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Overall objective and implementation modalities

S
Goal: Create preconditions for transparent functioning of land markets to ...

» ...enhance efficiency and sustainability of resource use
» ...provide a basis for rural investment and growth by small and medium farms & rural SMEs
» ...counter rural depopulation and impoverishment

Supported by EU - implemented in close collaboration with

*  Ukrainian Govt. & NGOsl/Inst. (MoE, SGC, MoJ, NAIS, FLA, KSE, KIIS, KPI)

»  EU-supported projects (IPRSA); EU Joint Research Center - JRC

Modality of implementation BETF

»  Technical assistance only — added support to IACS/LPIS, SAR design

»  Piloting, Studies, Monitoring & Impact Evaluation

Link to other WB programs

»  Budget support via DPOs: Land reform package; mass valuation; monitoring

*  EU supported RETF for PCGF capitalization; SAR sustainability/ invest,. Upscaling IACS design
*  ARISE Agricultural project
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Main areas of work

Land reform law & implementing regulations

Land relations monitoring; price monitoring & analysis

SAR law: support drafting SAR law regulation

Piloting and mainstreaming of SAR implementation (PSG, PCGF, MGs)
Prepare IACS and Land Parcel Identification System (LPIS) pilot

Mass valuation of land

SGC restructuring and modernization

Support to communication & outreach
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Legal basis for land reform

Land laws adopted 2020/21 Follow up legislation/regulation
 Anti-raider law (#340)  Anti-corruption law (ACLIP) #2322-1X ; CMU R.# 220;
» Land turnover law (#552) — allows land sales  Land relations monitoring law & CMU R. #474
 Local Planning (#711) * Regulation on valuation of land as collateral

» NSDI (#554)  Valuation pilot law -> input Law on mass valuation

« State support (#985) »  SAR law #3980 & CMU R. #549 — piloting IACS

» State Geocadaster Reform (#1423) » DL Paying Agency - link to SAR & IACS/LPIS pilot

» Mandatory e-auction of public land (#1444)
« Partial Credit Guarantee Facility (#3205)
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Subsidiary legislation land laws —July 2025

Law Total |Adopted Draft for |Drafting INot started |Responsible
consult. [Started

1.Anti-raider (340) 5 5 0 0 0 MolJ; MAPF

2. Turnover law (552) 4 4 0 0 MinEco, Mol

3. Planning (711/2280) 10 9 1 0 0 MinReg, MinEco,

4.NSDI (554/2370) 3 3 0 0 0 MinEco, MAPF

5.S.support (985/3295)] 6 5 0 0 MinEco (5)

6. SGC ref (1423/2194) 23 13 7* 0 ME, MAPF, Mincult,

7. e-auct.(1444/2195) 0 0 0 MinEco

8.PCG (3205-2/1865) 9 9 0 0 0 CMU, NBU (not incl)

Total 8 laws 61 49 8* 0 H
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Subsidiary legislation Anti-corr. Law 2023-25

ACLIP sub-themes Total | Achieved | Inprogress | In progress | Notstarted | Not started
Actions not completed| (overdue)
by deadline

De-monopolize land registration 11 2 1 2 2 4
Modernize cadastral system 5 2 0 0 0 3
Inventorize state/comm’l land 1 0 1 0 0 0
Mass valuation of land plots 6 2 2 1* 0 1*
Incentivize spatial planning 11 1 1 2 3 4
e-auction state comm'’l land sub-leases 6 0 1 0 0 9
Reform free land privatization 1 0 0 0 0 1
De-monopolize surveyor cert'n 2 0 1 0 0 1
Reform permanent use (state enterprises) 1 1 0 0 0 0
INSPIRE compliance (NSDI) 3 0 0

Total 47 8 7

31% of planned activities are on track for completion by deadlines
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SAR Law (#3980)

Recognizes SAR as registry & establishes interoperability

 Basis for establishment of SAR as farm registry compliant with EU farm registry requirements
» Appoints technical administrator to maintain SAR & establish Data Centre

