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Abstract  

 

By 2024 land in only 7% of administrative units in Romania were registered through The Romanian National 

Program for Land Registration. This paper looks at possible delays caused by that the providers of work, the private 

sector, due to operational issues. Most of the companies involved in providing services are SME’s. Using an action 

research methodology, this research employs a focus group from a Romanian SME that critically analyse the 

processes that take place in a project of systematic registration of land. The focus group looks: at the purpose of 

activities, the places in which the activities take place, the sequence in which activities are being done, the people 

that do the activities and the methods of realization. The research proposes a new process map to speed up the 

process and eliminate bottlenecks and a revision of the human resource policy and operational approach in the 

company studied.  
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INTRODUCTION  
 

The global agenda emphasizes the importance 

of The United Nations Sustainable 

Development Goals in order to address issues 

such as: hunger, poverty, malnutrition, climate 

change or environmental protection [2].  

To achieve these goals, the world needs to 

find ways to exploit resources without 

depleting them and keep the balance of nature 

[3]. 

Climate change has brought a lot of 

uncertainty in agricultural production [47]. 

This is also emphasized by the European 

Union that calls for urgent action to stop 

“global warming and the loss of ecosystems 

and biodiversity" [22].  

Reversing this trend and achieving sustainable 

development isn’t possible without sound 

policies for land management.  

For over 70% of the land on our planet, there 

is no connection between the land and the 

people that use it [51, 24]. This means that 

this asset, that people have, can’t be valorised, 

being what [19] calls “dead capital”. Poverty 

reduction and sustainable development may 

be reduced when this unregistered land will be 

moved into the official economy and use. 

There are a few steps in the process of land 

registration: “land adjudication, demarcation, 

surveying and recording of land with the 

focus on recording” [67, 28].  

The process of land registration is done by 

surveyors with the help of people in legal 

profession. It can be done either by state 

employees or by the private sector.  

Usually, the operations employed in 

registering land, sporadically or 

systematically, consists of: analysis of deeds 

or titles, determining the spatial position of 

the object through different types of 

measurements, demarcation of boundaries 

with the help of the owners, a process of 

verification done by state officials or the 

private sector and the registration of the land 

in the cadastral documents . 

Romania struggles to register all its land for 

over a century. The Romanian National 
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Program for Land Registration (PNCCF) was 

launched in 2015 with the aim to register all 

localities in the country by 2023. However, 

until February 2024, in spite of many 

attempts, only 7% of administrative units in 

the country are registered. The Romanian 

National Program of Land Registration is 

implemented by The National Agency for 

Cadastre and Land Registration (ANCPI). It is 

an institution that regulates the process, and 

has attributions in designing the legislation, 

verify the work and takes care of the public 

acquisitions.  

PNCCF has been analysed by several authors. 

Legal aspects are treated by [59, 35, 25, 63], 

while more technical aspects are underlined 

by [9, 42]. Other authors are concerned with 

describing the stages, processes, 3D rights, 

strategy or quality issues [45, 62, 48, 40, 44, 

43]. However, there are no studies concerning 

operational practices that the private sector 

employs in providing the service of 

systematic land registration. 

There have been few attempts to view the 

process of systematic land registration from 

an operational perspective. This paper looks 

ate the way private companies that provide 

this kind of projects can avoid delays and how 

they can improve their operations. The 

analysis is conducted in an Romanian SME. 

The research questions are the following: 

-What is the operational workflow that a 

company engaged in a process of systematic 

land registration employs?  

-How can these operations be improved? 

In the following chapters of the research, a 

literature review in which land registration is 

defined and the operations that take place in 

such a project are described. Literature 

concerning process monitoring and control 

and operational improvement are also 

analysed. This research is conducted in a 

constructivist paradigm using the 

methodology of action research by means of a 

focus group. The last section of this study 

presents the conclusion. 

