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Nuestra Union es el puente
que vincula a notarios de 91 paises
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Notariados Miembros

ALBANIA (Admitido en 1995)

NATIONAL CHAMBER OF NOTARIES OF ALBANIA
Vaso Pasha P. 13

TIRANA

ALBANIE

Mimoza SADUSHAJ, Président

Tel: +355-42-244555

e-mail: flacej@hotmail.com; msadushi@hotmail.com
http://www.notariati.al

ALEMANIA (Admitido en 1958)
BUNDESNOTARKAMMER

Mohrenstrasse 34

D-10117 BERLIN

ALLEMAGNE

Jens BORMANN, Président

Tel: +49-30-3838660 Fax: +49-30-38386666

e-mail: BNotK@BNotK.de; buero.bruessel@bnotk.de
http://www.bnotk.de

ANDORRA (Admitido en 2004)

CAMBRA DE NOTARIS DEL PRINCIPAT D’ANDORRA
Av. Carlemany, 105 5e

AD700 Escaldes Engordany

PRINCIPAT D'ANDORRA

Joan Carles RODRIGUEZ MINANA, Président
Tel: +376-890030

e-mail: jcrnotariaminyana@andorra.ad

ARGELIA (Admitido en 2005)
CHAMBRE NATIONALE DES NOTAIRES
02, Rue El Bakri - Benaknoun

16030- Alger

ALGERIE

Ramdane BOUGOUFFA, Président
Tel-Fax +213 21.94.54.17

e-mail: c.n.notaires@hotmail.com
http://www.cn-notaires.dz

91 paises del mundo unidos por un mismo fin
v una misma meta: La Union del Notariado

ARGENTINA (Admitido en 1948)

CONSEJO FEDERAL DEL NOTARIADO ARGENTINO
Paraguay 1580

1061 BUENOS AIRES

REPUBLICA ARGENTINA

M. Alejandra CASTELLON ARRIETA, Président
Tel: +54 11 5811-4778/4779/4780

e-mail: consfed@consfed.com.ar
http://www.cfna.org.ar

ARMENIA (Admitido en 2005)

CHAMBRE NATIONALE DES NOTAIRES D'ARMENIE
Zaqyan Str., building 3

0019 YEREVAN

ARMENIA

Lilit MURADYAN, Président

Tel: +374 (10) 555772 Fax: +374 10 525772

e-mail: notarakanpalat@mail.ru; notarhh@mail.ru
http://www.notarius.am/

AUSTRIA (Admitido en 1958)
OSTERREICHISCHE NOTARIATSKAMMER
Landesgerichtsstrasse, 20

A-1010 WIEN

AUTRICHE

Michael UMFAHRER, Président

Tel: +43-1-4024509 Fax: +43-1-4063475
e-mail: kammer@notar.or.at
http://www.notar.at

BELGICA (Admitido en 1948)

CONSEIL INTERNATIONAL DU NOTARIAT BELGE
Rue de la Montagne, 30-34

B-1000 BRUXELLES

BELGIQUE

Philipe DE JONGHE, co-Président CINB

Tel: +32-2-5050896(11) Fax: +32-2-5050893
e-mail: cinb-irbon@fednot.be
http://www.notaire.be



BENIN (Admitido en 1989)

CHAMBRE DES NOTAIRES DU BENIN

01 BP 976 Cotonou

BENIN

Gladys Edith 0. CAMPBELL, Présidente
Tél: +229 21 31 49 52

e-mail: chambre@notaires.bj
http://www.notaires.bj

BIELORRUSIA (Admitidoen 2019)

NOTARY CHAMBER OF BELARUS

24A Krasnoarmeyskaya str, office 1H

220030 MINSK

BELARUS

Natallia BORISENKO, Présidente

Tel +375 17 323 38 23 Fax: +375 17 323 38 23
e-mail: bnp@belnotary.by
https:/belnotary.by/

BOLIVIA (Admitido en 1948)

ASOCIACION NACIONAL DE NOTARIOS DE BOLIVIA
Roxana Hamel RiOS MARTINEZ, Présidente
Tel: + 59-167950111

e-mail: roxanarios_notario2@hotmail.com
http://www.notariosbolivia.com

BOSNIA HERZEGOVINA (Admitido en 2010)
CHAMBRE DES NOTAIRES DE LA FEDERATION DE LA
BOSNIE-HERZEGOVINE ET CHAMBRE DES NOTAIRES
DE LA REP. SPRSKA

C/o Notary Chamber of the Federation

of Bosnia and Herzegovina - Marsala Tita 5/l
SARAJEVO. BOSNIA AND HERZEGOVINA
Nerminka HAMIDOVIC, Présidente