» Allows use of SAR pilot software (supported by BETF) for up to 2 years

Mandates use of SAR for any type of agricultural support

» Makes SAR registration mandatory for all State support programs

» Requires publication of state support beneficiaries in SAR for transparency

Foundation for CAP-compliant farm support

» Cornerstone Integrated Administration & Control System (IACS)

* Requires registration in SLC and ROR for area-linked support (‘at the disposal of’)

» Requires use of sentinel-based satellite imagery for land use monitoring (AMS)

» Mandates concept/roadmap for LPIS establishment in Ukraine within 1 year of effectiveness
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SAR resolution (#549, May 2025)

Expand types & sources of info/instruments in system

» Unique farmer ID; expansion of system functionality & scope for error correction

» Adding access additional registries (civil status, demographics, sanctions, NMV)

« Adding agrarian notes & crop statistics module; regularity of updating; modalities of 3" party access

Operationalizes link to & reporting on state support (SS) programs

» All main central programs included (incl. 5-7-9) via updating of resolutions
» About 195,000 applicants (> 95% < 500 ha) for 130 programs registered in SAR
» Reporting templates developed & integrated into SAR; first set of reports by early Aug.

Allows use of satellite imagery to facilitate transition to CAP compliance
» Tech. requirements for crop maps & RS products (synergize maps) as basis of eligibility
» Mandates creation of mechanisms for risk-based control & farmer feedback/error correction
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Upgrade SAR SW

Pilot software widely used for program implementation

» Farmer self registration & sign-up (= 200,000); API links to Trembita & relevant registries

» Flexible program implementation module, basic reporting & beneficiary list publication

» Project developed technical specifications to comply with resolution #549 & account for experience
FAO is procuring software redevelopment

» Automate on the spot control (traffic light system) & get farmer feedback

» Expand analytical function & monitoring

» Serve as IACS digital hub (pilot GSA, AMS, and integration with LPIS as it is delineated)

SAR maintenance by MAPF using EU/WB RETF

» Establish SAR data center once SW handed over & migrate data
» Procure licenses, call center, HW, recruit staff
« WB BETF to design TOR & oversee procurement
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Using SAR to anchor IACS modules

1. Farmer registry
Active farmers flagged in SAR every season
2. Animal registry
» APl connectivity with SAR
3. Sentinel-based Area Monitoring System (AMS)
» Basis for crop area estimates
4. Geospatial (Aid) Application
» Prototype included in FAO SW procurement
5. On the spot controls (OTSC)
» Tool for flagging of high-risk cases & digital communication incl. in FAO SW
6. Land Parcel Information System (LPIS)
» Defines reference parcels under different types of land use
» Provides basis for maximum allocation of area-based support schemes
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Establishing land parcel information system (LPIS)

Reference parcels to be precisely mapped
» Used high resolution satellite imagery

« 5use classes - tested in 10 blocks (1,000 km?)
Objective: Basis for farmers’ crop reporting

» Eligibility for support (parcel & reg. right)

» Potential to fix any errors & exclusions
 Ifreported, can be notified of relevant programs
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IACS/LPIS implementation roadmap

End Sept. 2025 March 2026 Dec. 1, 2026 March 2027

IACS introduced LPIS Concept IACS regulations Progress made

by Payment
Agency Law

Preconditions:

LPIS pilot 1 completed,
presented to DG Agri
Land use classification
model for Ukraine
agreed

Payment Agency Law —
w |IACS adopted

IACS presented by ME
to DG Agri in Brussels
Satellite imagery
procured & delineation
ongoing

approved by
CMU

Preconditions:

Ref. parcels delineated
using VHRSI

Upgraded SAR SW ready
& handed over to ME
Proto GSA SW incl. crop
report module available
LPIS concept developed,
cleared & adopted
Matching grant program
manual cleared by MoE
Communication strategy
FAO MG/ IACS tests ready
Call MG for 2M stage of
IACS/LPIS pilot issued

approved by
CMU

Preconditions:

(]

2"d stage pilot completed
& effect assessed

SAR resolution updated to
include IACS/LPIS

TOR to institutionalize
IACS in place

Imagery specification for
nation-wide LPIS agreed
Resources for imagery
acquisition & delineation
obtained for roll out

on IACS meeting
EU requirements

Preconditions:

