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Abstract 

 

This study proposes a system-based approach to land registration analysis using the case 

of the KwaZulu-Natal Deeds Registry in Pietermaritzburg. The study seeks to; (i) 

investigate and analyze the land registration system (as a whole) in terms of its key 

processes, data stores and data flows (ii) assess, based on the nature of the data stores, 

data flows and processes, the turn around time of the as is (manual) and the to be 

(computerised) systems, and (iii) recommend improvements based on identified gaps and 

bottlenecks. The study identified two key role players in land registration; the 

Conveyancers (responsible for deed drafting) and Deed Registry (deed examination and 

approval). The interaction between the two, which has its own challenges, ensures the 

proper application of complex legislation related to the registration of land.  

 

To gain deeper insight into the activities of the land registration system, key informant 

interviews were held and several documents were reviewed to understand the data 

sources and their formats, processes performed, storage and accessibility of such data as 

well as the internal and external data flows across Conveyancers, Deeds Registry and 

other stakeholders. In this regard, the land registration system was decomposed into a 

number of data flow diagrams (DFDs); namely context (system as a whole), top level 

(system as composed of main subsystems) and lower level (detailed sub systems) to 

identify the core data stores, data flows and processes.  

 

Based on these diagrams, manual and electronic data stores, processes and data flows 

were identified and turnaround time of the as is (manual) and the to be (computerized) 

systems was derived and compared. A conventional case of a deed of transfer - from deed 

of sale to registration of the deed of transfer was used. The results showed that significant 

gains in turn around time, from 70 to 9 days can be realized through computerisation of 

certain key data stores, processes and data flows. Recommendations for improvement 

were then generated based on the system diagrams and turn around times. 

The study thus demonstrates the potential of a holistic approach to land registration 

analysis and improvement.  
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CHAPTER 1: INTRODUCTION 

 

In South Africa, title to land and other real rights is not guaranteed by law. The 

system of registration, regarded not only by South Africans, but also foreign jurists - 

as an accurate and reliable system (Fourie, 1994; Lester & Teversham, 1995; Radloff, 

1996), is based on long-standing practices and procedures. Not the law, but the 

system, has the effect of guaranteeing title. The system’s processes of examination 

and registration; its control and monitoring of standards; its public registers and 

information processes; and its methods of preserving records, serve to provide 

security of title in the eyes of the law, financial institutions, and the public. This 

provides a basis for investment which stimulates growth in other sectors and secures 

other types of development.  

 

Land registration in South Africa is based on complex legislations such as the Deeds 

Registries Act, 1937 (Act No. 47 of 1937) and the Sectional Titles Act, 1986 (Act No. 

95 of 1986). These Acts designate various mandates to different institutions and are 

often not understood by ordinary people. With the introduction of the Communal 

Land Rights Act, 2004 (Act No. 11 of 2004) (CLaRA), arguably, an even more 

complex and equally politically explosive task lies ahead, converting 16 million 

hectares of communal land throughout South Africa to freehold tenure through the 

current deed registration system, will require a lot of efficiency in the current system. 

Again, the conventional processes of land registration will be followed as prescribed 

by law. There is therefore no doubt that an efficient and cost-effective land 

registration system will be central in ensuring the security of tenure, accelerating the 

pace of land redistribution, restitution and tenure reform, and contributing towards the 

country’s socio-economic growth and prosperity.  

 

1.1 RESEARCH PROBLEM  

 

The interaction between the private sector (the Conveyancers) and public sector (the 

Deeds Office) ensures the proper application of complex legislation relating to land 

registration. Such interaction has its own challenges. Firstly, the subsystems of deeds 

drafting and deeds examination and approval are disjointed (e.g. they work totally 
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independent of each other using totally different processing technology and systems). 

This fragmentation can create numerous delays in the delivery of the whole system. 

To effect an expedient and more cost-effective delivery, without compromising the 

accuracy and security of the system, technological synergies can be employed. 

Secondly, with paper-based land registration systems, manual data stores, data flows 

and processes tend to compromise the system’s delivery. For example, only one user 

can access a manual data store at a time, while multiple users are able to access 

electronic data store simultaneously. The same applies to the connecting data flows 

and processes. For example, a letter sent from one organisation to another through 

post or via the messenger system takes longer compared to using electronic mail. It is 

against this backdrop that this study suggests a system-based approach which seeks to 

understand the system as a whole, with its parts viewed as a collective. Without 

understanding what a Conveyancer does during deed preparation and lodgement or 

what the Deeds Office does during deed examination and approval, one could fail to 

capture and holistically analyse a land registration system. A system-based approach 

is therefore adopted so as to identify, from a holistic perspective, the gaps and 

bottlenecks in data flows, data stores and processes that hamper on the turn around 

times. While numerous transactions are executed between Conveyancers and deed 

registry office, the study focuses mainly on deed of transfer (“transfer cancellation 

bond”) as this type of transaction is common amongst property buyers and owners 

 

1.2 RESEARCH OBJECTIVES 

The study has three objectives, namely: 

 

1.  To investigate and analyze the current land registration system in terms of 

processes, data stores and data flows – using a case of a conventional deed of 

transfer (“transfer cancellation bond”)  

2. To assess, based on objective 1, the turn around time of the as is (manual) and to 

be (computer based) systems. 

 3. To recommend improvements based on identified bottlenecks. 

 

1.3  SCOPE OF WORK 
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The scope of this study is limited to land registration systems, where land registration 

is restricted to deed drafting at conveyancing and deed examination and approval at 

the deed registry. A typical deed of transfer (“transfer cancellation bond”) where a 

seller of a fixed property with a house on it has a bond with a financial institution and 

the buyer requires a bond from a financial institution is considered. The case also 

assumes that the estate agent is not involved in the transaction. In terms of the system, 

the study is concerned with data stores, data flows and processes that support the 

delivery of a conventional deed of transfer. 

 

1.4 RESEARCH STRUCTURE 

In chapter 1, a brief introduction, problem statement, objectives and a hypothesis of 

the study are discussed. This is followed by a review of relevant literature on systems 

approaches, land registration systems and techniques for analyzing land registration in 

Chapter 2. Chapter 3 outlines the methodology used to execute the study. A brief case 

study of the KZN Deed registry is presented in Chapter 4. A discussion of results is 

presented in Chapter 5, while chapter 6 concludes the study and recommends issues 

for further research. 
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CHAPTER 2: LITERATURE REVIEW 

 

This chapter reviews relevant literature pertaining to the systems theory and land 

registration (LR). A review of systems and system-based approaches is given first. 

Works on LR systems as well as techniques to analyze such systems are then 

presented. A concept to deduce time, based on the chosen goal for the study is then 

presented.  

 

2.1 SYSTEMS APPROACH 

2.1.1 System defined 

 

The term "system" is derived from the Greek word "synistanai," which means "to 

bring together or combine (von Bertalanffy, 1968). A system is made up of different 

components that come together to achieve a specific goal or purpose. Pidwirny  

(2006) defines a system as an assemblage of interrelated parts that work together by 

way of some driving process, while Banathy (1997) defines a system as a group of 

independent but regularly interacting or interrelating elements comprising a unified 

whole. The common element from the above definitions is that a system comprises of 

a whole with different interacting and interrelated elements that work together to 

achieve a specific purpose. Elements of a system are characterised by certain features, 

which may be physical, geometrical, aesthetic, socio-physical or economic (Ten Haaf, 

et al., 2002). If characteristics of one element change, then the characteristics of the 

other element are similarly affected and changed. 

 

2.1.2 Features of systems based approaches 

 

The systems approach emerged as scientists and philosophers identified common 

themes in the approach to managing and organizing complex systems. Four major 

concepts have emerged that underlie the systems approach (von Bertalanffy, 1968):- 

a) Specialization: A system is divided into smaller components allowing more 

specialized concentration on each component.  
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b) Grouping: To avoid generating greater complexity with increasing 

specialization, it becomes necessary to group related disciplines or sub-

disciplines.  

c) Coordination: As the components and subcomponents of a system are grouped, 

it is necessary to coordinate the interactions among groups.  

d) Emergent properties: Dividing a system into subsystems (groups of component 

parts within the system), requires recognizing and understanding the "emergent 

properties" of a system; that is, recognizing why the system as a whole is greater 

than the sum of its parts. 

Figure 2.1 below illustrates some of the core concepts of a system. Represented in the 

figure are the system’s boundary and its components. The components are 

independent of each other but are systematically interrelated to one another. The 

figure in addition shows how input, from outside the system boundary, interacts with 

the internal components to generate output(s) that flow back to the external 

environment. 

 

 

 

 

 

 

 

 

 

Figure 2.1: Components of a system (Hoffer et al., 1996) 
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2.1.3 Type of systems 

2.1.3.1  Aspect versus Subsystem   

 

With a system-based approach, there are two concepts that are frequently used; the 

subsystem and aspect system (Ten Haaf et al., 2002; Zevenbergen, 2004). Subsystems 

are seen as a partial collection of the elements of the system in which all the original 

relations between the elements remain unaltered. Aspect systems, on the other hand, 

are understood to be a partial collection of the system relations in which all elements 

remain unchanged and preserved. The main distinctions between the two approaches 

is that aspect system deals with the phenomenon of analysing specific characteristics 

of the system, be it technical, social or political - other aspects are not considered. The 

relations considered are not independent from each other. Subsystems deal with 

interrelated elements which together make a whole. 

