Government (2001-2010), UN FAO, 
and Asian Development Bank (2014 
to present), and counterpart funds 
in the annual government budgets

But property valuation and taxation are 
core LAM components too—for revenue, 
equity and governance considerations

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024



Fiscal governance: focus on the property valuation, taxation sector

4

Chaotic, largely 
dispersed

Multiple systems; varying 
methods in 20+ agencies, 
local govts; tendencies to 

overvalue when 
government pays, very low 
when government collects

Inefficient 
administration, 
outdated values

Neglected duty: 
politicized in the local 
govts: most local govts 
are not compliant with 

the revaluation mandate

No single authority; 
weak capacity

Lack of formal education 
programs, weak 

professional regulation, 
devt, capacity building 

Lack of reliable,
property database

Dispersed data 
sources, outdated 
land use plans, no 
integrated spatial 

framework

Property not 
optimized as stable 
source of revenues

Multiple, high taxes at 
national/SNG levels; two 
bases for same purpose, 

weak enforcement

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024
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Before the pandemic, only 37%      
of SNGs have updated valuations.

About 98 out of 145 cities, and 45 
out of 81 provinces do not follow 
the legal requirement to revalue 
properties every 3 years.

Urban SNGs, where property 
transactions are high, base their 
taxes on mostly outdated tax rolls.

Provinces CitiesSeverely outdated 
property values

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024



Local Government Impositions National Government Impositions

•Basic Real Property Tax (up to 1% or 2%)

•Special Education Fund (up to 1%)

• Idle Land Tax (up to 5%)

•Socialized housing tax (0.5%)

• Capital Gains Tax (6%)

• Documentary Stamp Tax (1.5%)

• Donor’s Tax (6%)

• Estate Tax (6%)

• Creditable Withholding Tax (up to 6%)

• VAT (engaged in business) (12%)

•Special Levy (up to 60% of cost of local project)

•Tax on Transfer of Property Ownership (0.5% to 0.75% of 1%)

Property taxes imposed by SNGs, NGs

6Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024
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SNGs’ property tax revenue performance had been declining…

57%
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Business tax revenues easily overshadowed property tax revenues in the last 30 years
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Property tax share to GDP had also been underperforming…

Source: eSRE Data as of August 2020, DOF-BLGF
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Adopting a policy and legislative approach… +++
Property valuation, taxation at the core of LAM agenda

Enhancing the legal framework for 
property valuation and taxation

Developing new regulatory policies and 
guidelines, and capacity building

Adoption of valuation standards 
and compliance enforcement

Legislating the Proposed Real Property Valuation 
and Assessment Reform Act (RPVARA)

Continuing the reforms through a comprehensive approach 
through the Land Governance Reform Project (LGRP)

1 2 3

4 5

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024
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Key investments on real property tax administration reforms
Programmatic, phased approach under the LAM agenda

2000

LOGOFIND

Local Government 
Finance & 

Development Project

2001

             LAMP1

        Land Administration     
           & Management 
Project - Phase 1

2005

             LAMP2

        Land Administration     
           & Management 
Project - Phase 2

2011

REGALA

                    Support to Local  
            Government Revenue 
         Generation & Land 
Administration Reforms

2020

LGRP

Local Governance 
Reform Project

(WB)
US$60 M (US$9.5 M 

of which was for RPTA)

(WB, AusAID)
US$10.3 M

(WB, AusAID)
US$30.66 M

(ADB)
US$1.5 M

(ADB)
US$26.3 M

• These project loans, totaling US$78.26 M, were supported by counterpart funds of the Philippine Government
• In between projects, various technical assistance (TA) grants and small grant facilities were also provided
• Some of these projects undertook loan reduction and financing adjustments
• Other multilateral organizations also extended support, e.g., UN FAO, GIZ, etc.