Stages in The Romanian National Program 

for Land Registration 

Several authors have shown the advantages of 

systematic land registration: increase of 

investments, tenure land security, covering of 

large areas, higher agricultural productivity, 

decreased costs and faster transactions and 

registration [4, 66, 12, 46, 21, 53]. On the 

other hand, the benefits of systematic land 

registration don’t seem to appear in some 

cases. [13] and [8] observe that new land 

disputes may arise and increase uncertainty. 

Also, land rights don’t necessarily lead to 

more investment in agricultural land, increase 

farm or eases access to credit [20, 54]. 

In order to complete the project, Romanian 

providers of services have to respect the 

stages required in the Technical Specifications 

that are as follows [5]: “contract signing, input 

data and analysing input data, information 

campaign, collection of spatial data, data 

processing, property titles collection, data 

introduction, delivery of documents to local 

cadastral offices, correction of errors, public 

display of documents, receiving complaints, 

final delivery of documents”. 

Operations management 

Operations management refers to the process 

in which transformation processes are 

managed in order to produce goods and 

services [1]. The aim of any kind of service is 

to deliver good quality services or products 

through design of the product, process, human 

resources and planning and control [10]. 

To achieve good quality for service and 

products, there is a need to be able to evaluate 

the performance of the operations that 

produce them. Elements like: facility output, 

productivity, cost, quality, flexibility, new 

product introduction, innovativeness and new 

process introduction can be considered [50, 

33]. On the other hand, areas like: financial 

efficiency, activity based costing, partial and 

total productivity measures and time based 

productivity measures, are seen by [60, 36, 

27, 23, 17, 7] as indicators of operations 

success. However, most of these evaluations 

are based on financial aspects.  

Successful operations mean more than cost 

efficient processes. That is why more 

elements, that form the mix for efficient 

operations have to be considered. 

To judge operations, they have to be mapped 

first. Process maps have the purpose to 

control and visualize the processes that take 

place in an organization in order to find 
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solutions for improvement [31, 6]. These 

visual representations are useful to view the 

inputs, links between activities and the 

outputs of a project.  

In designing them, [57] recommends: 

identifying the start and finishing points of the 

process, gathering data and prepare the 

process, transformation of the data into visual 

representation. After the analysis and finding 

of improvements, they are represented on 

new, “future state maps”, that show the 

improved process [31]. 

Process monitoring and control 

Monitoring and control of the processes has 

the purpose to minimize disruptions in the 

activity [65]. Process performance can be 

assessed using multiple tools and techniques 

like: balance scorecard, self-assessment, 

workflow-based monitoring or statistical 

process control [38, 29].  

However, some of these methods concentrate 

on the process as a whole, while others, like 

the statistical approach, don’t take into 

consideration the influence of the human 

factor. 

An approach that is more complete and more 

appropriate on processes in the land 

administration system that can integrate the 

social dimension of such projects is the model 

that [55] proposes in order to critically 

analyse each step of the operations that take 

place.  

Besides the quantitative aspects of each 

activity, this critical analysis takes into 

consideration the qualitative aspects by 

including the people that execute the 

activities. By isolating each activity, with 

specific questions about the way they are 

performed, this approach aims to find 

problems and bottlenecks. 

To examine the process, the following 

problems were considered: purpose of each 

activity, the place in which each activity takes 

place, the sequence in which the activity 

elements are being done, who is doing the 

activity and the method in which the activity 

is realized [55]. 

Operations improvement 

Operations are constantly observed and 

controlled in order for them to be improved. 

Better operations mean higher efficiency and 

increased performances.  

Lowering the costs of production, improved 

quality of products, services or processes that 

are fast and reliable can offer an organization 

competitive advantage in the market. 

Process improvement can be done by 

redesigning or reengineering.  

To redesign a process, means to: eliminate 

some parts of the activity, combine some parts 

of the activity, change the order in which 

activities are being done and simplify the 

activity.  

However, many times there is a need for 

changes that affect not just processes, but the 

entire organization.  

Reengineering processes is such an approach 

that consists of a number of steps enumerated 

by [55]: rethinking processes in order for the 

activities to be naturally organized in the work 

flow, searching for major improvements by 

radically rethinking and redesigning activities, 

redesigning the processes in order for them to 

be suppliers and clients for each other, people 

that do the activities must not be separated 

from those who supervise and control the 

activity. 
 