2.1.3.2 Open versus Closed  

In another perspective, systems can be classified as open or closed (Bingo, 2006). 

Open systems refer to those systems that interact with other systems or the outside 

environment, whereas closed systems refer to systems having relatively little 

interaction with other systems. Boundaries of open systems are more flexible than 

those of closed systems, which are rigid and largely impenetrable. A closed system 

perspective views organizations as relatively independent of environmental 

influences. This approach allows managers and organizational theorists to analyze 

problems by examining the internal structure of a business with little consideration of 

the external environment. In contrast to closed-systems, the open-system perspective 

views an organization as an entity that takes inputs from the environment, transforms 

them, and releases them as outputs in tandem with reciprocal effects on the 

organization itself along with the environment in which the organization operates 

(Chesbrough, 2003). Open-systems theory originated in the natural sciences and 

subsequently spread to fields as diverse as computer science, ecology, engineering, 

management, and psychotherapy (Chesbrough, 2003). A South African LR system, 

for example, could be viewed as an open system that interacts with other systems, like 

municipalities, South African Revenue Services (SARS) tax systems, the banking 

systems etc; to ensure the correct registration of deeds. 
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2.2 LAND REGISTRATION 

 

2.2.1 Land registration defined 

 

Land registration is a systematic and methodical documentation of all real estates 

situated in an area, which is regarded as a single administrative area. Such registration 

is open to examination and usually concerns legal facts and/or legal consequences and 

data relating to the nature of the real estate, including size, location, land use, etc 

(Henssen, 1981). Nichols (1993) defines land registration, as an official, systematic 

process of managing information about land tenure. Such a system encompasses a 

wider range of interests and information which can be classified as;  

(1) information about people – individuals and groups with recognized interests  

(2) information on the nature of these interests – rights, responsibilities etc.  

(3) information about land –description, extent, value etc of a parcel (Nichols, 1993). 

 

From the above definitions, the common issues for this study are that LR must firstly, 

be official – meaning that the information must be kept and managed by the state or 

government institution, and used as evidence of interests in land. Secondly, LR must 

be systematic, therefore the need for policies, standards, and procedures in place to 

collect, validate, maintain, and provide access to the information. The advantages of 

registering land depend very much on the prevailing conditions in the country in 

question. Henssen (1981) provides some generic advantages as follows:  

  

a) Land registration provides certainty and security to the owner as well as to 

others having rights in the land.  

b) Disputes and litigation concerning land will be greatly reduced resulting in 

better social and human relationships, less work for the courts of law and less 

cost to the individual.  

c) The credit aspect is one of the main reasons for land registration. Most banking 

institutions insist on plans and title before giving loans on mortgages, or request 

special insurance to be taken.  

d) If land reform measures are going to be implemented, maps and records of land 

and rights on land are almost imperative.  Even when land reform laws are 

enacted, it is very difficult to enforce them unless precise information about land 
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tenure is available. Without registration, it is also not possible to control 

fragmentation, and no programme of consolidation of fragmented holdings can 

be carried out. 

 

Although in many jurisdictions, LR is often viewed as incorporating the cadastre, the 

focus of this study is limited to registration activities within the Conveyancer and the 

Deeds Office. 

 

2.2.2 Land registration as a system 

 

Land reform and bulk infrastructure development around the world have inspired a 

renewed interest in LR and provided a rationale for many projects aimed at improving 

existing systems. But concerned professionals and institutions have sometimes 

ignored or misunderstood fundamental problems and technology has not always been 

used to full advantage, while opportunities to make more effective improvements 

have frequently been lost (Nichols, 1993).  

 

According to Zevenbergen (2004), there exists a tendency within the field of LR and 

cadastres to approach the object of study with a lot of emphasis on relative details, 

which in turn has led to one dimensional classification (like deeds versus title 

registration or fixed versus general boundaries). To avoid this, he suggests the 

adoption of a holistic framework. Such a framework can be found in the systems 

approach. 

 

2.2.3 Classification of Land Registration Systems: Static versus Dynamic  

 

Several classifications of LR systems can be made. One such classification makes a 

distinction between static and dynamic systems. The static form of an LR system 

describes the system with regard to objects and their identifiers as shown in figure 2.2. 

The connections between owner, right and parcel as illustrated in the figure are also 

further discussed in (Henssen, 1995; Kaufmann and Steudler 1998; Zevenbergen, 

1998) 
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Figure 2.2: Core land registration entities (Zevenbergen, 2004) 

 

The figure represents the linkages between; which person holds which parcel with 

which right. Each of these 3 questions is related to one of the main objects; owner, 

right and parcel. Each object has to be correctly and unambiguously identified. Only 

when they are correctly interconnected can one talk about an LR system 

(Zevenbergen, 2004). 

 

The dynamic aspect of the LR system is built around the functions of adjudication, 

transfer and subdivision (Zevenbergen, 2004; van der Molen, 2002). A broader 

discussion of adjudication of land rights, land transfer and mutation (subdivision or 

consolidation) is given in (Harsono, 1996; Larsson, 1991). The LR system has to be 

treated as one integrated system, since each of the 3 functions is only useful when the 

other 2 are fulfilled. 

 

2.2.4 Land registration system: Data flows, Data stores and Processes 

 

In this study a LR system is viewed as made up of a group of independent but 

interconnected data stores, data flows and processes that form a unified whole. Based 

on these components, the study seeks to breakdown the whole into its parts that take 

cognisance of existing sub systems. From these perspectives, 2 main sub systems can 

be distinguished; deed preparation and deeds examination and approval. Deeds are 

prepared by a Conveyancer and then subsequently lodged with the Deeds office for 

examination and approval. Each sub system can be viewed further as consisting of 

processes, data stores and data flows that interact with the other subsystem. The data 

stores, data flows and processes are systematically combined to achieve a common 

 

Owner 

 

Right 

 

Parcel 
Where & How 

much? 

Who? 

How? 
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goal, of (in this study) registering a title deed. Based on the interaction and 

relationship between the various data stores (manual or electronic) that connect by 

means of data flows through established processes to deliver output, the study goes 

further to evaluate the delivery time of the system. The next sections give an elaborate 

discussion of these components. 

 

2.2.4.1 Data Store 

 

A data store is a central data container where data can be temporarily stored for future 

use. It is a container of data at rest, which may take the form of many different 

physical representations (Chervenak, et al., 2000). A data store can be used on its own 

or together with other data in the same or different data store (s), for a particular 

purpose. Data stores can be manual or digital. With manual data stores, only one 

person can access data at a given time. They also generally occupy large spaces and 

can easily be destroyed deliberately or otherwise. Creating and safekeeping copies of 

such data can also be cumbersome and time consuming. An electronic data store, on 

the other hand, can provide distributed access to data users and applications by 

supplying standard interfaces for data access, supporting quick searches, ensuring 

scalability by automatically managing database growth and increasing the database 

file size when necessary and ensuring data consistency. 

 

2.2.4.2 Data Flow 

 

A data flow is a group of data that flows through a system. It is an input of data to a 

process or the output of data (or information) from a process (Marlowe & Ryder, 

1990). Data flows include a description of the sources and destinations for each data. 

They are un-aggregated types of communication which flow between subsystems. For 

the purposes of this study, data flow is defined as the movement of data around an 

information system. Such movement can be depicted diagrammatically to show the 

various entry and exit points within the system. 
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2.2.4.3 Process 

 

A process is an activity or group of activities that takes an input, adds value to it, and 

provides an output to an internal or external customer (Dowson et al., 1991). 

According to Davenport (1993) a process is a structured and measured set of activities 

designed to produce a specified output for a particular customer or market. Its 

emphasis is on how work is done within an organisation. Processes give the specific 

ordering of work activities across time and place, with a beginning, an end, and 

clearly identified inputs and outputs i.e. the structure for action. Systems can be 

broken down into components which include processes, data stores and data flows. 

Processes can further be decomposed into their elementary components of sub 

processes and activities (including tasks). 

 

2.3 ANALYSING SYSTEMS 

 

A system such as LR is complex and can consist of various role-players, components 

and sub-components. Decomposing such a system can be useful for further analysis. 

Through decomposition, the LR system can be broken into smaller, more manageable 

and understandable subsystems, facilitating the focus of attention on one part 

(subsystem) at a time without interference from other parts. This would allow 

attention to be concentrated on the part of the system pertinent to the objectives of a 

given study e.g. identifying the gaps and bottlenecks in manual data store; flows and 

processes.  

 

 

2.3.1 Techniques for modelling data store, flows and processes 

 

To decompose a system in a structured manner, a technique for modelling must be 

selected. A model is a representation of a set of components of a system or subject 

area. The model is developed for understanding, analysis, improvement or 

replacement of a system. System parts can be any combination of things, including 

people, information, software, processes, equipment, products, or raw materials. The 

model describes what a system does, what controls it, what things it works on, what 

means it uses to perform its functions, and what it produces (Mayer et al., 1992). 
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There are many modelling techniques that can be used to analyse a system. Some of 

the most common approaches are briefly discussed below. 