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024
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Key innovations, outputs

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024

§ Real Estate Service Act (RESA) of 2009, or Republic Act No. 9646, set the human resource 
regulatory regime for professionals engaged in real estate brokerage, appraisal and consultancy. 
This led to the professionalization of local government assessors, appraisers and assessment 
officers. Presently, we have 6,000+ active licensed appraisers.

§ Land Sector Development Framework (LSDF), which adopted the Voluntary Guidelines on the 
Governance of Tenure (VGGT), set the policy framework for an efficient LAM system by 2030

§ DOF Roadmap for Property Valuation and Taxation led to scoping the 10-year timeline to scale 
up the reforms through phased, regional replication strategy of LAMP lessons

§ Executive Order No. 833 provided the legal basis to establish an interim sustainability measure, 
through the creation of the Property Valuation Office (PVO) in the DOF, to prepare the 
organizational transition when the valuation reform legislation is passed

§ Proposed Real Property Valuation and Assessment Reform Act (RPVARA) as the ‘game-
changer’ to fully institutionalize the reforms envisaged under the LAM agenda

Strengthened the policy, regulatory and institutional setup
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Key innovations, outputs
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Enhanced the valuation standards, manuals, and guidelines

Philippine Valuation 
Standards 
• Adopting the 

International Valuation 
Standards Council (IVSC)
• Essential addition to the 

rules and regulations on 
valuation and 
assessment adopted in 
2009 and 2018

Mass Appraisal 
Guidebook
• Official rules and 

regulations on 
property appraisal 
and assessment 

• Guidance on the 
market-based 
valuation for LGUs 
adopted in 2010

ü All these issued by DOF/BLGF
ü BLGF as Institutional Member of IVSC

Assessor’s Manual
• Provides the 

statutory, 
administrative, 
appraisal and 
assessment 
aspects of real 
property taxation

• 2nd Edition 
adopted in 2023

Other Issuances and Strategies in addressing low compliance in updating the schedule of market values 
• DOF-DILG Joint Memorandum Circular (JMC) No. 2010-01 enjoining LGUs to update property valuations
• Publishing in the national dailies the list of non-compliant LGUs and the foregone revenues in RPT to inform the public 
• Letters to the local chief executives by the Secretary of Finance/BLGF Executive Director
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Key innovations, outputs

Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024

Expanded the capacity development and formal education programs

• Piloted implementation of reforms directed at 15+ cities
• Formal land valuation, management courses of UP Open University
• Continuing professional development courses
• Diploma, master’s programs on property valuation

• Extensive trainings on PVS, Basic Course on Mass Appraisal, tax policy 
studies for all SNGs

• Information drives, roadshows, caravans, legislative briefings
• Broader support to selected LGUs through Innovation Support Fund, 

grants, LGU-led rollout, replication of reforms



On to a paradigm shift…

14Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024



On to a paradigm shift…
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Prospects: Real Property Valuation Reform Act (RPVARA)
Next game-changer to reshape fiscal landscape and governance structure

Modernize the real 
property tax 
administration system1

Institutionalize the 
decades-long LAM lessons, 
systems, innovations2 Optimize the potential of

real property as a revenue 
source for NG/SNGs3

Recentralize the approval 
of valuations made by 
SNGs and improve 
accountability mechanisms

4
Adopt internationally 
accepted valuation 
standards and best practices5

Offers a fresh start: 2-year 
property tax amnesty on 
penalties and interests on 
unpaid real property taxes

6
Automate the services of 
government through 
digitalization and 
comprehensive database

7
Foster equity and facilitate 
property rights enforcement 
to promote economically 
productive use of land.

8 Empower local governments 
to exercise fiscal autonomy 
through better own-source 
revenue generation

9
16Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024



1. Pending legislative reforms, a critical mass of LGUs taking on the 
reforms and sustaining them, especially in urban and peri-urban 
areas, helps build trust and confidence in the property valuation and 
taxation system

2. High-level commitment of the government and leadership need to 
be sustained, with support from stakeholders and development 
partners who co-own the reforms and provided feedback in the 
process through collaboration and effective consensus-building

3. Well-designed and scalable projects are important interventions to 
continue capacity development and competency build up for LGUs. 
It’s never a one-off deal. 