MATERIALS AND METHODS  

 

Paradigm of research 

Positivist researchers make sense of reality by 

measuring phenomena through objective 

methods [18, 41, 61]. On the other hand, 

constructivists or interpretivists, view the 

reality as a social construct through 

interaction [37, 34, 39]. The world is 

perceived subjectively, the reality is put into 

context and it is usually studied employing 

qualitative methods [32]. This research is 

conducted in a constructivist paradigm using 

qualitative methodologies and methods to 

answer the research questions. 

Methodology 

“Action research seeks to bring together 

action and reflection, theory and practice, in 

participation with others in the pursuit of 

practical solutions, to issues of pressing 

concern to the people” [49]. This method is at 

the border between organizational consulting 

and research [11]. In this type of qualitative 
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research, the researcher and the participants 

construct a partnership and, through their 

interaction, they aim to find solutions to the 

research issues and, sometimes, implement 

them. 

[58] see the methodology as having five 

stages: diagnosing, action planning, action 

taking, evaluating and learning, while a four 

stages model consisting of: planning, acting, 

observing and reflecting, is proposed by [30]. 

Having many stages similar to the process of 

consulting, there is much debate, among 

different authors, if this methodology has 

indeed scientific value or not [16, 52, 26, 11]. 

One difference is that a consultant is paid by 

an organization to find solutions to problems 

and create value [64], while the researcher 

wants to contribute to the development of the 

body of knowledge in the researched field 

without financial gain. Another difference 

consists in the fact that in action research, co-

participants are treated as co-researchers, 

sharing the research experience, basing their 

approach on theoretical explanations. While a 

consultancy is done “on people”, the research 

is done “with people” [11]. Through action 

research, an organization learns from itself. 

However, the most important difference is 

that the researcher disseminates the 

knowledge acquired in the process to enrich 

the knowledge in the field of study, while a 

consultant benefits from the experience and 

uses the knowledge in other projects for 

his/her own benefit. 

This research studies the operations that take 

place in a Romanian company that 

implements a systematic land registration 

project in Romania in The National Program 

of Systematic Land Registration.  

The stages of action research used in this 

study were: 

-Problem diagnosing. Consisted on finding 

the specific problems that the organization has 

by looking at internal documents concerning 

profitability of the project, deadlines respected 

and polls that show employees complaints; 

-Action planning. The research method was 

chosen (focus group) and the co-participants 

in the research; 

-Action taking. Consisted in analysing the 

processes in the projects of systematic land 

registration that take place inside the 

organization and find solutions for 

improvement together with the co-researchers; 

-Evaluation. This stage takes place after the 

solutions are implemented. However, for this 

research, this stage is not considered as the 

implementation process is undergoing; 

-Learning. Consisted in a questionnaire that 

evaluated the learning process of the co-

researchers. 

Method 

In the problem diagnosing stage, to analyse 

the problems that the organization is facing, 

an analysis regarding delays in the systematic 

registration projects was performed taking 

into consideration the deadline of the 

contracts and the actual finish date of the 

project. 

The method chosen for the action planning 

stage was the focus group. That usually 

consist groups of 6 to 12 people debating 

certain topics [56]. 

For anonymity reasons, the company in which 

the focus group was held will be called 

company A.  

The meetings lasted between one and two 

hours and were programmed during four days. 

All meetings had predefined subjects: process 

mapping, process analysis (2 meetings), 

process reengineering and redesign.  

For each activity of the operations analysed, 

the topic was put in the discussion in the 

group.  

During the discussion, the moderator 

encouraged exchanging of ideas, questions 

and explanations in order to obtain what is 

called “the group effect” [15,14].  

There was no obligation to get involved in the 

discussions, every member of the group 

decided on the amount of personal 

implication. The meetings were audio 

recorded. 

Six persons were considered in the focus 

group, with an equal number of men and 

women. These people have an extended 

experience in projects of systematic land 

registration (between 3 and 11 years). 