 

2.3.1.1 Flow Chart Technique  

 

A flow chart is defined as a formalised graphic representation of a program logic 

sequence, work or manufacturing process, organisation chart, or similar formalised 

structure. It is a graphical representation in which symbols are used to represent such 

things as operations, data, flow direction, and equipment, for the definition, analysis 

and solution of a problem. The Flow Chart Modelling technique uses flowcharts to 

represent processes and sequential flow of actions - It does not support a breakdown 

of the activities (Aguilar-Saven, 2004) 

 

2.3.1.2 Gantt Chart 

 

Gantt charts emerged as a general production planning tool in the early 1900s. They 

were developed and applied in production environments, where multiple products 

competed for capacity on several machines spread over a sequence of processing 

operations across several manufacturing departments (Wilson, 2003). In this kind of 

setup, the commitment of the workers to production schedules was of concern. Gant 

charts were thus introduced to coordinate activities so that orders would flow 

smoothly through the factory while keeping machines and staff busy. A Gantt chart is 

a matrix that lists on the vertical axis the tasks or activities to be performed in a 

process. Each row contains a single activity identification which usually consists of a 

number and a name. The horizontal axis is headed by columns indicating estimated 

activity duration, skill level needed to perform activity and the name of the person 

assigned to the activity, followed by one column for each period in the project’s 

duration. Each period may be expressed in hours, days, weeks, months, and other time 

units. Gantt charts relate a list of activities to a time scale (Aguilar-Saven, 2004). 

There are thus commonly used to represent a process graphically, although their use 

in analysing the process is limited. 
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2.3.1.3 Data Flow Diagram  

 

A Data Flow Diagram (DFD) is a diagrammatical representation of the ‘flow’ or data 

movement around or through an information system. This is a data modelling 

technique that uses the functional model to specify the meaning of operations and 

constraints and show functional dependencies. It shows how information enters and 

leaves the process; what activities change the information; where information is 

stored within the process, and the organisational function to which the activity 

belongs (Aguilar-Saven, 2004). There are four main components to a DFD; processes, 

data flows, data stores, and external entities (Turetken & Schuff, 2007).  

 

2.3.1.4 Integration Definition (IDEF) 

 

The Integration Definition (IDEF) is a descriptive modelling technique which is based 

on graphical and text description of functions, information and data (Hernandez - 

Matias et al., 2008). IDEF models comprise of a hierarchical series of diagrams that 

describe functions and their interfaces within the context of a system. There are three 

types of diagrams: graphic, text, and glossary. The graphic diagrams define functions 

and functional relationships via box and arrow syntax and semantics while the text 

and glossary diagrams provide additional information in support of graphic diagrams. 

The IDEF suite of enterprise modelling approaches, comprises a number of modelling 

notations such as IDEF0, IDEF1, IDEF3 (Kima et al., 2003). These notations are 

designed to model an enterprise from a defined viewpoint, such as a ‘‘function 

viewpoint’’ or an ‘‘information viewpoint.’’ For example, IDEF0 modelling starts by 

defining a context diagram, which represents the overall purpose of the system and its 

interfaces with an external environment. Normally, IDEF0 models comprise a 

hierarchy of related diagrams that are hierarchically decomposed thereby encoding 

semantic information at so-called lower levels of modelling (Kima et al., 2003). IDEF 

provides a modelling language that is:  

(1) Generic (for analysis of systems and subject areas of varying purpose, scope and 

complexity),  

(2) Rigorous and precise (for production of correct, usable models),  
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(3) Concise (to facilitate understanding, communication, consensus and validation), 

(4) Conceptual (for representation of functional requirements independent of 

physical or organizational implementations) and   

(5) Flexible to support several phases of the life cycle of a project (Mayer et al., 

1992). 

 

2.3.2 Time-based analysis 

 

Time is a critical dimension for measuring business processes and for comparisons. 

Depending on the chosen goal, multiple time variables can be used to analyze 

business processes in Land Administration and LR in particular. From a cross 

organizational context, the variables of  response time, processing time, completion 

time, throughput and utilization, the waiting time, speed, resubmission time and 

request cross over time as key variables for end to end process performance in land 

administration (Chimhamhiwa, et al., 2009). A Unified Modelling Language (UML) 

timing diagram is used as a base for the estimation of time spent on a rural land 

transaction across different actors in Slovenia (Lisec et al., 2008).  The ongoing doing 

business initiative by the World Bank (www.doingbusiness.org), which analyzes the 

environment for doing business globally incorporates; (1) number of steps to register 

a property and (2) time taken to do so as key indicators for reform across countries 

(World Bank, 2005)    

 

The above few cases present some contexts where different time components have 

been used in land management contexts. In this study the aim was to measure the 

turnaround time as well as response and processing time in the ‘as-is’ (manual) and 

compare such time with the ‘to-be’(computerised) scenario. A generic case of a deed 

of transfer was used. 

The turnaround time is defined as the response time and process time, where the 

response time is the time between issuing a request and receiving the result, and the 

process time being the time that actual work is performed on a request. 

These time elements could be derived from the resultant processes, data flows and 

data stores through the concept illustrated on figure 2.3 below. 
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Figure 2.3: Concept diagram for deducing time within a system 

 

 

The turn around time is derived from the following equation. 

Turn around time = Pt1…n + DFt1…n + DSt1…..n 

Where, Pt1…n indicates process time. One or more process steps may be involved. 

DFt1…n indicates data flow time and one or more data flows may be involved. 

DSt1…..n indicates time taken to retrieve data from data stores (i.e. data store 

time). One or more data stores may be involved. 

 

2.4 CONCLUSION 

  

Having reviewed literature related to the system approach and land registration 

discipline, this chapter placed land registration within the systems concept. It further 

developed a concept for deducing various time metrics.    

The next chapter focuses on the methodology used to achieve the objectives of the 

study. It focuses on how the study proposes to decompose the system into its 

elementary part, and on how the time would be determined for comparison purposes. 

 

 

 

 

 

Process 

 

Store 

Process Time 

(Pt) 

Data Flow 

Time (DFt) 

Data Store 

Time (DSt) 

Turn-around (response & process)  

Data flow 



 16

CHAPTER 3: METHODOLOGY 
 

In order to address the three research objectives it was necessary to investigate the 

processes, data stores and data flows at conveyancing during a deed drafting and at 

the deed registry during examination and approval. In order to achieve this it was 

necessary to interview the two key role-players i.e. Conveyancer (Attorneys) and 

Deed Registry Office (Deed examiners and approvers).  The methodology developed 

and used was based on the research objectives as the figure below shows. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

 

 

Figure 3.1: Research methodology 
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3.1 INVESTIGATE AND ANALYZE THE LR SYSTEM  

 

In investigating and analyzing the land registration system in terms of processes, data 

stores and data flows, two key role players; the provincial Deeds Registry office of 

KwaZulu-Natal in Pietermaritzburg and attorneys (Conveyancers) were identified. In 

choosing the attorneys to be interviewed, a balance between big and well established 

firms, and smaller, less resourced firm was desired and ideal. This was to ensure that 

the information that comes from the investigation is not biased i.e. a well established 

company might have the computer based filing system while a smaller firm uses a 

filing cabinet. Once these decisions had been made as part of the preliminary 

investigations which included, making appointments, obtaining permission to conduct 

a study and identifying key individuals within the organization, key informant 

interviews were carried out.  

 

3.1.1 Key informant  interviews 

  

To gain deeper insight into the land registration system, six (6) KwaZulu-Natal Deed 

Registry staff (front desk personnel, examiners, capturers, registrar etc), four (4) 

conveyancing staff (Conveyancers, Conveyancing clerks and administrators), two (2) 

Msunduzi municipal staff from the property rate section, two (2) SARS personnel and 

four (4) bond professionals from four major banks were all interviewed using the key 

informant interview method. The interviews focused on the types of data, its sources 

and formats, processes performed on it, storage and accessibility of such data. 

Information relating to how data is captured and stored, how it is processed and 

moved around internally and externally, was obtained from attorneys and the Deeds 

Registry Office.  

 

3.1.2 Review of existing information and business processes 

 

Established practices and business processes prevailing in the organisations were 

reviewed. Within these organisations, for example, it was established how they would 

open a new file, issue a receipt for payment, store and process such file. Samples of a 

typical Deed of Transfer, forms, copy of entry books, cabinet indexes were obtained 

where available. Some of the data, data store, data processes and data flows were 



 18

electronic while others were done manually. Programme LAUNCHER at the Deeds 

Registry, a document management system was also reviewed and copies of various 

screens obtained. Other information on conveyancing and deed registration was 

obtained from the Department of Rural Development and Land Reform (formerly 

known as Department of Land Affairs) website and legislation such as the Deed 

Registries Act, 1937 (Act No. 47 of 1937) and Land Survey, 1997 (Act No. 8 of 

1997).  