Takeaways, conclusions

17Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024



4. Beyond the promise of any project/program, consider that…
§ Measures of success must not rest alone on generating more 

revenues but should also…
üLead to transformative governance of the real estate sector 
üReduced disputes, faster transactions, robust property market
ü Increased LGUs’ revenue autonomy and public spending on capital 

investments
üGreater trust in the overall land and fiscal governance

5. Charting the critical next steps and casting a new reform roadmap 
helps ensure continuity to achieve the country’s growth and 
economic development agenda in the long-term—otherwise, 
sustainability of benefits will be at stake

Takeaways, conclusions

18Alvina, Niño Raymond B. | DOF, Philippines                               World Bank Land Conference 2024



6. The quest for good land and fiscal governance operates in a 
continuum. Positive initial results of reform processes have to be 
strengthened, and scale up on small-wins and benefits.

7. Valuation and taxation issues are land and fiscal governance 
issues: above all they are development issues that need to be 
dealt with. The LAM reforms offer opportunity for improving 
fiscal governance without creating new taxes or increasing the 
rates of existing ones.

8. Reforms need to go on, but requires from government to exert 
more effort, time, resources. Subsequent programs and 
initiatives sustain the LAM efforts to keep the momentum in the 
land sector moving and the wave of reforms unhampered. 

Takeaways, conclusions
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THANK YOU!
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The Use of Technologies to Enhance Own Source 
Revenue Mobilization: Applications to the Property Tax

Uri Raich and Dong Kyu Kwak

May 15, 2024 



Why is technology important for enhancing own source 
revenue (OSR)? 

• Strengthening OSR mobilization improves fiscal autonomy of subnational government.

• However, OSRs in the developing world only account for 10 to 30 percent of total SNG 
revenue and less than 1 percent of GDP.

Revenue 
Flow

Common
Problems

Digital 
and ICT

• Incomplete or inaccurate tax data, limited capacity and resources, ineffective data 
collection and management, lack of data sharing, reliance on manual and paper-based 
systems, poor billing and collection practices, and weak enforcement

• Transformative tool for strengthening local revenue performance by maximizing revenue 
streams and identifying untapped revenue. 

• Improve administrative efficiency across the whole revenue chain, including transparency, 
compliance and accountability



Case Studies: Evidence of the benefits of ICT solutions 
for revenue administration

Objective To bring together various technological solutions to present key strengths and challenges  for 
implementation in specific environment. 

• Case studies across Africa, Southeast Asia, and Latin America. 

Ghana
Reduction of manual labor from 120 to 20 days to capture revenue data of 10,000 parcels.

Mobile application for data collection in Accra

Sierra Leone
Registration of almost 100,000 new properties, compared to the 30,134 property records in the old valuation roll.

High-resolution imagery and automatic building footprint capture in Freetown

Kenya
Revaluation of 142,000 properties first time since 1980, increasing revenue to US$210 million.

Automated and simplified mass valuation in Nairobi

Pakistan
Tax base expansion by increasing 19% of the urban immovable property records.

Digitization and GIS-based system in Punjab

Colombia
Revenue increased from property tax to $ 9.04 billion (peso, millions) in 2021, as compared with $ 1.73 billion in 2004.

Integrated information and AI for building change detection



Technological solutions for enhancing OSR and 
limitations on the role of ICT

Assessment / Processing

• Enabling Environment: HR Capacity, Legal Framework, Political Ownership, Institutional Collaboration, among others.
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Theme 1: Data Capture and Identification

The use of imagery, geospatial
data and the deployment of 
GIS are central in data capture 
and identification.