The first task of the focus group was to 

analyse the processes in systematic 

registration of land that they performed for the 

organization and map them.  
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Then every stage of the project was critically 

analysed by the group following the model 

proposed by [55]. For each stage, the 

questions in the table were asked to the 

participants in the focus group. 

 

RESULTS AND DISCUSSIONS 

 

Problem diagnosing 

Out of 40 projects of systematic land 

registration that Company A has worked on, 9 

of the were analysed to observe delays. As 

seen in Table 1, all the localities in analysis 

registered delays from 32 to 128 weeks.  
 

Table 1. The 9 localities analysed in Company A 
Administrative 

unit name 

Contract 

duration 

(weeks) 

Real duration of 

project (weeks) 

Difference 

(weeks) 

Cerbal 76 120 44 

Chinteni 76 204 128 

Ciugud 76 207 131 

Ghelari 76 119 43 

Lelese 76 152 76 

Madaras 76 179 103 

Santimbru 76 189 113 

Tulca 76 128 52 

Vultureni 76 108 32 

Source: Paunescu, et al., 2024. 
 

The problem that Company A faces is that the 

project of systematic land registration has 

significant delays. 

Action planning 

For finding solutions to reduce the delays that 

Company A faces, an analysis of the 

operations that are employed by the company 

is necessary.  

This will help decision makers in the 

organization to find out what processes are 

not properly done, where are the bottlenecks 

in the processes and what processes need to be 

redesigned or reengineered. For this, a focus 

group composed of six middle managers from 

Company A will analyse the operations of 

systematic registration of land. 

Action taking 

Process mapping. The first step in analysing 

the process was to ask the members of the 

focus group to draw a workflow for 

systematic registration processes. 

Figure 1 shows the workflow adopted in 

systematic land registration projects. After the 

contract signing (stage 1), the provider gathers 

all relevant data from local cadastral offices 

and other institutions and analyses them 

(stage 2). Citizens in the administrative unit 

are informed about the project through an 

information campaign (stage 3). In the next 

stages, data is collected through geodetic 

measurements in the field (stage 4), parcels 

are constructed with the help of specialized 

software. For this stage, the people in the 

focus group showed that the process can be 

done in two ways: collect property titles from 

the owners (stage 6) and introducing the data 

collected in stage 7 or do it together with the 

data processing (drawing of parcels and data 

introduction done simultaneously), stage 5.1. 

 

 
Fig. 1. Process map of the process in systematic land 

registration projects 

Source: Original figure. 

 

The work goes to the local cadastral office for 

verification (stage 8). After the correction of 

errors, the work is displayed to the public and 

the people can issue complaints if they 

consider necessary (stages 9 and 10). The 

provider, together with representatives from 

the local cadastral office and the 

administrative unit personnel solve the 

complaints, and the final documents are 

delivered (stages 11 and 12). The focus group 

identified delays in the project in stages 6, 7, 9 

and 11. 
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Process analysis 

Purpose of each activity. The focus group was 

of the opinion that there are certain activities 

that can be done in a different way. Even if 

the administrative unit is obliged by the law to 

help with the registration, the focus group 

agreed that in the stages of information 

campaign, collection of data and public 

display, the administrative unit personnel 

should be more involved in the process in 

order for the people in the administrative unit 

to gain trust and participate in the process. 

Another issue raised by the focus group at this 

stage was that people doing activities 5 and 7 

have to be better trained by the company and 

more emphasize on the quality control should 

be taking into consideration. 

The place in which each activity takes place. 

Where the activity takes place is more or less 

defined in the Terms of Reference issued by 

ANCPI. For example, the data collection must 

happen in the field because the parcels are 

there. On the other hand, there are activities 

that could be done elsewhere: data collection 

can be done with higher precision for urban 

areas and lower precision for rural areas, 

while data processing can also be done at 

places in the administrative units in order to 

be closer to the source of information if any 

problems occur. However, the focus group 

considered that the place in which the 

activities are being done at the moment are 

mostly suitable for the efficiency of the 

process. 