 

3.1.3 Decomposition of the LR system 

 

Using information from the interviews and review of existing information, the system 

was broken down into its elementary parts using the Data flow diagramming 

technique and the System Development Workbench (SDW) Computer Aided 

Software Engineering (CASE) tool. Three DFDs; the context, top level and lower 

level diagrams were created in SDW.  

 

3.2 ASSESS TURN AROUND TIME FOR AS IS AND TO BE  

 

To assess the turn around time of the as is and the to be systems, a number of steps 

were followed. First, based on the DFD diagrams generated in objective 1, all data 

stores, flows and processes were analyzed and categorised as either manual or 

electronic. Second, processing and response times were derived using professional 

norms. Third a time comparison between the as is and to be scenarios was carried out. 

These steps are explained in more details in the next section. 

3.2.1 Assess format of data store, flows and processes (manual or electronic) 

 

Having investigated the land registration system and identified critical data store, 

flows and processes, the study further assessed the format (whether manual or 

electronic) of all critical data stores, flows and processes identified in objective 1. 

This assessment was based on an informed premise that manual data stores, flows and 

processes are generally slower than such stores, flows and processes that are 

electronic. The one reason for this is because only one user at a time is able to interact 

with a manual store whereas multiple users are able to interact with an electronic store 

at the same time. The study therefore determined the format of all identified stores, 
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flows and processes so that turnaround time (response and process time) of manual 

and electronic stores, flows and processes could be compared using a comparison 

spreadsheet.  

 

3.2.2 Determining time  

 

Once the ‘to be’ system had been modelled using SDW, time variable data (response 

time and processing time) was deduced from sub-processes, data stores and data flows 

based on professional norms. The data on estimations was collected from the 

professional and experienced Conveyancers, Conveyancing Clerks, Deeds Registry 

data processors and examiners, SARS officials, Msunduzi Municipality Rates 

department officials and confirmed. The data from municipality and SARS was only 

collected as a mean of confirming the information that would have been secured from 

the Conveyancer. The time was obtained based on how long it takes to process and 

send a request to the point of receiving a response for further processing. Figure 2.3 in 

chapter 2 depicts the methodology that was used to determine or derive the 

turnaround time for processes, flows and stores. The turnaround time for a given 

process was deduced using the following typical questions:-  

- How long does the process take?  

- How long does the flow of data from one process step to another take?  

- How long does it take to retrieve data from a store as required by a process step? 

 

3.2.3 Time comparisons: ‘as is’ versus ‘to be’ 

 

Once these times were determined, a spreadsheet was used to compare all the ‘as is’ 

turnaround times with the ‘to be’ turnaround times of the same processes, flows and 

stores. The comparison spreadsheet was used to present the result information. 

 

3.3 RECOMMEND IMPROVEMENTS  

 

Based on objective 1 and 2, Objective 3 seeks to recommend improvements based on 

identified bottlenecks. The recommendations emanate from the results analysis i.e. 

(time comparisons). Various options of improving the system are were suggested. 
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3.4 CONCLUSION  

 

The chapter explored the methodology used to navigate through the system of land 

registration to meet the three objectives of the study. It answered the “how” question, 

from how the study proposes to decompose the system into its elementary part, to 

how the time would be determined for comparison purposes and in turn 

recommendations made on the basis of results.    
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CHAPTER 4: THE CASE STUDY 

 

 

This chapter briefly discusses the case study of KwaZulu-Natal deed registration 

system within the context of the South African land registration system.  

 

4.1 SOUTH AFRICAN DEED REGISTRY SYSTEM  

 

Currently, there are nine Deeds Registries in South Africa located in Pretoria, Cape 

Town, Johannesburg, Pietermaritzburg, Bloemfontein, Kimberley, King William's 

Town, Vryburg and Umtata. The KwaZulu Natal Deeds Registry in Pietermaritzburg 

was utilised as the case study. Figure 4.1 outlines the Deeds Registry offices in the 

country. 

 

 

 

 

  

 

 

 

  

 

 

 

 

 

 

 

 

 

Figure 4.1: South African Deed Registry Offices 
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Deeds Registries are responsible for the registration of deeds and documents relating 

to real rights in land in respect of more than 7 million registered land parcels in South 

Africa. These parcels represent what is known as "immovable property" and include 

township erven, farms, agricultural holdings, sectional title units and sectional title 

exclusive use areas. In order to take deeds registry services to the people, the former 

Department of Land Affairs launched an initiative aimed at establishing at least one 

Deeds Registry per province. 

 

During the year ending March 2005, the nine deeds registries experienced a 10,3% 

increase in the volume of transactions registered. Despite this significant increase, the 

registries maintained an average turnaround time of 10 working days from lodgement 

to registration (Department of Land Affairs: 2005/6 Annual Report). According to the 

Department’s Annual Report for 2008_2009 financial year, there has been an increase 

in registered land parcels from 7 961 636 in 2008 to 8 149 699 in 2009. The demand 

for registration information increased to a total of 17 384 105 electronic requests 

(6,71% increase). Figure 4.2 shows the load distribution and number of registration 

and recordings in the deed registries (Republic of South Africa, 2009). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4.2: Land Registrations recorded per deed office (2009) 
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As is evident above, the Pietermaritzburg Deed Registry is the fourth busiest deeds 

office in terms of the number of registrations recorded per year. With regard to the 

breakdown in terms of the different types of properties, Figure 4.3 from the 2007-

2008 report provides an indication of the registration load distribution (Republic of 

South Africa, 2008). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4.3: Registrations workload per deed office (2008) 

 

According to the above data, the Pietermaritzburg Deed Registry registered a total of 

1 133 316 properties made of township erven, sectional title units and farms. 

Interestingly, no agricultural holding were recorded for 2006/2007 year. The above 

records show that in the two years from 2006 and 2007, there was an increase of 206 

263 in total registrations for the country, which means a 2,7% increase.   
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4.1.1 Cadastral system 

 

The land registration system in South Africa entails the identification of parcels of 

land, as well as the registration of ownership and other limited real rights, which 

guarantees title.  An entity of land, as a separate identifiable unit with its unique name 

and number, comes into existence on registration of the title deed together with the 

approved diagram or general plan.  Before any piece of land is capable of being 

registered in the deeds registry, it must be surveyed and reflected on a diagram. All 

diagrams and general plans must be prepared by a qualified land surveyor.  In terms 

of the Land Survey Act, 1997 (Act No. 8 of 1997), all diagrams and general plans 

must be examined and approved by the surveyor general. Such approved diagrams are 

provided with a unique number. Each piece of land’s location and identity must be 

indicated on the diagram in order that there can be no doubt as to the exact location 

and extent. The functions of the Surveyor general were however not investigated as 

they fall outside the scope of this study. 

 

 4.1.2 Negative system 

 

The South African system of land registration is regarded as a negative system of land 

registration. In terms of this system the transfer of ownership takes place on 

registration of transactions in deeds registries.  Although the system guarantees title, it 

does not, however, guarantee that the registers reflect a true picture of the state of 

affairs. Incompleteness is therefore possible and inaccurate information is also 

possible, for example, the transfers of ownership by operation of law, in the case of 

expropriation or transfers of ownership in respect of an undivided half share of a 

spouse at the conclusion of a marriage in community of property where such marriage 

is not reflected in the title deed of the property.  

 

4.1.3 Legislative framework for Deed Registries in South Africa 

 

Numerous legislations govern the activities of land registration in South Africa. These 

include; the Deed Registries Act, 1937 (Act No. 47 of 1937), Sectional Titles Act, 

1986 (Act 95 of 1986); Land Survey Act, 1997 (Act No. 8 of 1997). Other sources 

relate to the regulations promulgated under the Deeds Registries Act and the Sectional 
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Titles Act; Various Ordinances and Rules; Circulars (Circulars of the Chief Registrar 

and Registrars of Deeds); Common Law; Judicature; Indigenous and Customary Law 

and the Registrars’ Conference Resolutions. 

 

4.1.4 Key role-players in a Deed registration system 

 

There are various role-players in the South African deed registration system. Role 

players vary according to the nature of the transaction. A property could be an 

agricultural holding, sectional title unit or freehold title. In the case of this study, a 

freehold land parcel with a house where the seller has a mortgage bond cancellation 

and the purchaser requires mortgage finance from a financial institution is used. This 

type of transaction is normally referred to as the transfer cancellation bond. In most 

deed registration transactions, role players will include, but not limited to Land 

Surveyors, Surveyor-General, Municipalities, South African Revenue Services, 

Electricians and Pest Control officers (in case of a building), Banking institutions (in 

case of bond registrations and cancellations), buyer and seller and estate agent and 

body corporate, Deed Registry and Conveyancers. The study focuses on the 

Conveyancers and deeds registry responsible for deed drafting and lodgement and 

deed examination and approval respectively.  

