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DIGITAL AND INSTITUTIONAL
TRANSFORMATION OF LAND MARKET
INFRASTRUCTURE: MECHANISMS FOR
ENHANCING TRANSPARENCY AND
EFFICIENCY

Ubaydov Mirshod Ismailovich
Independent Researcher
Tashkent State University of Economics

Abstract. The article examines the digital and institutional transformation of land market infrastructure in
Uzbekistan. It analyzes real estate market activity, digital platforms, electronic auctions, cadastral services,
and new payment mechanisms. Based on the findings, practical recommendations are proposed to improve
transparency, data integration, and market efficiency.

Keywords: land market, digital transformation, land administration, cadastral system, electronic auction,
transparency, market efficiency.

AHHoTauus. B crtatbe paccmatpuBaeTcs UM@PPOBas M UHCTUTYLMOHANbHas TpaHcdopMauums
MHPACTPYKTYpbl 3EMENBHOIO pbiHKa Y3bekncrtaHa. [NpoaHann3mMpoBaHbl akTUBHOCTb PbIHKA HEOBWMXXUMOCTH,
undpoBble NNaTgopPMbl, ANEKTPOHHBIE aYKLUMOHbI, KaAACTPOBbIE YCIYTY U HOBbIE NaTEXHble MexaH3Mbl. Ha
OCHOBE MOJyYEHHbIX Pe3yNbTaTOB NPEeaSIoXKeHb! MPaKTUYECKME PEKOMEHAALIMM MO MOBbILLIEHWIO NPO3PaYHOCTH,
WHTErpaumm AaHHbIX U 3EKTUBHOCTU PbIHKA.

KnioueBble crnoBa: 3eMenbHbIi PbIHOK, UncpoBasd TpaHchopMauus, YnpaBreHue 3eMeribHbIMU
pecypcamu, kagacTpoBasi cUCTeMa, SMEKTPOHHbIN ayKLMOH, NPO3pavHOCTb, 3OEKTUBHOCTb PbIHKA.

INTRODUCTION

In recent years, Uzbekistan has carried out large-scale reforms aimed at developing land relations based
on market principles. In particular, Presidential Decree No. PF-6243 [4] of June 8, 2021, “On Measures to
Ensure Equality and Transparency in Land Relations, Reliably Protect Land Rights and Transform Them into
Market Assets,” the Law “On the Privatization of Non-Agricultural Land Plots,” and Resolution No. 71" of the
Cabinet of Ministers dated February 14, 2022, established the legal framework for land privatization and the
sale of land plots through electronic online auctions.

Within the implementation of these legal acts, the following key elements of land market infrastructure have
been developed:

— The “Yerxususiylashtirish” automated information system electronically processes land privatization
applications, coordinates them between relevant government agencies, and issues state privatization orders;

— The “Yerelektron” automated information system digitizes the identification of vacant land plots,
preparation of land selection documents, and coordination with authorized organizations;

— The “E-auksion” electronic trading platform enables land plots and lease rights to be sold through open
electronic auctions;

— The Unified Billing System automates the recording and distribution of payments;

— The Integrated Cadastre and Registration Information System ensures the state registration of land
rights.

Atthe same time, the analysis of land privatization practices and electronic auction results shows that further
development of certain elements of land market infrastructure offers significant opportunities to strengthen the
role of land as a market asset and increase budget revenues in line with projected targets.

1 https://lex.uz/uz/docs/-5858015
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LITERATURE REVIEW

The digital transformation of land market infrastructure does not simply mean converting paper-based
information into electronic form. It also involves the comprehensive reorganization of the legal, institutional, and
economic mechanisms used to manage land relations.

K. Deininger argues that clearly defined and protected land rights encourage investment, improve access
to credit, and allow land to be transferred to more efficient users [7]. According to the author, an effective land
market requires a registration system that is affordable, transparent, and accessible to all groups. Otherwise,
complex procedures and limited access to information may preserve informal practices and reduce the efficiency
of land use.

I. Williamson, S. Enemark, J. Wallace, and A. Rajabifard describe land administration as an integrated
system that combines the functions of land tenure, land valuation, land use, and territorial development [12].
According to their approach, a modern cadastre should not only record parcel boundaries and rights holders
but should also provide information required for valuation, taxation, spatial planning, and the real estate market.
Therefore, the effectiveness of a digital cadastre depends not only on the existence of a database but also on
its interoperability with other government information systems and its use in decision-making.