The sequence in which the activity elements 

are being done. There is agreement in the 

focus group that the data collection 

(measurements in the field) has to be done 

before collecting ownership data from the 

citizens. In this way, the textual data will be 

the referenced to the graphic component, not 

the other way around, in order to have spatial 

reference. As observed in Figure 1, some 

members in the focus group do the data 

introduction in the data base before collecting 

all the information from the owners. This 

happens because most of the data concerning 

property titles is already available from other 

sources and the property title collection stage 

is used only to complement or to verify the 

data base with the data that is collected from 

the owners. On the other hand, members of 

the focus group propose something else. 

Because available sources that contain the 

property titles may not be complete, so the 

focus group propose that the data from these 

titles be introduced after they are collected. 

A part of the focus group considers that 

collecting the property titles directly from the 

owners and then introducing them is a safer 

method. The focus group found that there are 

some changes that should be done, but they 

mainly consist on changing the sequence set 

by ANCPI. The public display of the 

documents should be done before the 

verification of the cadastral office, not like it 

is done now. This would shorten the process 

significantly as at the verification time of 60 

days, the time for correction is added. 

Who is doing the activity? Company A works 

in project teams that consist of 2-4 people for 

every project. These teams have a Technical 

Responsible that deals with the technical 

component of the project. For every 3-4 

projects there is a Project Manager that 

supervises and implements the operational 

strategy for every project.  

The main problem observed by the focus 

group consists on working with 

subcontractors.  

They are of the opinion that all processes 

should be done by the company in order to 

ensure the quality of the work.  

However, one of the issues raised was that the 

teams, many times, lack in sufficient 

personnel or the personnel is poorly trained. 

This is causing significant delays in execution 

and lower quality of the work. 

The method in which the activity is realized. 

The focus group sees most of the methods 

they are using as being appropriate.  

However, the stages in which the focus group 

agrees improvements should be made are: 

-Information campaign. The members of the 

focus group want a higher level of 

involvement from the administrative unit’s 

employees. 

-Data processing with data introduction. The 

members of the focus group agree that the 

process should be done in collaboration with 

personnel of the administrative unit. On the 

other hand, some members of the focus group 
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see the stage of data introduction as being 

done later in the process.  

-Correction of errors. Members of the focus 

group agree that the correction of errors 

procedure has to be changed. Instead of the 

cadastral office verifying the work and 

sending the errors to be corrected by the 

provider, a more collaborative process should 

be designed. 

-Public display of documents and receiving 

complaints. The public display method should 

be changed in the focus group member’s 

opinion.  

Because the people don’t really understand 

what is displayed, members of the focus 

group state that a solution would be to issue 

provisional land book extras that the people 

would understand better. In the cadastral plan, 

instead of the identification number, the name 

of the owner should be written.  

Also, the sporadic registration, which goes in 

parallel with the systematic registration, 

should be put on hold during the period of 

complaints solving and data actualization.  

Operational improvements 

In the last stage of this this research, the 

members of the focus group had to find 

operations improvements for activities 

mentioned in sections 3.3 and 3.4. 

These solutions had to be consistent with the 

principles of operational redesign and 

reengineering.  

Some processes are added to improve the 

relation between them, while other activities 

are designed to improve the process.  

These were the following: 

Process map.  

The focus group is of the opinion that quality 

is a prerequisite of a successful project.  

They believe that keeping a tight control on 

the project and managing every phase will 

ensure that the technical specifications are 

applied and the work is at the required 

standards. A higher quality of work is 

mandatory because the errors will be less 

present and the delays caused by corrections 

will diminish.  In light of these findings, the 

focus group proposes the following: 

-Every stage of the project should have 

quality control performed by the Technical 

Responsible during the execution of the 

process 

-A separate team in the company should do 

quality control after the finalization of the 

process 

With these solutions applied, there will be no 

more need for extensive repairs and the 

bottlenecks will be eliminated.  

The focus group proceed at drawing a new 

process map. Quality control was added in 

certain stages of the process and at the end of 

it as shown in Figure 2. 