 

4.2 KWAZULU NATAL DEED REGISTRY SYSTEM  

 

Between the different Deeds Registries certain operational processes may differ from 

one office to the other as a result of technological and human capacity. For example, 

the KZN deed registry uses the Deeds Office Tracking System (DOTS) which allows 

the tracking of deeds progressing through a Deeds Office from lodgement to 

registration, while Mthata deed registry is generally manual. The operational 

environment may also differ as a result of management and technical capacity, staff 

turnover and geographical location in relation to other role players such as the 

Surveyor-General. In KZN, the deed registry operates in the same building as the 

Surveyor-General and in close proximity to the municipality, court of law, SARS and 

many conveyancing firms. 
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4.3 CONCLUSION 

 

In this chapter, the case study of KwaZulu-Natal Deed Registry was discussed within 

the broader context of the South African land registration system. The chapter also 

outlined various land registration legislation used in South Africa. The next chapter 

discusses the findings of this study. 
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CHAPTER 5: RESULTS 
 

This chapter presents the results of the study based on the research objectives as 

outlined in Chapter 1. The results are presented in three main sections (i) analyses of 

the land registration system in terms of processes, data flows and data stores (ii) 

assessment of turnaround time of the as is (manual) and the to be (computer based) 

systems and (iii) improvement recommendations based on identified gaps and 

bottlenecks. 

 

Firstly, to analyse the LR system in terms of its data stores, data flows and processes 

in a structured manner, three DFDs were generated; the Context, Top Level and 

Lower Level diagrams. 

 

5.1 CONTEXT DIAGRAM 

 

On the context diagram (Figure 5.1), eight (8) terminators that support the deed 

registration process by providing the required data into the system or receiving 

information from the system, were identified. The role of each terminator is discussed 

below. 

 

a) Electrician: investigates and ensures that the subject property complies with 

electricity regulations i.e. electricity cables safely wired. Once satisfied, the 

electrician issues an Electricity Compliance Certificate.  

  

b)  Pest Control: Investigates and ensures that the subject property complies with 

the South African Pest Control Association standards and municipal bylaws, that 

the property is free of damaging insects and so forth.  

 

c) Existing bond banking institution: Will supply the outstanding amount needed 

for the cancellation of the bond and instruct the attorneys to proceed with the 

cancellation. The existing bondholder will also forward the Title Deed in their 

possession to the transferring attorneys.  
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d) New bond banking institution: Requires cancellation figures from the existing 

bond banking institution and in turn advises the transferring attorney of the 

amount available for guarantees. 

  

e) South African Revenue Services (SARS): Upon request from the Conveyancer, 

SARS issues the Tax Clearance Certificate or Transfer Duty Exemption declaring 

that the seller does not owe any tax to SARS.  

 

f) Municipality: Upon request from the Conveyancer, the local municipality issue 

the rate clearance certificate declaring that the seller is not owing the municipality 

for any utility services i.e. water and lights. 

 

g) Seller:  Accepts the Offer to Purchase. Usually hires the transferring attorney. 

Must provide essential documents to enable the transferring attorney to manage 

the registration process. 

 

h) Buyer: Makes the Offer to Purchase. Must apply for a bond from a financial 

institution (if not paid in cash). Must provide necessary documentation and sign 

documents as needed. 

 

In addition to the terminators discussed above, the study focuses on two key role 

players in the deed registration process i.e. Conveyancers and Deed Registry. The two 

main process steps that these role players are responsible for are Deeds drafting and 

deed examination and approval, respectively. Depending on the nature of the 

transaction the list of terminators could include estate agents, Surveyor-General etc. 

or may exclude banking institutions for cases where the seller has no existing bond 

and the buyer has alternative finance arrangements. 
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Figure 5.1: The Context Diagram 
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5.2 TOP LEVEL DIAGRAM 

From the context diagram, the system was decomposed into two top level sub 

processes; deeds drafting and deed examination and approval (Figure 5.2)  

  

5.2.1 Sub Process: Deed Drafting  

The deed drafting sub-process involves the preparation and compilation of a deed 

with all relevant supporting documents. The Conveyancer interacts with all the role-

players in securing the required information and supporting documentation. The data 

flows appearing on the context diagram and relevant for deed drafting were 

accordingly directed to this sub process. This is where a Conveyancer interacts with 

the various role-players that were identified on the context diagram and further with 

the next process step which takes place at the deed registry office. A first critical data 

store, Conveyancer’s Pigeon Hole, evidently comes to the fore. This is a manual data 

store used by Conveyancers as a document depository box i.e. a link between the 

Conveyancers and the deed registry office.   

 

5.2.2 Sub Process 2: Deed examination and approval  

This phase involves examination of a draft deed to ensure compliance with 

legislation. The details, the lower level, of activities that takes place during 

examination and approval are discussed below. As each deed’s origin is different, so 

their daily work flow also differs.  However, every deeds registry must comply with 

the provisions of the Deeds Registries Act, 1937 (Act No. 47 of 1937), and therefore 

the end result must always be the same.  

 

5.2.3 Lower Level Diagrams 

The 2 sub processes represented on the top level diagram were subsequently 

decomposed into lower level diagrams. Deeds drafting was decomposed into drafting 

and checking. However, only the drafting sub-process was broken down further into 

elementary parts (figure 5.3). On the other hand, deeds examination and approval was 

decomposed into several lower level activities (figure 5.4). This is done in order to 

gain better understanding of the interacting sub-processes, data flows and data store 

within a particular process step. At this level, manual and electronic processes, data 

stores and data flows were also identified.  
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Figure 5.2: Top level DFD – The two key process steps 
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Figure 5.3: Lower level DFD - Conveyancing 
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Figure 5.4: Lower level DFD – Deed Registry 
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5.2.4 Deed registry process Activities 

  

Process activity 1: Receive Deed  

The deed, documents and/or batch of deeds, together with a lodgement slip, will be 

lodged by the Conveyancer/notary (or clerk) at the lodgement counter at the deeds 

registry.  Every registrar of deeds may determine the lodgement hours of his/her own 

office.  As more than one Conveyancer is involved in the lodgement of batches of 

deeds, the deeds/documents relating to one transaction will be linked, after being 

reconciled with the lodgement slip, and dated by the officers at the lodgement 

counter.  

 

Process activity 2: Scan and Capture 

In the Pietermaritzburg deed office the Deed Office Tracking Systems (DOTS) is 

used, which enables the tracking of documents from lodgement to registration. Deeds 

are scanned at every section so that one can determine exactly where the deeds are. 

Once all the batches are linked and dated, the deeds/documents are sent to the data 

section, where printouts of the transferor and property are prepared from the records 

on data and filed in each lodgement cover.  These printouts are needed by the 

examiners to enable them to compare the deeds office records, with the deeds as well 

as to check for any interdicts prohibiting dealings with the properties. 

 

Process activity 3: Distribute and Sort 

 The deeds are then sent to the distribution/sorting room where the sorters allocate a 

value to the batches corresponding with the degree of difficulty of the batch.  

Different kinds of transactions are also sorted together to ensure that each deeds 

controller will have more or less the same kinds of deeds to examine the next day. 

The sorters will, after having ascertained how many examiners are available to 

examine deeds that day, calculate the norm, being the minimum amount of work 

required from the examiner. The norm indicates the difficulty of the work which 

must, if at all possible, be the same for each examiner. The sorters calculate how 

many deeds must be done as quota and how many deeds must be done on an overtime 
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basis.  This is necessary as each day’s lodgement must be examined in the order in 

which they were lodged, in other words – first come first served.   

 

Process activity 4: Examinations 

The first examiners collect their quota of deeds at the distribution room, thereafter 

prepare the deeds for passing or rejection by the second examiners, and ultimately for 

execution.  They do this by endorsing the deeds, checking interdicts against the 

persons and properties concerned and doing first examination on the deeds.  They 

make notes to the Conveyancers to enable the Conveyancer to rectify any errors in the 

deeds that they may have found. The first examiners return the deeds they examined 

the previous day to the distribution room, to enable the sorters to distribute the deeds 

to the second examiners. Once more, the sorters calculate the norm and how many 

deeds will be sorted to the second examiners as quota, and how many will be sorted as 

overtime. The second examiners collect their deeds from the distribution room and 

examine them for the second time.  The second examiner must ensure that the 

provisions of the Deeds Registries Act are complied with, as well as any other 

legislation or common law which applies in each case.  The second examiner must 

decide whether each deed or batch is registerable, and must either pass or reject the 

deeds according to this assessment.  The examiner will indicate on the lodgement 

cover of each deed/document whether the batch has been passed or rejected.  This is 

done by either endorsing it with a capital R, or initialling the cover of the deed in the 

space provided for this. 

 

Process activity 5: Reconcile 

The second examiner hands the deeds over to a monitor, usually an assistant registrar 

of deeds, who will reconcile the deeds with a sorting slip, and check the second 

examiners deeds, to ensure the correctness of the notes, and oversee the fairness of 

rejections. Since the Pietermaritzburg deeds registry uses the dots system, second 

examiners would return their deeds to the sorting room to be scanned off their names 

and to be scanned to the different assistant registrars. The deeds that were rejected 

will be sent to the delivery counter from where they are returned to the Conveyancer. 
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Process activity 6: Execute 

The term ‘execute’ is used simply to mean sealing/signature. It is the practice to allow 

deeds which come up for execution to be executed on the day they come up, or within 

the next two days. This time period allows the Conveyancer to ensure that the 

necessary finances are in place. The Registrar has the power to advance a deed for 

execution to a date earlier than normal. This is known as ‘putting forward’ 

(expediting) a deed. In the morning of the day of execution the deeds which are ready 

for execution are sorted for each Conveyancer and put in their relative pigeon holes. It 

is at execution phase that the Conveyancers fetch the awaiting deeds and in 

conjunction with other firms of attorneys execute the deeds in the presence of the 

registrar of deeds. Final financial arrangements are made between the conveyancing 

firms involved, and once the deed has been signed by the Conveyancer, the deeds are 

tendered for attestation, usually by the assistant registrars. 