Tel: +387 332221 16

e-mail: komorafbih@notaribih.ba
http://www.notaribih.ba

BRASIL (Admitido en 1948)

COLEGIO NOTARIAL DO BRASIL-CONSELHO FEDERAL
Centro Empresarial Varig, Setor Comercial Norte,
Quadra 4, Bloco B, Sala 1404,

Asa Norte, Brasilia/DF | CEP 70714-020 BRASIL
Giselle DIAS RODRIGUES OLIVEIRA

DE BARROS, Présidente

Tel: + 55 61 3 772-7800

e-mail: international@notariado.org.br
http://www.notariado.org.br

BULGARIA (Admitido en 2004)
CHAMBRE DES NOTAIRES DE BULGARIE
46-48, A Rue Opalchenska

BG-1303 SOFIA

BULGARIE

Dimitar TANEV, Président

Tel: +359-2-980-99-32

Fax: +359-2-986-77-35

e-mail: chamber@notary-chamber.bg
http://www.notary-chamber.org

BURKINA FASO (Admitido en 1995)
ORDRE DES NOTAIRES DU BURKINA FASO
522 Avenue de la Nation, 1er étage

01 BP 217 OUAGADOUGOU 01

BURKINA FASO

Soumaila DAKUO, Président

Tel: +226-25 33 36 66

e-mail: info@notairedakuo.com
https://ordredesnotairesduburkina.com

CAMERUN (Admitido en 1992)

CHAMBRE NATIONALE DES NOTAIRES DU CAMEROUN
BP 7233 YAOUNDE

CAMEROUN

Régine DOOH COLLINS, Présidente

Tel: +237-33 43 13 14/ 677703684

Fax: +237-33 42 14 49/ 33423289

e-mail: etude.dcollins@gmail.com;
regine.dcollins@etudecollins.ne

CENTROAFRICA (Admitido en 1992)
CHAMBRE DES NOTAIRES DE CENTRAFRIQUE
75, Rue du Morvan - Centre-ville

Boite Postale 1125

BANGUI

REPUBLIQUE CENTRAFRICAINE

Chrésia LOUMANDET KASSIMA, Présidente
Tel: +236-75.51.08.46/77.20.08.46

e-mail: cabinedoraz@yahoo.fr

CHILE (Admitido en 1948)

ASOCIACION DE NOTARIOS CONSERVADORES
Y ARCHIVEROS JUDICIALES DE CHILE

Calle Avda. Pdte. Bulnes, n°79, Oficina 50
SANTIAGO DE CHILE

CHILE

Carlos SWETT MUNOZ, Président

Tel: +56-2-26990864-26713557

Fax: +56-2-26962508

e-mail: contacto@notariosyconservadores.cl
http://www.notariosyconservadores.cl

CHINA (Admitido en 2003)
CHINA NOTARY ASSOCIATION
16th Floor, Tower B, Building 17,
Area 1 Fangchengyuan, Fangzhuang
Fengtai District, BEIJING

100078, CHINA

HAO Chiyong, Président

Tel: +86-10-58 07 56 66—8027
Fax: +86-10-58 07 51 08

e-mail: chinanotary@aliyun.com
http://www.chinanotary.org



COLOMBIA (Admitido en 1948)

UNION COLEGIADA DEL NOTARIADO COLOMBIANO
CARRERA 9 No. 97-20

BOGOTA D.C.

COLOMBIA

Eduardo DURAN GOMEZ, Président

Tel: + 57-1 7464040 Ext. 103

e-mail: presidencia@ucnc.com.co;
presidencia.asistente@ucnc.com.co
https://www.ucnc.com.cof/sitio/

CONGO (Admitido en 1992)

CHAMBRE DES NOTAIRES DU CONGO

231 Avenue du Général DE GAULLE Centre Ville
BRAZZAVILLE

REPUBLIQUE DU CONGO

Bertrand Eric Fédhéré PANDI, Président

Tel: + 242 06 607 96 36- 05 560 31 66

e-mail: p.chambrenationalenotairescg@gmail.com
etudepandi@gmail.com

COREA (Admitido en 2010)
KOREAN NOTARIES ASSOCIATION

# 404,Seoul Lawyers Association Bldg.,
1718-1 Seocho-3-dong

SEOUL

KOREA

Jongsoon PARK, Président

Tel: +82-2-3477-5007

Fax: +82-2-3476-5551

e-mail: presidencia@colabogados.cr
http://www.koreanotary.or.kr

COSTA DE MAREFIL (Admitido en 1984)

LA CHAMBRE DES NOTAIRES DE LA COTE D'IVOIRE
Avenue Delafosse prolongée

immeuble Horizon 1er étage

01 B.P. 8654 ABIDJAN 01

COTE D'IVOIRE

Fulgence AHOBAUT-BESSET, Président

Tel: +225-20321147

e-mail: chambre@notaire.ci

http://www.notaire.ci

COSTA RICA (Admitido en 1948)
COLEGIO DE ABOGADOS DE COSTA RICA
Apartado Postal 3161