R. Bennett, A. Rajabifard, M. Kalantari, J. Wallace, and |. Williamson examined future cadastral systems
and emphasized that they should be updated in real time, user-oriented, multipurpose, and integrated with
other information systems [6]. The researchers explain that the future role of cadastres should not be limited to
recording property rights. It should also include monitoring the land market, supporting territorial development
planning, and providing reliable data for public policy. This approach confirms the importance of regularly
updating land data and obtaining it directly from primary sources.

Inthe Land Governance Assessment Framework proposed by K. Deininger, H. Selod, and T. Burns, the legal
and institutional environment, land-use planning, management of public land, openness of land information,
and dispute-resolution mechanisms are identified as key assessment criteria [8]. This approach shows that
digitalization alone cannot fully solve the problems of the land market. If the responsibilities of public authorities
are not clearly divided, accountability for updating information is not established, and effective oversight
mechanisms are absent, modern technologies may simply reproduce inefficient processes in electronic form.
Institutional transformation is therefore an essential part of digital reform.

The “fit-for-purpose land administration” concept developed by S. Enemark, K.C. Bell, C. Lemmen, and R.
McLaren states that land administration systems should not be unnecessarily complex. Instead, they should
be suited to a country’s needs, economic capacity, and institutional resources [9]. This concept requires
consistency among spatial, legal, and institutional components. The authors recommend first developing a
simple system that covers all land parcels and associated rights, and then gradually improving its accuracy and
functionality. This approach helps maintain a reasonable balance between costs and technological capabilities
during digital transformation.

The FAO Voluntary Guidelines on the Responsible Governance of Tenure of Land, Fisheries and Forests
establish the principles of recognizing land rights, protecting rights holders, ensuring equal access to information,
promoting transparent decisions, and resolving disputes fairly [10]. These principles indicate that the interests
of all social groups should be considered when digital services are introduced. Maintaining alternative service
channels for people who lack digital skills or internet access is important for ensuring institutional fairness.

A joint study published by FAO, UNECE, and FIG in 2022 reports that the digital transformation of land
administration can improve land market efficiency, government revenues, service quality, accountability, and
transparency [11]. The study identifies the digitization of paper documents, establishment of a unified electronic
registry, introduction of online public services, integration of geospatial data, and development of electronic
cooperation between government agencies as the main stages of transformation. At the same time, data security,
personal data protection, the digital divide, and sustainable system financing are identified as major risks.

P.D. Ameyaw and W.T. de Vries studied the influence of blockchain technology on the transparency of land
administration from institutional, organizational, technical, and social perspectives [5]. Their study shows that
blockchain can improve data integrity and the traceability of transactions. However, the technology alone cannot
resolve problems related to inaccurate source data, unclear land rights, or inefficient institutions. Therefore,
blockchain and other advanced technologies can produce the expected results only when reliable primary
cadastral data, a clear legal framework, and capable institutions are already in place.

Uzbekistan is gradually establishing a consistent legal framework for the institutional and digital
transformation of its land market. Presidential Decree No. PF-6243 of June 8, 2021, “On Measures to Ensure
Equality and Transparency in Land Relations, Reliably Protect Land Rights and Transform Them into Market
Assets,” sets out measures to ensure equality and transparency in land relations, protect land rights, and
convert these rights into marketable assets [4]. The document has supported the allocation of land plots through
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open electronic auctions and the use of digital systems in land-related decisions made by public authorities.

The Law of the Republic of Uzbekistan No. O'RQ-803 of November 28, 2022, “On State Registration of
Rights to Immovable Property,” establishes the principles of legality, priority, and openness of information in the
state registration process [3]. The Law provides a unified legal procedure for registering the creation, transfer,
restriction, and termination of rights to immovable property. The legal validity of information contained in the
state registry reduces risks in the land market and increases the reliability of transactions.

The Law of the Republic of Uzbekistan No. O'RQ-728 of November 15, 2021, “On the Privatization of
Non-Agricultural Land Plots,” defines the objects, participants, forms, and procedures of privatization [2].
Applications may be submitted through Public Service Centers or the Unified Interactive Public Services Portal,
while vacant land plots may be sold through electronic online auctions. These mechanisms are intended to
reduce unnecessary human involvement and improve the transparency of the privatization process.