 

Process activity 7: Preparation  

The deeds that were passed for execution are sent to the preparation counter. The 

counter clerk will sort the deeds, and place them in the relevant Conveyancers/firm’s 

pigeonhole. It often happens that the deeds that were up for preparation cannot be 

executed because of financial or other arrangements.  These deeds will then stand 

over at the preparation counter until they are rejected after 3 days or executed before 3 

days have passed.   

 

Process activity 8: Delivery  

Deeds that were rejected are sent for delivery to the relevant Conveyancer Pigeon 

holes, who in turn must collect and comply with the notes before re-lodgement. The 

Conveyancer can also approach the second examiner if the deed was incorrectly 

rejected, in which case the examiner must indicate on the back cover that it was 

rejected incorrectly.  The deed together with an application to expedite must be 

referred to the Registrar of Deeds.  These Deeds must then be lodged by the 

Conveyancer and will be sorted to the relevant second examiner (not as part of quota 

or piecework). Conveyancers have three to five days in which they must comply with 

any notes raised by the examiners.  Should they fail to comply with the notes; the 

deeds will be rejected by the counter clerk.  
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Process activity 9: Black Booking  

Should deeds be ready for execution, they will be black booked by the data section, 

i.e. the data section will provide printouts for every deed, in respect of which 

interdicts might have been lodged in the time after lodgement of the deeds. After the 

interdict clerks have checked every interdict that might apply, and determine that they 

do not apply, the deeds are once more sorted into the pigeonholes of each firm. Once 

the deeds have been black booked and distributed into the Conveyancer’s 

pigeonholes, the Conveyancers will arrange the execution of the deeds in the relevant 

batches amongst themselves.  The deeds are then brought to the Registrar, Deputy 

Registrars and/or Assistant Registrars to be executed or registered 

 

Process activity 10: Microfilm  

In offices where the deeds are not on microfilm, the execution will be sent to be 

cross-written.  This is the process by which the office copy of every deed is updated 

to reflect the new transaction. However, in KwaZulu Natal Deed office, where the 

deeds are captured on microfilm, the deeds are prepared for microfilming by the 

camera operators in the microfilming department. Each deed will then be captured on 

microfilm page by page. After every deed has been captured, the film is processed.  It 

is then subjected to quality control, and then the filming is checked to ensure that 

there is an acceptable replica of every deed document on record. Once microfilming is 

completed, the deeds are sent to the delivery clerk who manually marks every deed 

out, and delivers the deeds to the relevant Conveyancers by distributing the deeds into 

the relevant delivery pigeonholes. The Conveyancer collects every deed, and in 

certain offices signs for them on the original lodgement sheet.  

 

Process activity 11: Numbering, Date and Sealing  

As soon as there are sufficient deeds to process, the numbering, dating sealing and 

checking of the deeds must commence. This section merely ensures that every deed 

document has a unique numbering and the date of registration is properly sealed 

before it goes for final checking and capturing. 
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Process activity 12: Final Check  

Once all the notes have been complied with and the deed numbering and date sealed, 

the deeds are sent to the data section for final checking.  They determine whether any 

new interdicts were received in the time between lodgement and execution.  If new 

interdicts were received, they are checked to determine whether they are relevant, and 

should they prohibit the transaction, the deeds will be rejected and returned to the 

Conveyancer.  

 

Process activity 13: Final Capture  

Where no new interdicts were received, the deeds documents are captured on the 

computer. As soon as the initial capturing has been completed, every data typist’s 

work is checked for accuracy.  Depending on the size of the lodgment and availability 

of staff, this sub-process usually takes one day.  Before deeds are dispatched to the 

microfilm section for final capture, deeds are finally checked to ascertain whether the 

deed is correctly stamped, notes removed, endorsements signed, etc.  

 

5.2.5 Turnaround time assessment: as is (manual) vs. to be (computer based)  

 

Since all the data stores, data flows and process were identified under Objective 1, the 

focus at this stage would be on the assessment of identified stores, flows and 

processes establishing whether they are manual or electronic. Based on professional 

norms, turnaround times (process and response time) for every identified data store, 

flow and process is determined for the ‘as is’ scenario and compared with the ‘to be’ 

scenario. The ‘to be’ electronic system is based on technological innovation and 

recommendations on how a manual store, flow and process can improve its process 

and response time as a result innovation. 

 

5.2.5.1 Assessing format: Manual vs. Electronic 

 

Using Data DFD diagrams generated for objective 1, the format of each identified 

data store, flow and process was assessed to ascertain whether they are manual or 

electronic. Electronic data stores/flows and processes were indicated on the DFDs in 

green while manual ones were shown in red. Figure 5.5 shows the results of this 
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categorisation. 23 manual data store, data flows and processes were identified on the 

deed drafting DFD compared to only 3 electronic. On the deed examination and 

approval DFD, 25 manual data stores/ flows and process steps were identified 

compared to 13 electronic. This means that overall, there are more manual (58) than 

electronic (16) data stores, data flows and processes in the two key sub processes. 

 

It is evident that even though the Deed Registry Office has done a lot to introduce an 

electronic system into the examination and approval process, there is still room for 

improvement. The fact that the distribution room remains a manual store is an 

indication that the distribution still has a lot of incoming data flows from examination, 

reconciliation, execution, preparation, distribution etc. and that such incoming data is 

received and handled manually. The biggest problem area however is the manual 

processes, stores and flows during deed drafting process. Going forward, the focus of 

the study focuses on the deed drafting process step, deducing process and response 

time from the data store, data flows and processes.  
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Figure 5.5: Lower level DFD – Conveyancing: Manual vs. Electronic 

- Electronic 

 

       - Manual 
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Figure 5.6: Lower level DFD – Deed registry: Manual vs. Electronic 

- Electronic 

 

       - Manual 
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5.2.5.2 Determining process and response time 

 

The response and process time is subsequently built based on these process activities 

and time variances determined and based on professional information/knowledge and 

norms. It must be mentioned, however, that even though the study is concerned with 

the investigation and analysis of the two key process steps (Deed drafting; and Deed 

examination and approval), the time element was investigated and deduced for the 

Deed Drafting process step only. This was due to two reasons, one being that the 

examination and approval process (in KwaZulu-Natal Deed Registry) has already 

taken strides in implementing innovative measures of transforming manual processes, 

stores and flows to an electronic system. The introduction of the Deeds Office 

Tracking System (DOTS) in 2001 to track the progress of a deed document from 

lodgement to delivery was a step in the right direction. The second reason, apart from 

time constraints, is that the deed drafting process proved to be the process that 

interacts mostly with players outside of the system i.e. municipalities, SARS, banks 

etc., thus a lot of time is lost in the process with information and data exchanges.  

 

According to figure 5.7 and 5.8, minimum and maximum time was determined for the 

as is and to be systems. The as is system’s minimum and maximum turnaround time 

is 287.41 and 527.75 working hours (rounded to 36 – 70 days) respectively. While to 

be system’s minimum and maximum turnaround time is 40 and 72.42 working hours 

(rounded to 5 – 9 days) respectively. There are whole chains of transactions linked up 

in the land registration process. The length of time it takes to get the transaction into 

the Deeds Office is dependent on the response and process time taken by each and 

every one of the identified parties. The usual time taken by the Deeds Office to 

inspect all the documents lodged by the different Conveyancers is partly dependent on 

the accuracy of the Conveyancer’s submission. Unforeseen difficulties such as the 

death of one of the parties, attachment of the property by a creditor of the seller and so 

forth may cause the period to be extended. These unforeseen difficulties have not 

been considered by this study, however, the study notes that such delays would affect 

the turnaround times even further.   
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Figure 5.7: Deed Drafting – ‘as is’ vs. ‘to be’ turnaround time comparison table 
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Figure 5.8: Deed Drafting – min hours vs. max hours comparison 
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5.2.5.3 Activities running simultaneously  

 

It must be noted that there are activities (especially the data flows) that often run 

concurrently; however, this does not mean less time (man hours) spent on such 

activities. The above turnaround times relate to man hours and assume an 8 hour shift 

per day.  If it takes 2 to 5 days for an electrical compliance certificate request, it is 

possible that a pest control assessment is requested at the same time. This means such 

activities will run parallel to each other. This however does not mean less time spent 

on such activities as result of activities running concurrently. The turnaround time 

remains the same regardless of whether an activity is done simultaneously with 

another. The turnaround time refers to an end-to-end process, meaning a time spent 

requesting, delivering, processing and responding to a particular request. In essence, 

all the requests i.e. Request for Electrical Compliance Certificate, pest Control 

Assessment, Transfer Duty Receipt/ Exemption can all be done simultaneously.  