1000 SAN JOSE

COSTA RICA

Alvaro SANCHEZ GONZALEZ, Président
Tel: +506-2531947

Fax: +506-2240314 / 22023643

e-mail: presidencia@colabogados.cr
https://www.abogados.or.cr/

CROACIA (Admitido en 1997)

CHAMBRE DES NOTAIRES DE CROATIE
Radnicka cesta 34/l

HR-10000 ZAGREB

CROATIE

Zvijezdana RAUS-KLIER, Présidente
Tel: +385-1-4556566 Fax: +385-1-4551544
e-mail: hjk@hjk.hr

http://www.hjk.hr

CUBA (Admitido en 1948)

SOCIEDAD DEL NOTARIADO CUBANO
(Unién Nacional de Juristas de Cuba)
Calle 21 n°® 552 esq. a D Vedado, Plaza de la Revolucién
Ciudad de LA HABANA - C.P. 10400
CUBA

Yanet ALFARO, Présidente

Tel: +537-8329680//8327562//8326209
Fax: +537-8302954

e-mail: yalfaro08@gmail.com
http://www.unjc.co.cu

ECUADOR (Admitido en 1948)

FEDERACION ECUATORIANA DE NOTARIOS
Calle Irlanda E10-16 y Av. Republica del Salvador
Edificio Siglo XXI, Tercer Piso

QUITO

ECUADOR

Homero LOPEZ OBANDO, Président

Tel: +593-2-2266-838 /2921-024

e-mail: info@fen.com.ec / secretaria@fen.com.ec;
presidencia@fen.com.ec
http://www.fen.com.ec/web/

EL SALVADOR (Admitido en 1950)
COLEGIO DE NOTARIOS DE EL SALVADOR
Calle Cuscatlan No.218, entre 79y 81 Av. Sur,
Colonia Escalén

SAN SALVADOR

EL SALVADOR C.A.

Francisco José BARRIENTOS, Président
Tel: +503-2263-8250; 2263-8273; 2263-8265
Fax: +503-2263-8254

e-mail: barrientos@integra.com.sv
lawesfjb@integra.com.sv

ESLOVAQUIA (Admitido en 1994)

NOTARSKA KOMORA SLOVENSKEJ REPUBLIKY
(Chambre des Notaires de la République Slovaque)
Krasovského 13

851 01 Bratislava 5

SLOVAQUIE

Miroslav GREGOR, Président

Tel: +421-2-55574519 Fax: +421-2-55574589
e-mail: notarska.komora@notar.sk
http://www.notar.sk



10

ESLOVENIA (Admitido en 1997)
NOTARSKA ZBORNICA SLOVENIJE
(Chambre des Notaires de Slovénie)
Tavcarjeva ul. 2

SLO-1000 LJUBLJANA

SLOVENIE

Bojan PODGORSEK, Président

Tel: +386-1-4392570 Fax: +386-1-4340247
e-mail: info.nzs@siol.net
http://www.notar-z.si

ESPANA (Admitido en 1948)

CONSEJO GENERAL DEL NOTARIADO
Calle Silvano n° 55

28043 Madrid

ESPANA

José Angel MARTINEZ SANCHIZ, Président
Tel: +34-91-3087232 Fax: +34-91-3087053
e-mail: info@notariado.org
internacional@notariado.org
presidencia@notariado.org
http://www.notariado.org

ESTONIA (Admitido en 1995)

EESTI VABARIIGI NOTARITE KODA

(Chamber of Notaries of the Republic of Estonia)
Tatari 25

EE - 10116 TALLINN

Merle SAAR-JOHANSON, Présidente

Tel: +372 617 7900 Fax: +372 617 7901

e-mail: koda@notar.ee; pirgit.laurits@notar.ee
http://www.notar.ee

FRANCIA (Admitido en 1948)

CONSEIL SUPERIEUR DU NOTARIAT FRANCAIS
60, boulevard de La Tour- Maubourg

F-75007 PARIS

FRANCE

Sophie SABOT-BARCET, Président

Tel: +33-1-44903000

Fax: +33-1-44903030/44903120

e-mail: secretariat.dg.csn@notaires.fr
http://www.notaires.fr

GABON (Admitido en 1992)
CHAMBRE DES NOTAIRES DU GABON
B.P.1967

PORT-GENTIL

GABON

Céléstin NDELIA, Président

Tel: +241-550746 Fax: +241-555752
e-mail: etude.ndelia@yahoo.fr

GEORGIA (Admitido en 2007)