• Data collection and management

• Data sharing and interoperability

• Adoption of technologies

• Innovative developments in data 
capture

Technical Considerations

Key Challenges 
• Manual approach
• Large amount of data, with objective 

and subjective elements 
• Behavioral obstacle 
• Political limitation

• Mass data collection exercises (FCC, 
Zanzibar, Kenya, Punjab) 

• Interlinking datasets with GIS-
enabled data (Colombia)

• Need for associated operational plan 
(Zanzibar) 

• Need for a clear roadmap for the 
new tax bills with the updated OSR 
data (Kenya)

Access the baseline and develop 
strategy

Takeaway from Case Study

Lessons Learned 

Leverage Geospatial Data and 
Technologies

Explore Mobile/Matured Technology 
Options

Build Capacity and Maintain Data

Ensure Data Sharing and 
Interoperability

Hold Ownership and Manage Risks



Theme 2: Assessment and Processing

OSRs require an assessment 
to determine the tax and 
charge. Technology can be 
applied in the assessment 
process by applying 
automated procedures.

• Simplified approaches and 
automation

• Scope of assessment automation 
with the use of technology 

Technical Considerations

Key Challenges 

• Manual, unclear, dated or complex 
assessment rules 

• Limited data availability
• Low-capacity level

• Prescribed, rule-based mass 
assessment model (Kenya, Pakistan)  

• Automation system based simplified 
criteria (Pakistan) 

• Flexible approach combined with 
traditional and automated 
assessment (Ghana) 

• Integration of various data source for 
regular property assessment and 
use of data mining for processing 
(Colombia)

Prioritize Targets

Takeaway from Case Study

Lessons Learned 

Recognize Feasible Methodologies

Embrace Geospatial Technologies 
and Transit to Digital

Develop Automation Workflow

Implement Batch Processing

Monitor and Make it Sustainable



Theme 3: Integrated Administration System

Administration system host  
all revenue processes. 
Selecting a simple and cost-
effective solution with a 
proper package of 
technologies is key for OSR 
enhancement. 

• Phased-system development 

• Choice of the right software 

• Mobile and e-payment solutions

Technical Considerations

Key Challenges 

• Lack of integrated system
• Partially manual administrative 

system
• Inefficient billing, collection, and 

enforcement
• Fragmentation of systems at SNG 

level

• Incremental approach from pilots to 
cover all SNGs (Tanzania) 

• Improvement of taxpayer 
compliance by automating billing 
and collection using web-based 
interface an e-payment (Pakistan) 

• Challenges in system 
implementation due to 
decentralization (Kenya)

Determine How the Fragmented 
Administration Systems Interact

Takeaway from Case Study

Lessons Learned 

Adopt Agile and Affordable System 
Design

Build a Centralized Database

Explore Options for Utilizing the 
National Systems

Undertake Incrementally and Make 
it Sustainable



Transition to Modern 
OSR Management and 

Decision on Investment

Decisions over the selection of 
specific technological solutions 
to enhance OSR must consider 
both the capital and operational 
expenses of each technology, 
as well as their expected 
benefits. 

Success is
not contingent upon the 

use or selection of a 
specific technological 

solution.

Success of technological 
solutions for OSR enhancement 
depends on overall commitment 
to revenue reforms, a full vision 
and plan for change 
management, financial 
constraints, and regulatory and 
institutional determinants. 

With careful technical 
design and piloting, the 

initial investment is 
expected to pay-off.

Technology can simultaneously 
address the administrative 
challenges facing SNGs while 
also producing the much-
needed revenue to address 
SNG funding gaps.

Where Next? 



Thank you for listening
Uri Raich, Senior Urban Specialist, uraich@worldbank.org

Dong Kyu Kwak, Senior Land Administration Specialist, dkwak@worldbank.org 
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Annex: Sequencing the Development of OSR Administration Systems and the Adoption of OSR-related Technologies 
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