IACS integrated into SAR
Specifications for nation-
wide LPIS, AMS and GSA
agreed with EU

Roll-out underway



Progress & timelines for LPIS pilot I

Step Comment Deadline

1. Pilot Site selection (West Ukraine) Selected Novoiarychivska (UA4606029), Pidberiztsivska @
(UA4606035), Zhovtanetska (UA4606015)

2. Acquisition VHRSI Maxar & Satellogic VHRSI acquired @

3. Reference plot digitization Contract issued; work ongoing (superv. by JRC) 30/10/25

4. GSA SW development w. JRC support  TOR discussed w. ME & FAO; clearance process ongoing Tender 30/09/25

5. Matching grant modalities agreed FAO to use existing grant manual & advertise in 3 hromadas 30/10/25
(w. LPIS reference parcels) & 5 oblasts (w. proto-LPIS RP)

6. Publicity & crop declaration started Requires relevant SW module to be operational 1112125

7. Request for applications launched Requires agreement w. Ministry 1/102/26

8. Assessment of uptake & impact & 30/06/26

proposal for scale-up
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Land Governance Monitoring

=
Basis — CMU resolution 474 (May 2023) - to be implemented by SGC/DZK
*  Public system: SGC, MoJ, Court & Tax admin.; Water, Fish & Forest Agency data
»  Monitoring dashboard with KPIs for Ukraine plan

Achievements
() Data sharing agreements w. all providers signed
) API connectivity to all providers with digital data established; for others interim data sharing solutions
&) SW for public interface with KPIs developed and operational
() Land price data are published on a regular basis
Next steps
» Improve KPIs & upgrade SW dashboard
 Establish cleaning protocol for key KPIs; give feedback to data provider
» Publish KPIs and data together with methodology (data links via synthetic ID)
 List additional data needs & integrate results into improved CMU resolution
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SGC Restructuring & Modernization

Legal basis: Laws 1423 (as part of broader package)

« SGC modernization and digitization: Towards a service agency; elimination of conflicts of interest
 Data interoperability, use of multi-purpose cadaster

» Decentralization of responsibility for public land

DZK Nova SW needed to implement law 1423 (decentralize & modernize SGC)

« 2022: Detailed technical audit: Identified security gaps, outdated systems/architecture, workflows

« 2023: Decision to re-engineer cadastral software & system, multi-agency WG established

« 2024 Detailed TOR (architecture, specifications, regulatory changes) completed & approved by WG
« 2-phase development/deployment roadmap agreed (+ $10 mn)

Next steps
« Phase 1: $0.6 mn by EU for HW procurement (is considered); no funding yet for SW
« Phase 2: Still to be obtained — strategy unclear (EU Facility?)
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Land market monitoring

No. of and sales

Personal

= == Commercial = = Commercial by legal entity

No. of land rentals
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Land market monitoring

Land sale prices

All = = Commercial — - Commercial by legal entity

Land rental prices
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Acquired crop images/labels in 10 sample blocks

&

MocenexHs:

Focus on smallholder crops (personal farming)
6,000 labelled plots to serve as input.into ML model




Improve crop maps to include smallholder crops

Discussions with Ukrstats

» Comprehensive sample frame

 Scope for support to small farm survey (digital collection; based on WB survey)
 Estimate damaged/abandoned area based on remote sensing

£ >
b o
1

- gt
s Nt P pama P

Cropland Non cropland
2 Wheat Bl Artificial
Bl Barley Bl Forest
Bl Rapesced Bl Grassland
Buckwheat Bl Bare land
Bl Maize Bl Water
Bl Sugar beet Bl Wetland
~ Sunflower Bl Gardens, parks
I Soybeans B Damaged Forest
— Peas
Bl Alfalfa
Potato

B Other crops
Bl Abandoned




Assessment of war-related field damage

Field burning (48.514N, 38.262E, 7/2/22 & 7/7/22)  Vehicle movement (47.458 N, 36,304, 6/12/22 & 7/7/22)