CHAMBRE DES NOTAIRES DE GEORGIE

60, Ivane Javakhishvili street

TBILISI

GEORGIE

Davit PUTKARADZE, Président

Tel/Fax: +995 32 220 67 77 - 1117

e-mail: contact@notary.ge / dphutkaradze@notary.ge
http://www.notary.ge

GRECIA (Admitido en 1958)
CONSEIL NATIONAL DU NOTARIAT HELLENIQUE
4, Rue G.Gennadiou

GR-10678 ATHENES

GRECE

Georgios ROUSKAS, Président
Tel: +30-210-3307450/60/70/80
(Départ. Intern.: +30-210-3307456)
Fax: +30-210-3848335

e-mail: notaries@notariat.gr
http://enotariat.gr/

GUATEMALA (Admitido en 1950)

COLEGIO DE ABOGADOS Y NOTARIOS DE GUATEMALA
Edificio Colegios Profesionales

O Calle 15-46 Zona 15, Colonia El Maestro, 7° y 8° Nivel
01015 GUATEMALA

GUATEMALA C.A.

Fernando Antonio CHACON URIZAR, Président
Tel: +502 25007500 extension 111 Fax: +502-2-3693714
e-mail: info@cang.org.gt

www.cang.org.gt

GUINEA (Admitido en 1995)

CHAMBRE DES NOTAIRES DE LA REPUBLIQUE DE GUINEE
B.P. 2415

CONAKRY

REPUBLIQUE DE GUINEE

Moussa SY SAVANE, Président

Tel: +224-62 48 17 17 / +224-60 25 25 16
Fax: +224-64 25 00 15

e-mail: etudesysavane.notaire@gmail.com
contact@notairesguinee.com
http://notaires-guinee.net

HAITi (Admitido en 1950)
NOTARIAT D'HAITI

HONDURAS (Admitido en 1950)

UNION DE NOTARIOS DE HONDURAS

Colonia 15 de septiembre, Bloque S, casa 2003,
calle de atras de La Tribuna

Comayaguela

Honduras C.A.

Mario Enrique BOQUIN HERNANDEZ, Président
Tel: +504-2234-0100/2234-0085 Fax: +504-2234-0100
e-mail: info@notarioshonduras.org
http://www.notarioshonduras.org/



HUNGRIA (Admitido en 1992)

CHAMBRE NATIONALE DES NOTAIRES DE HONGRIE

Pasaréti str. 16

H-1026 BUDAPEST

HONGRIE

Adam TOTH, Président

Tel: +36-1-4894880 Fax: +36-1-3567052

e-mail: mokk1@kamara.mokk.hu
president@kamara.mokk.hu / rendezveny@kamara.mokk.hu
http://www.kozjegyzo.hu

INDONESIA (Admitido en 1997)

IKATAN NOTARIS INDONESIA (Indonesian Notary Association)
Jalan Hasyim Ashari

Jalan Hasyim Ashari

Roxy Mas Blok EI-32

JAKARTA PUSAT 10150

INDONESIA

Yualita WIDYADHARI, Présidente

Tel: +62-21-63861919/63851329 Fax: +62-21-63861233
e-mail: yualita@yualitanotaris.co.id / notarisanne@gmail.com
lizariani@rocketmail.com / ritaalfiana@yahoo.com
pritasuyudi@gmail.com / penguruspusat_ini@yahoo.com
http://ini.id/

ITALIA (Admitido en 1948)

CONSIGLIO NAZIONALE DEL NOTARIATO
Via Flaminia, 160

1-00196 ROMA

ITALIA

Giulio BIINO, Présidente

Tel: +39-06-362091 Fax: +39-06-32650079
e-mail: cnn.segrintern@notariato.it
http://www.notariato.it

JAPON (Admitido en 1977)

NIPPON KOSHONIN RENGOKAI
(Japan National Notaries Association)
Daido Kasumigaseki Bld.,

1-4-2, Kasumigaseki 1-chome,
Chiyoda-ku, TOKYO

JAPAN 100-0013

Toshiyuki KOSAKA, President

Tel: +81-3-3502-8050 Fax: +81-3-3508-4071
e-mail: honbu@koshonin.gr.jp
http://www.koshonin.gr.jp

KAZAJSTAN (Admitido en 2021)

REPUBLICAN NOTARY CHAMBER OF KAZAKHSTAN
Saraishyk 38 street, office 5

Postcode 010000 NUR-SULTAN

REPUBLIC OF KAZAKHSTAN

Assel ZHANABILOVA, President

Tel: + 8-7172-50-88-26

e-mail: kaz.rnp@gmail.com
mailto:kaz.rnp@gmail.com

KOSOVO (Admitido en 2013)