The World Bank’s Modernization of Real Property Registration and Cadastre Project in Uzbekistan
focuses on developing a unified electronic registry, improving access to real property registration and cadastral
services, and increasing the openness of land information [13]. The conceptual importance of the project lies in
developing the cadastre as an integral part of electronic government services.

The new geospatial data project for 2025-2030 provides for the modernization of the UzKAD system,
establishment of a national address registry, completion of cadastral maps, and improvement of data exchange
between government agencies and the private sector [14]. These measures are expected to move digital land
market infrastructure to a new stage and expand the use of land and real estate information in investment,
urban planning, and business decisions.

The reviewed sources show that digital technologies can accelerate access to land information, reduce
service delivery times, limit unnecessary human involvement, and improve the traceability of transactions.
However, the success of digital transformation depends on clear legal rules, coordinated institutional
responsibilities, reliable data, employees’ digital skills, and effective information security.

RESEARCH METHODOLOGY

The study applies systematic, comparative, institutional, and descriptive statistical analysis. It examines
relevant laws, international research, and official data from the Central Bank, Ministry of Justice, and National
Statistics Committee of Uzbekistan for the first quarter of 2026. The collected data are used to assess land and
real estate market activity, identify existing institutional issues, and develop practical proposals for improving
transparency and efficiency.

ANALYSIS AND RESULTS

Real estate purchase and sale transactions are an important indicator of land and property market activity.
The regional data for January—March 2026 make it possible to compare transaction volumes and identify
differences in market activity across Uzbekistan (Table 1).

Table 1. Number of Real Estate Purchase and Sale Transactions

Regions January-March 2026 | March 2026 Change, January—March Change, March
Tashkent City 32,790 13,854 64% 118%
Tashkent Region 9,971 4,490 49% 118%
Syrdarya 2,825 1,309 67% 144%
Jizzakh 3,330 1,502 41% 122%
Samarkand 8,219 3,425 50% 105%
Fergana 8,529 3,871 39% 101%
Namangan 5,889 2,601 49% 138%
Andijan 7,125 3,124 56% 131%
Kashkadarya 5,894 2,350 42% 92%
Surkhandarya 4,583 2,001 39% 100%
Bukhara 5,601 2,418 35% 125%
Navoi 5,282 2,165 52% 116%
Khorezm 5,277 2,219 17% 77%
Republic of Karakalpakstan 4,736 1,984 30% 81%
Total 110,051 47,313 48.4% 112%

Source: Ministry of Justice of the Republic of Uzbekistan.
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During January—March 2026, a total of 110,051 real estate purchase and sale transactions were recorded
in Uzbekistan, including 47,313 transactions in March. Tashkent City had the highest transaction volume, with
32,790 transactions during the three-month period and 13,854 in March. It was followed by Tashkent Region,
Fergana, and Samarkand.

The highest change for January—March was recorded in Syrdarya at 67%, followed by Tashkent City at
64% and Andijan at 56%. In March, Syrdarya also showed the highest indicator at 144%, while Namangan and
Andijan recorded 138% and 131%, respectively. By contrast, Khorezm had the lowest change for January—
March at 17%, and its March indicator stood at 77%. Overall, the figures show that real estate market activity
increased across most regions, although the pace of change differed considerably. This highlights the need to
improve digital services, access to market information, and transaction procedures, particularly in regions with
relatively low market activity.

The development of the real estate and land market depends on transaction activity, mortgage financing,
housing supply, price movements, and the quality of institutional mechanisms. The main indicators for the
first quarter of 2026 provide a clear picture of current market conditions and ongoing reforms in Uzbekistan
(Table 2).

Table 2. Key Indicators of Real Estate and Land Market Development in Uzbekistan, Q1 2026

Indicator Q1 2026 Change Economic significance
Real estate purchase and o Indicates a significant increase in market
sale transactions 110.1 thousand +48.4% activity
Mortgage loans issued UZS 5.7 trillion +29.0% Supported stable demand in the housing
market
Total area of completed . o . .
housing 3.3 million sq. m +6.6% Shows an expansion in housing supply
Individual housing o +6.8% Served as the main source of growth in
construction e housing construction