Methodology
Assess field damage using S2 2 weekly

» Aggregate by VC & estimate conflict effect
controlling for weather & VC fixed effects

* Predict area cultivated w/o conflict

No conflict Conflict effect  Percent  Dizging of trenches (47.376 N, 35.697E, 9/8/22 & 5/1/23) _Artillery shelling (48.534 N, 38.189 €, 6/2/22 & 7/02/22)

mn. ha mn. ha Damage

Total 28.10 3.16 11.24
Damage at VC level

No 23.11 0.82 3.53

Yes 4.99 233 46.72
Conflict affected

No 21.03 0.88 4.18

Yes 7.07 2.28 32.22

if yes, control by
Ukraine 2.53 1.01 40.11
Russia 4.54 1.26 27.83

Note: Figures in col. 1 & 2 are average of 2022, 23, and 24 crop seasons
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How did conflict affect land markets

Potential channels

* Overallsituation & local field damage Total Conflict affected villages Conflict unaffected villages

. Supply: Distress sales/leases Pre Post % A Pre Post WA

. Demand: Changes in regional competitiveness it kel

Villages unaffected by conflict Any transaction 071 08 055 0360 078 06 0I5

*  Decreased volume inrental & sales markets it vag 4 of egses 1343 1749 1060 038 1665 119 028

» Price effects relatively modest if yes 4 of tenants 207 262 209 0202 11 200 0047

»  Some expansion in sales Mean price (US$/ha) 1409 1233 1086 0.119 444 1434 0007

Conflict affected VCs | ~ No. obs. (VC-quarter) 150467 4005 9612 20250 96600

. Strong drop in incidence, # of transaction & partiesy, . market

*  Sales mors affecled than lease markets Ay transaction 050 068 039 046 048 0% 0083

*  Price response relatively limited if ves. # of sales 414 716 368 0486 454 398 013

* Notconsistent with distress sales if ves, # of buyers 19 283 177 0375 206 192 0068
Mean price (USS/ha) 1169 1126 361 0235 1287 114 0088
No. obs. (VC-quarter) 16685 2049 819 2288 8515

Nat: Pre-andl peret vefers 1 e Russlan isvasios in Fetrrary 2022,
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Evidence of lease market power?

Methodology & approach

. Tenants lease in about 6 VC, control > 33% in 22% and 10%-33% in 24% of VCs
. Local land use dominance may allow to use non-economic means/pressure

. If yes, identify market power from same tenant’s transactions across VCs w. different dominance

Results

. Same tenant pays 4% & 7.5% less where it dominates weakly or strongly

. Also obtains longer lease terms (5 months)

. Evidence from land sales markets weaker (partly a data issue)

. Competition is always good for landowners

. Informality exerts a harmful externality

Policy implications

. Sales moratorium did not reduce market power, may have exacerbated

. Assessing productivity impact & implications for labor, input & output
markets important — data in principle available

. Such analysis can inform measures to reduce extent of market power

. Appropriate regulation may increase overall welfare

Lease price regressions

Unmapped area in field
Lease term 11-15 years
Lease term > 15 years
Renewed lease

Tenant uses 10-33%
of village land (VL)
Tenant uses >33% land
of village land
War dummy * Tenant
uses 10-33% of VL
War dummy * Tenant
uses >33% of VL
Tenant's share of VL

No. of gbs (farms)
AdjR?

0.2300%**
(0.042)
0.0421%%*
(0.016)
L0.0723%%*
(0.023)

622,724
0.6437

0.3036%**
(0.046)
0.0343%%
(0.015)
0.0982%%*
(0.026)
0.0079
(0.010)
0.0398%*
(0.017)
L0.0746%**
(0.019)

431,194
0.6474

-0.3028%**

(0.046)
0.0341%%
(0.015)

-0.0984 %+

(0.026)
0.0079
(0.010)
-0.0109
(0.024)

-0.0814%+*

(0.026)
-0.0466*
(0.025)
0.0083
(0.024)

431,194
0.6475

0.3047%4*
(0.046)
0.0343%%
(0.015)
_0.0977+4%
(0.026)
0.0081
(0.010)