NOTARY CHAMBER OF THE REPUBLIC OF KOSOVO
Lagjja Arbéria, Verdana C 2.7, Kati |,

Banesa Nr.1, Pristina

KOSOVO

Aliriza BESHI, Président

Tel: +383 (0)38 726-018 Fax: +377 (0)45 299-989
e-mail: info@noteria-ks.org
http://www.noteria-ks.org/noteret

LETONIA (Admitido en 1995)

LATVIJAS ZVERINATU NOTARU PADOME
(Chambre des Notaires Assermentes de Lettonie)
Krisjana Valdemara iela 20 - 8

LV-1010 RIGA

LETTONIE

Janis SKRASTINS, Présidente

Tel: + 371 24202100 Fax: +371 67 286 326

e-mail: info@latvijasnotars.lv
www.latvijasnotars.lv

LIBANO (Admitido en 2018)
CONSEIL DES NOTAIRES AU LIBAN
Place Tabaris Im Dakdouk Beyrouth
LIBAN

Naji el KHAZEN, Président

Fax: + 961 1 204451

e-mail: notary.nkhazen@gmail.com;
murielmoutran@gmail.com

LITUANIA (Admitido en 1994)

LIETUVOS NOTARU RUMAI

(Chambre des Notaires de Lituanie)
Olimpieciy str. 4

LT- 09200 VILNIUS

LITUANIE

Marius STRACKAITIS, Président

Tel: +370-5-2614757 Fax: +370-5-2614660
e-mail: rumai@notarai.lt
http://www.notarurumai.lt

LONDRES (Admitido en 1998)

SOCIETY OF SCRIVENER NOTARIES

95 Aldwych

LONDON WC2B 4JF

United Kingdom

Edward GARDINER, Président

Tel +44-20-73954300 Fax: +44-20- 73954310
e-mail: Edward.Gardiner@cheeswrights.co.uk
http://www.scrivener-notaries.org.uk

LUXEMBURGO (Admitido en 1950)

CHAMBRE DES NOTAIRES DU

GRAND-DUCHE DE LUXEMBOURG

53, boulevard Joseph I

L-1840 LUXEMBOURG

Martine SCHAEFFER, Présidente

Tel: +352-447021 Fax: +352-455140

e-mail: info@notariat.lu

http://www.notariat.lu 1
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MACEDOINE DU NORD, REP. (Admitido en 2001)
NOTARSKA KOMORA NA REPUBLIKA MAKEDONIJA
(Chambre des Notaires de la République de Macédoine)
8 September n° 2/2

MK-1000 SKOPJE

MACEDOINE DU NORD Rép.

Metodija RISTOSKI, Président

Tel: 389-2-3115816 Fax: 389-2-3239150

e-mail: contact@nkrm.mk

http://www.nkrm.org.mk/

MADAGASCAR (Admitido en 2012)

CHAMBRE NATIONALE DES NOTAIRES DE MADAGASCAR
Bd de la libération

Toamasina

MADAGASCAR

Andrianjaka ANDRIAMANALINA, Président

Tel: +261 34 11 656 06

e-mail: cnnm.infos@notaires.mg
notaire-tamatave@freenet.mg

http://www.notaires.mg

MALI (Admitido en 1989)

ORDRE DES NOTAIRES DU MALI
Hamdallaye ACI 2000 Face Palais des Sports
Immeuble Fily Keita

BP: E221

BAMAKO

MALI

Yacouba Massaman KEITA, Président
Tel: +223 20 29 39 96 Fax: +223 20 29 39 98
e-mail: etude.ymassaman@orangemali.net

MALTA REP. (Admitido en 1994)

KUNSILL NOTARILI TA" MALTA

171, Strait Street,

Valletta

MALTA

Malcolm Mangion, Président

Tel: + (356) 21 806 555

e-mail: info@notariesofmalta.org
notariesofmalta@gmail.com / notus@maltanet.net
http://www.notariesofmalta.org

MARRUECOS (Admitido en 1986)

CONSEIL NATIONAL DE L'ORDRE DES NOTAIRES DU MAROC

40, avenue Al Melia — Hay Riad

Rabat

MAROC

Hicham SABIRY, Président

Tel: +212 5 37 56 44 60/61 Fax: +212 5 37 56 44 62
e-mail: notairesmaroc@gmail.com
notairesmaroc@yahoo.fr
http://www.notaires.org.ma

MAURICIO REP. (Admitido en 2009)

CHAMBRE DES NOTAIRES DE L'ILE MAURICE
PCL building 43, Rue Sir William Newton

PORT LOUIS

ILE MAURICE

Bernard D’'HOTMAN DE VILLIERS, Président
Tel +230-212 2204/2647/2649 Fax +230-212 2653
e-mail: admin@notairemaurice.org
http://www.notairesmaurice.org/

MAURITANIA (Admitido en 2010)

CHAMBRE DES NOTAIRES DE MAURITANIE

B.P. 4410

NOUAKCHOTT

MAURITANIE

Salama ABDOULLAH, Président

Mamadou SOW-THIOYE, Secrétaire Général
Tél: +222 41031470/ 36431470 / 26451470

Fax: +222 45255695

Email: pullosow@yahoo.fr

MEXICO (Admitido en 1948)

COLEGIO NACIONAL DEL NOTARIADO MEXICANO, A.C.
Av. Paseo de la Reforma No. 454

Col. Juarez, Delegacién Cuauhtémoc

CP 06600 MEXICO D.F.