 

 
Fig. 2. Improved process map of the process in 

systematic land registration projects 

Source: Original figure. 

 

-Process analysis. Following the process 

analysis the first recommendation of the focus 

group for Company A is to redesign the 

human resource policy. A high turnover of 

personnel leads to insufficient members in the 

teams which, in turn, lead to higher times for 

execution. The focus group considers that the 

number of people working in the project 

teams should be increased from 2-4 to 6. 

Keeping experienced personnel in the 

company should be a priority. The focus 

group members recommend measures like: 

salary increases, performance bonuses and a 

decrease in the work burden for team 

members in order to create a better balance 

between work and personal life. Another 
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proposal was for the company to design a 

specific training program in the induction 

phase for people that are newly hired. The 

enlargement of the teams should give more 

time to managers to concentrate on training 

people instead on operational activities.  

The personnel of administrative units need to 

get involved more in the process especially in 

the stage of information campaign and public 

display of documents in order to get more 

support from the citizens. 

ANCPI can think to redesign the project. 

According to the focus group members, the 

stage of public display of documents should 

be done before OCPI verification because, 

usually, the projects stay in the process of 

verification for more than the 60 legal days. If 

this approach changes, corrections, 

verifications and complaints solving can be 

done after the public display. 

Learning 

The last step in the action research is to 

evaluate what was learned by applying the 

methodology of action research. For this a 

questionnaire was designed (Table 2). Two of 

the respondents learned how other teams solve 

the same problems that they also encountered, 

while three members learned new ideas for 

process innovation. The members of the focus 

group appreciated the group interaction and 

the dynamics that occurred during the 

discussions. The sharing of information 

showed, what are the activities that every 

team makes and that was considered helpful 

by some of the participants. All members of 

the focus group declared that they will 

participate again in such activities. 
 

Table 2. Answers for the learning questionnaire for the 

learning aspect of action research 
Question Answer Number of 

answers 

What have I learned 

during this focus 

group? 

different ways of 

solving the problems 

5 

ideas for innovation 3 

How would you 
describe the activities 

that you took part in? 

the flow of ideas and 
the group interaction 

was appreciated 

4 

helpful in finding out 

how other teams work 

2 

Would you participate 

in such activities in the 

future? 

Yes 5 

Source: Original data. 

 

 

CONCLUSIONS 

 

This research presented an operational 

overview of the activities that take place in a 

Romanian SME that is involved with projects 

of land registration in a systematic way. The 

activities were analyzed using a focus group 

of six people from the company in a process 

of action research. The focus group analyzed 

in a critical way the activities and found ways 

for improvement. 

The main findings of the study, for each 

aspect analysed are: 

-A new improved process map. The new 

process map proposed by the focus group 

shows the way improvements in the process, 

mainly the addition of a quality control stage, 

can eliminate errors that cause delays. 

-Process improvement. For the way processes 

are being performed, the focus group 

recommends introducing better training 

procedures and increasing the number of 

people in project teams. Together with these, 

the focus group agreed that involving more 

the administrative unit in the process and the 

stage of public display should be done before 

the verifications performed by the local 

cadastral offices in order to gain time. 

Recommendations are also done for 

administrative unit’s personnel in order to be 

more involved in the process. 

Projects of systematic land registration don’t 

benefit from an extended literature. These 

findings can be viewed as attempting to bring 

this subject in attention for public authorities 

and scholars. Organizations that face similar 

problems can benefit from this research in the 

following way: 

-To apply a new methodology for identifying 

operational challenges that their companies 

face 

-To redesign their processes using findings 

from this research 

-To apply a different workflow to improve 

their processes. 

Future research is needed to expand the 

findings of this study. In order to increase the 

reliability of such researches there is a need to 

expand it to other companies that do similar 

projects and see if the results are in 

accordance with those obtained here. There is 
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a need for thoroughly analysis of operational 

aspects not only in the companies that execute 

the work for PNCCF, but also for the state 

institutions that take care of these projects. 
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