0.2885%**
(0.102)
431,194

0.6476
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Market-based mass valuation of land

Progress so far: Pilot valuation for agric. land completed
*  Regression & extrapolation used public data (OSM, SoilGrids, etc)

»  DZK then implemented using official data only

*  Results publicly available

Follow same model for non-agric. land

»  Use property listings (>1 million available) & attributes as upper bound
* Replicate using official data (once available — need pilot continuation)
»  Compare to ‘official’ valuation methodology

»  Codify methodology & institutional responsibilities

Need for action on regulatory front

«  Extension of pilot resolution to develop methodology using official data
» Law on mass valuation — followed by regulations on methodology

»  Dissemination of results

* Incorporation into tax legislation; gradual reduction of exemptions

Poricy REsearcH WORKING PAPER 10998

Reforming Land Valuation and Taxation
in Ukraine

A Path towards greater Sustainability Fairness,
and Transparency

Klaus Deininger
Daniel Ayalew Ali
FEduard Bukin
Andrii Martyn

@ WORLD BANK GROUP DU Reproducible Research Repository
Development Economics | A ;
Development Research Group ’

December 2024




ACLIP 2023-25 land chapter status review

Accomplishments

Legal basis for mass land valuation
Pilot successfully completed
Regression-based methodology for agric. land
IT assessment of cadastral system
Assessment completed
*  TOR for redevelopment approved
Partial delegation to professionals
Private surveyor pilot continued on temporary basis

Challenges

High discretion in land plot formation remains
Digitization of land management workflows stalled
e-auction not mandatory for all state land transaction:s
Free privatization reform postponed

Spatial development planning only in few hromadas
Manual issuance of planning documents continues

Urban planning cadaster (UPC) partial & not linked to
key state registries or digital workflows

Environmental protection issues not addressed
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Action points for ACLIP 2026-30

Clarify, record & publicize all land use restrictions Dismantle regulatory barriers & discriminatory privileges
« Amend LC Ch 18: require cadastral registration of all land use restrictions * - nase out nationality-based limits that breach EU capital movement rules
. Pass law on UPC merging municipal ones . Convert open-ended giveaways into targeted social support

«  Adopt single concept of functional zoning in line w. EU practice Subjectall preferential allocations to a public benefit test
«  Standardize & share spatial restriction data: common metadata template; ¢  Modernize list of historic settiements

data audit, procedural transparency, cross-registry alerts Eliminate discretion in land use change & state land dist

Complete digital integration of cadaster & related registries - Checkiist only approvals for approving land management documentation

. Name cadaster, UPC, RoR, and heritage object register as base registers; or changes of land use
establish registry of planning documentation; link to court register . Codify zoning hierarchy & establish hierarchy of plans
. Ensure full traceability, open access & eliminate paper documents . Eliminate discretionary power of cultural heritage protection bodies

. Establish independent cyber-audits of the whole system

o Strengthen economic instruments
. Implement the plan for re-engineering the cadastral system

. Institutionalize mass valuation via stand-alone law & integrate w tax code
Guard against corruption during wartime & reconstruction .  Establish transparent compensation framework

. Make e-auctions the universal rule & establish tools for public monitoring * Create independent valuation oversight board
. Insert sunset clauses into emergency land use acts

. Publish a live reconstruction corridor map Put in place |mplementat|on enablers

. Put in place integrity pacts for large infrastructure . Time-bound milestones & deliverables anchored in ACLIP
. Align recovery budgets with local spatial plans . Capacity building & civil society watchdog role
. Integrated review mechanism
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Priority areas/challenges for next 6 months
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« Extend mass valuation pilot to develop urban valuation methodology

 Improve & institutionalize land relations monitoring/updates

* Finalize agric. support program reporting & analysis -> Ukraine Plan Q4

* Implement SW upgrades incl. proto-GSA to clear way for LPIS pilot phase Il
 Update crop maps to smallholder crops; feed into AMS & connect to statistics

« Secure financing for DZK Nova implementation ($10 mn)

 Dissemination of ACLIP 2023-2025 |land chapter review & debate on 26-30 content
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Thank you!