MEXICO

Guadalupe Diaz Carranza, Président

Tel: +52-55- 55146058, 55256452, 55255167,
55256415, 55256254, 55255987 Fax:+52-55-55119493
e-mail: organizacion@notariadomexicano.org.mx
secretariatecnica@notariadomexicano.org.mx
presidencia@notariadomexicano.org.mx
http://www.notariadomexicano.org.mx

MOLDAVIA (Admitido en 2000)

UNION DES NOTAIRES DE LA REPUBLIQUE DE MOLDAVIE
Str. Bucuresti 90, of.16

MD-2012, mun. Chisindu

CHISINAU

MOLDAVIE

Lilia CHIRTOACA, Présidente

Tel: +373-22-000 701, +373-22-000 702, 061077753
e-mail: camera.notariala@cnm.md
camera.notariala@gmail.com
https://www.cnm.md

MONACO (Admitido en 1950)

NOTARIAT DE LA PRINCIPAUTE DE MONACO
2, Rue Colonel Bellando de Castro

98000 MONACO

PRINCIPAUTE DE MONACO

Henry REY, Président

Tel: +377-93-3041-50 Fax: +377-93-3005-22
e-mail: etude@rey.notaire.mc



MONGOLIA (Admitido en 2012)

CHAMBER OF NOTARIES OF MONGOLIA
Bldg 10G, Erkhuu Street, Sukhbaatar district,
ULAANBAATAR

MONGOLIA

Ch. BAYANJARGAL, Président

Tel: +976-11-354301 Fax: +976-11-354302
e-mail: mcn@notary.mn

MONTENEGRO (Admitido en 2012)

NOTARY CHAMBER OF MONTENEGRO

Ul. Ulcinjsa br. 7C

81 000 PODGORICA, Crna Gora

MONTENEGRO

Darko CURIC, Président

Tel.: +382 20 26 46 50, +382 20 26 46 44

Fax: +382 20 26 46 51 Mob. tel.: +382 67 63 56 88
e-mail: notaricg@notarskakomora.me
http://www.notarskakomora.me

NICARAGUA (Admitido en 1950)
BARRA DE ABOGADOS DE NICARAGUA
Restaurante Terraza

10 Paradas Abajo - Frente a la O.E.A.
Apartado Postal 3506

MANAGUA

NICARAGUA

Sergio GARCIA QUINTERO, Président
Tel: +505-2-22834/76406

NIGERIA (Admitido en 1992)

CHAMBRE DES NOTAIRES DU NIGER
Quartier Nouveau Marché

BP: 2600. NIAMEY

NIGER

Aissatou DJIBO, Présidente

Tel: +227 20 74 05 68, +227 80 79 00 00
e-mail: chambrenotaires.niger@yahoo.com
aissatoudjibo@gmail.com

OUZBEKISTAN (Admitido en 2021)

NOTARY CHAMBER OF THE REPUBLIC OF UZBEKISTAN

Yakkasaray district

Mahmud Tarobiy street, 8-home TASHKENT
REPUBLIC OF UZBEKISTAN

Dilshod ASHUROV, Président

Tel: +998 71 203 11 41/ +998 94 694 09 32
e-mail: notarialpalata@np.uz

PAISES BAJOS (Admitido en 1950)
KONINKLIJKE NOTARIELE BEROEPSORGANISATIE
B.P.16020 - NL-2511 BA DEN HAAG
NETHERLANDS

Annerie PLOUMEN, Présidente

Tel: +31-70-3307111 Fax: +31-70-3602861

e-mail: buitenland@knb.nl
http://www.notaris.nl

PANAMA (Admitido en 1997)

COLEGIO DE NOTARIOS PUBLICOS DE PANAMA
C/o Notaria Tercera del Circuito de Panama
Avenida Ricardo J. Alfaro

Plaza Los Angeles | Local N° 2A

Ciudad de Panama

REPUBLICA DE PANAMA

Anayansy JOVANE CUBILLA, Présidente
Tel: +507-382-7562 | 382-7524]| 383-5678

e-mail: ajovane@notaria3panama.com

PARAGUAY (Admitido en 1948)