 

5.2.5.4 General Comments  

 

The turnaround time comparison spreadsheet shows the times as taken from the 

interviews with the attorneys. Since the time data was collected from both the well 

established and resourced company and the less resources company, minimum and 

maximum turnaround time proved to be the most accurate and non-biased way of 

presenting such results. A more resourced company, for example, tends to carry out 

certain activities much quicker than those of the other. This may be as a result of a 

well established reputation and respect they command in the industry field – more 

resource to assist in following up request and so forth. Similarly, well established 

municipalities or metro councils like Ethekwini Metro, tend to respond quicker to 

requests than less resourced municipalities. This too could be as a result of established 

municipalities having proper recording systems and well established request processes 

systems. Some smaller municipalities don’t have such systems in place. 

 

Assumptions  

 

With regards to the above comparison spreadsheet, certain assumptions were made. 

The obvious one being that all role players operate on an 8 hour working day schedule 
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and no overtime was catered for. The most critical assumption was that the ‘to be’ 

improved system assumes that all role players operate in a fully computerised 

environment. The assumption is based on an ideal notion that all role players 

including the electricians and pest control specialist have access to a computer and 

associated computer tools such as email and the web.   

 

5.3 RECOMMENDATIONS 

 

5.3.1 Deeds registration system should be computer based 

 

Manual data stores, data flows and processes pose a challenge for the land registration 

system. The present paper-based system is successful to the extent that it provides 

security of title and is accurate. The challenge now lies in effecting speedier and more 

cost-effective land delivery through technology without detracting from the accuracy 

and security of title enjoyed by the South African public at present. The introduction 

of e-Conveyancing can radically reshape the process of land registration, not only to 

work better but to work in a way which can be handled completely electronically 

giving the customers a more efficient, and a better service (Rajasekhar, 2006). The 

improvement option thus would be to alter, where possible, manual data store, data 

flows and processes to a computer based environment. Critical data stores such as the 

distribution room at the deeds registry remain a challenge in the current situation. 

Process activities such as the distribution, examination, reconciliation, execution and 

preparation all interact and depend on the manually operated distribution room. 

 

In the cases where e-Conveyancing models are more comprehensive and all 

encompassing e.g. the Netherlands and Wales, deeds are lodged electronically. The 19 

million registered titles within England and Wales are held electronically and updated 

by Land Registry staff (HM Land Registry, 2003; Rajasekhar, 2006). It should be 

possible for a Conveyancer or accredited government official to access the Deeds 

Office from any place in the Republic with a PC, modem and telephone line. The 

existing cumbersome procedure where a Conveyancer has to instruct a colleague 

practising at the seat of registry to lodge the necessary documents on his or her behalf 

should no longer be necessary.  
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The data stores, data flows and processes required during a deed drafting stage should 

be electronic and computer based. SARS tax declarations, for example, should be 

done on the SARS system in the same fashion as a system used for Tax returns. The 

e-Conveyancing service must however gain the confidence of users by strict 

adherence to an appropriate level of security, striking a balance between security, 

usability and cost. Unfortunately, e-mail exchanges on the internet are almost totally 

unprotected. This information can be misused if measure related to system integrity, 

authenticity, non-repudiation, audit trails and privacy are not prioritised (Rajasekhar, 

2006)  

 

5.3.2 Legislation to be amended to support electronic land registration  

 

Governments have undertaken wide-ranging programmes of legislative changes to 

ensure that the law meets the needs of today’s property markets, especially countries 

like Netherlands, England and Wales who are at the forefront of e-Conveyancing 

(Rajasekhar, 2006). For electronic land registration in South Africa to be realised 

therefore, certain amendments to the Deeds Registries Act, 1937 (Act No. 47 of 1937) 

will be required. It will not be necessary to redraft the entire Act. Such amendments 

are possible to allow an electronic lodgement of documents. For example, Regulation 

20(1) of the Act requires that deeds and other documents lodged for execution, 

registration or records must be on paper approved by the Registrar. In terms of 

regulation 20(8), the Registrar can relax this and other provisions of the regulations at 

his/her discretion.  

 

The Electronic Communications and Transactions Act, 2002 (Act No. 25 of 2002) has 

gone a long way towards creating a suitable environment for electronic land 

registration. Government, specifically the Deeds Registries, needs to consider 

providing the private sector access to electronic systems such as DOTS, whereby the 

Conveyancers are able to track the documents through the process. It would appear 

that the implementation of electronic land registration would necessitate, for at least 

an initial period, a parallel registration system. The present paper-based system will 

have to run concurrently with an electronic system as it would be impossible to 

convert to an electronic system in one jump. 
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5.3.3 Electronic land registration options   

 

The responsibility for the legal validity of titles should be the basis for options 

analysis. The present system provides for a division of these responsibilities between 

the Deeds Office and the conveyancing profession. In recent years and especially 

since the introduction of Section 15A of the Deeds Registries Act, 1937 (Act No. 47 

of 1937) and the Sectional Titles Act, (Act No. 95 of 1986), the responsibilities of 

Conveyancers have steadily increased. The examination function of the Deeds Office 

although substantial and important, is no longer as comprehensive as in the past. With 

regard to the electronic land registration, the following options warrant consideration: 

 

5.3.3.1 Legal validity of deeds: The Deeds Registry assumes full responsibility  

 

The Deeds Registry should assume full responsibility for the legal validity of deeds. 

This would inevitably result in a substantial expansion of the examination function of 

the Deeds Office to ensure the legal validity of each and every registration. It would 

lead to a massive increase in supporting documents to be checked by the Deeds 

Registry in order to establish the legal validity of a particular transaction. This could 

lead to an untenable position as the list of problems resulting from this option would 

be substantial. To undertake such a comprehensive examination function, the Deeds 

Registry will have to insist that extracts of company, close corporation and trust 

documents as well as extracts from the constitutions of voluntary associations such as 

churches, social and sports clubs be filed, albeit in electronic format, in order to 

enable the Deeds Registry to check the powers of these juristic persons. Natural 

persons would also pose problems as the existing records of Deeds Registry cannot be 

relied upon in so far as it relates to a person's marital status. Affidavits confirming a 

person's marital status will therefore have to be checked and verified by the Deeds 

Registry.  

 

 

The objective of effecting registrations electronically will be frustrated as supporting 

documents will have to be submitted in paper format.  This option may also result in 

too many persons gaining access to the electronic land registration system for 

registration purposes. The records are not accessed for information purposes but in 
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fact to record new registrations. Hackers could create havoc and jeopardize the 

integrity of the system. If access is limited only to qualified Conveyancers and 

government officials with accreditation to access the system, the question again arises 

as to why the Deeds Office should carry the sole responsibility for the legal validity of 

deeds in the first place. In the South African land registration context, this option is 

clearly not a viable one. 

 

5.3.3.2 Legal validity of deeds: The legal profession assumes full responsibility 

 

The legal profession assumes full responsibility for the legal validity of deeds. This 

would result in the Deeds Office abandoning its examination function. All the other 

important functions of the Deeds Office will remain intact, i.e. the duty to register and 

record, to maintain registers, to provide information and to preserve records. This 

would also mean that it would become the sole responsibility of the Conveyancer to 

ensure that transactions intended for registration are in proper form and that their 

nature is such that they are capable of registration. It would appear that the Deeds 

Office will still have to perform a "checking" role as opposed to an "examination" 

function. As Court Orders and Notices affecting persons (insolvency and divorce 

orders) and land (attachments and expropriations) are filed with the various Deeds 

Offices, it follows that the Deeds Office will have to check as to whether or not any of 

these orders or notices affect a person or property involved with a transaction which 

the Registrar may be called upon to register. Should the Deeds Office dispense with 

the examination function, virtually the full responsibility for the validity of Deeds will 

rest with Conveyancers. This could lead to problems that may well be 

insurmountable. 

  

This option would clearly not be in the public interest if the Deeds Office were to 

neglect its responsibilities to ensure that land registration is effected in accordance 

with the laws. It is in the public interest that the Deeds Office performs this vital 

function in conjunction with the conveyancing profession. The system of checks and 

balances afforded by the interaction between the Deeds Registry Office examiners 

and Conveyancers is the cornerstone of our land registration system, whether applied 

in paper or electronic format. 
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5.3.4.3 The Deeds Office outsources the examination function  

 

The Deeds Office merely records and registers as the examination function is 

delegated and outsourced to the private sector. The Deeds Office as the representative 

of the State remains the authority to perform the registration function, to keep records 

and maintain registers. The private sector performs the examination function on 

behalf of the Deeds Office. It is doubtful whether the inter-action between the public 

and private sector can be improved upon if such inter action (with its system of 

checks and balances) is replaced by a system where the private sector interacts with 

itself, i.e. the Conveyancers on the one hand and the examination entity on the other 

hand. The question arises whether this option would serve any purpose. It is doubtful 

whether a shift of this nature would afford real benefits to either the public or the 

employees of the various Deeds Offices. The disruption that will be caused by such a 

move would probably not add value to the public or any of the role players in the 

property industry especially insofar as it relates to land registration. The conversion of 

a paper-based system to an electronic system should not result in changes that are 

unlikely to improve the status quo.  