Share of construction Reflects the growing role of housing and

investment in total 10.8% 7.4% in Q1 2025 . .
. infrastructure investment
investment
Number gf housmg sale 118 thousand 125 thousand in Q1 Indicates a relatively stable level of market
listings 2025 supply
Primary housing prices . +8.1% in USD; Reflects stronger demand and higher market
ry 9p +1.8% in UZS activity
. . . +9.4% in USD; Shows faster price growth than in the primary
Secondary housing prices +3.0% in UZS market
Housing rental prices +9.5% in USD; . .
nationwide — +3.1% in UZS Indicates moderate growth in rental costs
Average price of land in | UZS 301 million per —6.4% The decline was linked to increased land
Tashkent City 100 sq. m e supply in areas farther from the city centre
Escrow settlement Introduced on April New institutional Improves payment security, ltransactlon
. . transparency, and the protection of buyers
mechanism 1, 2026 mechanism

and sellers

Source: Compiled by the author based on data from the Central Bank of the Republic of Uzbekistan, the
Ministry of Justice, and the National Statistics Committee.

The data show a significant increase in real estate market activity during the first quarter of 2026. The
number of purchase and sale transactions reached 110.1 thousand, representing an increase of 48.4%.
Mortgage lending also rose by 29% to UZS 5.7 trillion, supporting stable demand for housing.

Housing supply continued to expand, although more slowly than transaction activity. The total area of
completed housing increased by 6.6% to 3.3 million square metres, mainly due to growth in individual housing
construction. In addition, the share of construction investment in total investment rose from 7.4% to 10.8%,
showing the growing importance of housing and infrastructure projects.

Higher market activity was also reflected in prices. In US dollar terms, primary housing prices increased
by 8.1%, while secondary housing prices rose by 9.4%. Rental prices increased moderately. At the same time,
the average price of land in Tashkent City declined by 6.4% to UZS 301 million per 100 square metres. This
decrease was mainly associated with a larger supply of land in areas farther from the city centre.
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The introduction of the escrow settlement mechanism on April 1, 2026, represents an important institutional
reform. It is expected to improve payment security, increase transaction transparency, and provide additional
protection for buyers and sellers. Overall, the indicators show that digital services, secure payment mechanisms,
and reliable market information are becoming increasingly important for the efficient development of land and
real estate market infrastructure.

CONCLUSION AND RECOMMENDATIONS

The study shows that Uzbekistan’s land and real estate market is becoming more active due to digital
services, electronic auctions, mortgage lending, and new payment mechanisms. In the first quarter of 2026,
real estate transactions increased by 48.4%, while mortgage lending rose by 29%. However, the sustainable
development of the market requires stronger integration between land, cadastre, tax, notary, and auction
systems, as well as reliable and accessible land information.

It is recommended to establish a Unified National Land Information Platform, create an open interactive
land map, introduce regional land price indices, and expand electronic auctions for underused public land.
Legal procedures should also be simplified, while remote sensing and artificial intelligence should be used to
monitor land use. These measures will improve transparency, reduce transaction time, strengthen property
rights, and increase the overall efficiency of land market infrastructure.

Proposals for Improving Land Market Infrastructure Development Mechanisms:

— Review and systematize the legal and regulatory documents governing the land market. In particular,
improve the procedures established by Resolution No. 71 of the Cabinet of Ministers dated February 14, 2022,
based on problems identified in practice;

— Accelerate the preparation and approval of master plans and detailed planning projects for settlements.
Until these documents are approved, introduce temporary simplified mechanisms for selling land plots with
ownership rights;

— Fully digitize the coordinates of areas where land cannot be allocated for business or urban development,
including protection zones, conservation areas, and red lines. Publish this information in an open registry and
update it regularly;

— Conduct a full inventory of land used by government bodies and land held in reserve. Expand market
supply by offering inefficiently used land plots through electronic auctions;

— Establish a Unified National Land Information Platform by fully integrating the “Yerelektron,”
“Yerxususiylashtirish,” “E-auksion,” cadastre, tax, and notary systems. Organize all related procedures through
a one-stop-shop approach;

— Launch an interactive public map based on the National Geographic Information System. The map
should provide information on the legal status of land, existing restrictions, access to infrastructure, and price
indicators;

— Introduce a regional land price index based on land market transactions and auction results. Publish the
index quarterly through the national open data portal;

— Establish an artificial intelligence-based land-use monitoring system using remote sensing and satellite
imagery. This system should help identify land plots that are not being used efficiently.
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