COLEGIO DE ESCRIBANOS DEL PARAGUAY
Juan E.O'Leary n°1066

ASUNCION

PARAGUAY

Gustavo Adolfo BENITEZ SOLER, Président
Tel: +595-21-491273 internos 132y 128

Fax: +595-21-491273

e-mail: colegiodescribanosdelpy@gmail.com
http://www.cep.org.py

PERU (Admitido en 1948)
JUNTA DE DECANOS DE LOS COLEGIOS
DE NOTARIOS DEL PERU

Auv. Paseo de la Republica N°3565, 8° Piso, Of. 801-802

San Isidro - LIMA 27

PERU

Edgardo HOPKINS TORRES, Président

Tel: +51-1-4228160

Fax: +51-1-4211201

e-mail: juntadedecanos@juntadedecanos.org.pe
secretariatecnica@juntadedecanos.org.pe;
http://www.juntadedecanos.org.pe

POLONIA (Admitido en 1992)
KRAJOWA RADA NOTARIALNA
(Conseil National du Notariat Polonais)
ul.Dzika 19/23

PL-00172 WARSZAWA
POLOGNE

Lech BORZEMSKI, Président
Tel: +48-22 6357840

Fax: +48-22 6357910

e-mail: biuro@krn.org.pl
http://www.krn.org.pl

PUERTO RICO (Admitido en 1948)
ASOCIACION DE NOTARIOS DE PUERTO RICO
P.O. Box 363613

SAN JUAN

PUERTO RICO 00936-3613

Arsenio COMAS RODON, Président
Tel: +1-787-758-2773

Fax: +1-787-759-6703

e-mail: info@colegiodenotariospr.com
director@colegiodenotariospr.com.
http://www.colegiodenotariospr.com
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PORTUGAL (Admitido en 1950)

ORDEM DOS NOTARIOS PORTUGUESES

Auv. Visconde Valmor, 19-A PT-1000-290 Lisboa
PORTUGAL

Jorge Batista DA SILVA, Président

Tel: +351 21 3468176/3403280

Fax: +351 21 3468178/3403289

e-mail: internacional@notarios.pt
http://www.notarios.pt/OrdemNotarios/pt

QUEBEC CANADA (Admitido en 1948)
CHAMBRE DES NOTAIRES DU QUEBEC
Bibliotheque notariale

101-2045 rue Stanley

Montréal QC H3A 2v4

CANADA

Héléne POTVIN, Présidente

Tel: ++1 (514)-879-2940
1-800-263-1793, p. 5210

Fax: +1-514-879-1697

e-mail: presidence@cnq.org
http://www.cnqg.org

REPUBLICA DE CHAD (Admitido en 2001)
ORDRE DES NOTAIRES DU TCHAD

B.P. 621 — N'Djaména

354 N'Djaména

TCHAD

Germain DJOMIAN, Président

Tel: +235-252-62 12 06 05/ 99 92 96 71
e-mail: ordre.notairestchad@yahoo.fr

REPUBLICA CHECA (Admitido en 1994)
NOTARSKA KOMORA CESKE REPUBLIKY
(Chambre de Notaires de la République Tcheque)
Apolinaiska 12

CZ 128 00 PRAHA 2

REPUBLIQUE TCHEQUE

Radim NEUBAUER, Président

Tel: +420-2-24921258/24921126

Fax: +420-2-24919192/24919266

e-mail: nkcr@nkcr.cz

http://www.nkcr.cz

REPUBLICA DOMINICANA (Admitido en 1950)
COLEGIO DOMINICANO DE NOTARIOS

Calle Danae n° 12, Gazcue

SANTO DOMINGO D.N.

REPUBLICA DOMINICANA

Laura Elena SANCHEZ JIMENEZ, Présidente
Tel: +1-809-687-2883 Fax: +1-809-689-0849

e-mail: colegiodominicanodenotarios@hotmail.com

lauraesanchezjimenez@hotmail.com
http://www.colegiodominicanodenotarios.com

REPUBLICA DE SAN MARINO (Admitido en 1950)

ORDINE DEGLI AVVOCATI E NOTAI

Via Gino Giacomini, 154

47890 - SAN MARINO CITTA

REPUBBLICA DI SAN MARINO

Alfredo NICOLINI, Présidente

Tel: +39-0549-991333

Fax: +39-0549-992001

e-mail: ordinedegliavvocati@omniway.sm
http://www.avvocati-notai.sm/

RUMANIA (Admitido en 1997)