 

5.3.4.4 Electronic system as opposed to paper-based processes  

 

It can be said of our land registration system where the obligations and duties of the 

various role-players are clearly defined, that it virtually guarantees security of title - to 

the extent that title insurance (the norm in the United States) is unknown in South 

Africa. Electronic registration must not detract from the status quo in this regard. It 

must streamline the system without compromising its integrity. To achieve this, it 

would be necessary for Conveyancers to assume greater obligations and 

responsibilities when performing their legal, management and financial functions and 

duties. The electronic registration environment will however require certain 

adaptations affecting all role players especially the Deeds Office and Conveyancers. 

In regard to the Deeds Office, a computerised land registration system should provide 

for the examination of deeds by electronic means. This would relate to basic issues 

such as checking the names and identity numbers as well as the marital status of 

transferors against the existing records of the Deeds Office.  
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In regard to Conveyancers, it would appear that Conveyancers would have to assume 

additional responsibilities. The Deeds Office should no longer check and retain 

supporting documents such as powers of attorney to pass transfer or register bonds, 

transfer duty receipts, rates clearance certificates, consents to alienate, sub-divide and 

the like. These supporting documents will for the foreseeable future remain in paper 

format. This would certainly apply to the authority of a property owner to transfer or 

mortgage his or her property (the relevant power of attorney). Such an authority 

should in our view be given in writing to be used as best evidence for the resolution of 

disputes.  The Conveyancer or statutory rights officer should be obliged to keep a 

proper protocol for these documents. Should the validity of a transaction be 

questioned or attacked, the parties to the dispute must be enabled to access the 

documents authorising the digital registration of the property transaction. In the public 

interest the conveyancing profession should assume this additional responsibility. 

 

5.3.4.5 Electronic system should render a better service 

 

If the present system were converted to an electronic one, certain "paper 

requirements" would still hamper and even frustrate the entire initiative. It is therefore 

recommended that the duty to check transfer duty receipts should not be imposed on 

the Registrars of Deeds. The duty imposed on Registrars of Deeds to check rates 

clearance certificates issued by local authorities should likewise be dispensed. These 

duties should become the responsibility of Conveyancers and the legislation should be 

amended accordingly. In this regard it should be noted that the entire initiative to 

introduce electronic land registration could be severely hampered by the insistence 

that the Registrars still check transfer duty receipts and clearance certificates. 

Experience has shown that excessive delays are caused in property transfers by the 

requirement that transfer duty receipts and municipal clearance certificates have to be 

lodged. These documents are in any event not furnished electronically and it would be 

an untenable position to have both an electronic component as well as a paper 

component (i.e. the aforesaid receipts) in respect of every property transaction. The 

obvious solution is to shift this burden to the Conveyancers and accredited 

government officials. This proposal will undoubtedly speed up the registration 

process without affecting the position of the Conveyancers, financial institutions, the 

Receiver of Revenue or the various local authorities. 
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Conveyancers obtain transfer duty receipts and rates clearance certificates in any 

event.  The Receiver can easily check in respect of which transactions Conveyancers 

omitted to pay transfer duty. The Deeds Office will have no difficulty in furnishing 

each Receiver from time to time with all the information regarding registrations in its 

area of jurisdiction for a specific period so as to enable the various receivers to collate 

(presumably electronically) this information against its records relating to the 

payment of transfer duty. It should therefore be a simple exercise to identify those 

transactions in respect of which Conveyancers failed to pay duty. Local Authorities 

should not be placed in a better position than Bodies Corporate in Sectional Title 

Schemes. Reluctance on the part of the SARS and municipalities to co-operate in this 

regard should not impede the implementation of electronic land registration. 
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CHAPTER 6: CONCLUSION 

 

This Chapter concludes the study and proposes recommendations for further study. 

The DFD technique was used to decompose the LR system into data flows, data stores 

and processes. 58 manual data store, data flows and processes were identified 

compared to only 16 electronic for the two key processes of deed drafting (at 

Conveyancers) and  Deed examination and approval (at the Deeds Registry). The 

manual based interaction of data stores, data flows and processes appear to result in 

longer turnaround times as shown on the turn around time results. In the as is 

system’s the minimum and maximum turnaround time was found to be 36:70 days 

respectively compared 5: 9 days for the ideal  to be (computerized) system. This 

suggests that the proposed electronic (computer-based) system would take much less 

than the present manual, paper-based system. 

 

A system-based approach proved to be one of the best approaches of identifying 

system gaps and bottlenecks. Based on the system analysis done, evidently, there is 

plenty of room for improvements. The current system of land registration is excellent 

in that it guarantees security of title and ensures accuracy of information submitted. 

The challenge now lies in effecting an expedient and more cost-effective land delivery 

through technology without detracting from the accuracy and security of title enjoyed 

by the South African public at present. 

 

With funding and commitment from all concerned role players, it should be possible 

to have an electronic land registration system where supporting documents are 

sourced electronically, and that lodgement, examination and registration done 

electronically. The current paper-based system is slow compared to the ideal 

electronic system. The introduction of electronic registration should enable the Deeds 

Office to dispense with the labour intensive and time-consuming checking and 

collating of matters such as identity numbers, the numbers of companies, trusts and 

close corporations, the names of persons whether natural or judicial as well as the 

numbers of erven, holdings and farms, the extent of these properties as well as their 

title numbers. These are all matters that can be attended to in an electronic 

environment without human intervention.  Authorising documents such as powers of 
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attorney to give transfer or pass bonds and applications for the issue of certificates of 

registered or consolidated title, should no longer be lodged as these documents should 

be kept in safe custody in the Conveyancer's Protocol. This practice has been 

followed in respect of Notarial Deeds in the current paper system for many decades. 

Electronic registration will provide an ideal opportunity to extend this principle to all 

Deeds lodged for registration or execution thereby relieving the Deeds Office of the 

burden of having to examine these documents.  

 

This principle could be further extended to other supporting documents such as 

transfer duty receipts and rates clearance certificates. These can likewise be kept in 

the Conveyancer's Protocol. Before this procedure could be implemented in respect of 

transfer duty receipts and rates clearance certificates, the co-operation of both SARS 

and the various municipalities will have to be obtained. This will also necessitate the 

amendment of legislation governing the production of these documents. This is a 

long-term initiative which is not a pre-requisite for electronic registration and which 

should be pursued as a separate issue. It should nevertheless be emphasised that it will 

simplify matters for the Deeds Office if the checking of these documents by the Deeds 

Office, which has nothing to do with the integrity of the land registration system, 

could be dispensed with. The updating of the records of the Deeds Office will occur 

instantaneously with the registration of each and every transaction.  

 

The present expensive procedure whereby the information received by the Deeds 

Office in paper format, can only be converted into electronic format by data operators 

(leaving room for errors) after registration, would no longer apply. This will 

inevitably result in the records of the Deeds Office being more accurate and up to date 

as the present system does not necessarily reflect the actual position by reason of the 

time-lapse occasioned by the conversion of paper-based data into electronic format. 

Data typists will be able to update the remainder of paper-based information, e.g. 

court orders, more expeditiously and would be free to perform other tasks and duties. 

Electronic registration may also enable the Deeds Office to create additional revenue 

streams such as establishing and maintaining security registers for commercial banks 

and other financial institutions; and establishing and maintaining comprehensive 

property and ownership registers for local municipalities. A cost-benefit researched 

might be required to check, test and balance this option. 
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The need for the expedition and restoration of deeds will diminish and may even 

disappear. Although it is the prerogative of the Deeds Office to accede to or refuse 

requests for either the expedition or the restoration of deeds, much time and energy is 

spent in considering these requests. The system is often abused and does interfere 

with the normal workflow of a number of examiners. Conveyancers will undoubtedly 

welcome "the levelling of the playing fields" as many Conveyancers feel that the 

system is being abused by some. Labour implications of this possibility can be 

researched in conjunction with the Deeds Office. It is important to note that time will 

not only be saved because of the fact that the examination and registration period in 

the Deeds Office could be substantially reduced. Electronic registration will also 

expedite the deed drafting process that precedes lodgement in the Deeds Office. To 

give but one example: Dispensing with the paper process would result in the Deeds 

Office no longer requiring a client's copy of a title deed or bond(s) for lodgement. The 

laborious procedure where titles or bonds must first be obtained from sellers or 

mortgagees would automatically fall away. A substantial period of time would be 

saved in this manner. The study concludes that electronic registration will fast-track 

the land registration process, saving a lot of time, which in turn would considerably 

contribute to economic growth of South Africa, in general, and specifically to the  

majority of poor people who depend on the security of tenure for their livelihood. 
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Annexure 1:  Survey diagram 
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Annexure 2: Power of attorney to pass transfer   
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Annexure 3: Municipal rate clearance certificate 
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Annexure 4: Transfer duty receipt or exemption 
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Annexure 5: Deed of transfer 
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Annexure 6: Deed registration printout 
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Annexure 7: Bond cancellation consent 
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Annexure 8: Mortgage bond 
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