UNION NATIONALE DES NOTAIRES PUBLICS
DE ROUMANIE

Str. General Berthelot nr. 41 - Sector 1
RO-707471 BUCAREST

ROUMANIE

Dumitru Viorel MANESCU, Président
Tel: +40-21-3139920/23/25/26/37/40

Fax: +40-21-3139910

e-mail: rei@unnpr.ro
http://www.uniuneanotarilor.ro

RUSIA (Admitido en 1995)

CHAMBRE NOTARIALE FEDERALE DE RUSSIE
15, rue Dolgoroukovskaya, batiment 4-5
RU-127006 MOSCOU

RUSSIE

Konstantin KORSIK, Président

Tel: +7-495-981 43 66 Fax: +7-495-981 43 67
e-mail: vasileva.ev@notariat.ru;
ayanin@notariat.ru; fnp@notariat.ru
http://www.notariat.ru

SENEGAL (Admitido en 1989)

CHAMBRE DES NOTAIRES DU SENEGAL

15, Rue Jules Ferry

4, impasse Marguerite Trichot s/c Ipres

BP: 14357 - Dakar

SENEGAL

Aida DIAWARA DIAGNE, Président

Tel: +221-33 8234002 Fax: +221-33 8234001
e-mail: cdns@sentoo.sn / cdns@orange.sn
a_cdns@orange.sn
http://www.notairesenegal.sn

SERBIA (Admitido en 2016)

CHAMBRE DES NOTAIRES DE SERBIE

14, Mackov kamen St.,

11 040 Belgrade - Savski Venac

SERBIE

Srbislav CVEJIC, Président

Tel: +381 11 26 20 104 Fax: +381 11 26 20 122
e-mail: jks@jks.rs

http://www.beleznik.org



SUIZA (Admitido en 1948)
FEDERATION SUISSE DES NOTAIRES
Schwanengasse 5/7

3011 Berne

SUISSE

Franz STAMPFLI, Président

Tel: +41 31 326 51 90

e-mail: praesident@snv-fsn.ch
http://www.snv-fsn.ch

TOGO (Admitido en 1992)
CHAMBRE DES NOTAIRES DU TOGO
540, Rue Pydal Tokoin Forever

01 BP. 2410

LOME

TOGO

Tcha Plinga EBEZOU, Président
Tél: +228 22 26 80 22

e-mail: notairestogo@gmail.com
ebezounotaire1967@gmail.com

TUNEZ (Admitido en 2010)

CHAMBRE NATIONALE DES NOTAIRES TUNISIENS
7, Avenue Naceur Bey

ler étage Appartement 1D

2070 - LA MARSA

TUNISIE

Kais KEBADA, Président

Tel: + 216 98 325 883

e-mail: notariatpaix@yahoo.com

TURQUIA (Admitido en 1975)
TURKIYE NOTERLER BIRLIGI (Union des Notaires Turcs)
S6gutézi Caddesi No.4
Cankaya/ANKARA

TURQUIE

Emine CAGLAYAN, Président
Tel: +90- 312 218 80 00

Fax: +90-312 218 80 42

e-mail: baskan@tnb.org.tr
ibrahim.gul@tnb.org.tr
kubra.dagdelen@tnb.org.tr
yunusemre.kolsal@tnb.org.tr
http://www.tnb.org.tr

UCRANIA (Admitido en 2013)
CHAMBRE NOTARIALE DE L'UKRAINE
7A, rue Gorky

01004 Kiev

Ukraine

Volodymyr MARCHENKO, Président
Tel.: +38 (044) 230-72-75

Fax: +38 (044) 230-72-78

e-mail: npu.in.ua@ukr.net;
interdep.npu@gmail.com
http:/npu.in.ua

URUGUAY (Admitido en 1948)

ASOCIACION DE ESCRIBANOS DEL URUGUAY
Avenida 18 de Julio 1730, pisos 11y 12
Edificio del Notariado

MONTEVIDEO

URUGUAY

Jenifer Valeria ALFARO BORGES, Président
Tel: +598-2-4094317/4006400

ax: +598-2-4010637

e-mail: secretaria@aeu.org.uy
http://www.aeu.org.uy

VATICANO (Admitido en 1950)

UFFICIO LEGALE DEL GOVERNATORATO
V-00120 CITTA DEL VATICANO

VATICANO

Avv. Giuseppe PUGLISI-ALIBRANDI

Capo dell'Ufficio Legale del Governatorato
Tel: +39-06-69885592

Fax: +39-06-69885299

e-mail: notariato@scv.va

VENEZUELA (Admitido en 1984)

ASOCIACION VENEZOLANA DE NOTARIOS PUBLICOS
Avenida principal de las Mercedes

Edificio Barsa

Oficina 1 A

CARACAS

VENEZUELA

Ramon LLOVERA, Président

Tel: +58 212 9938477/9920621

e-mail: ramonllovera@hotmail.com

VIETNAM (Admitido en 2013)

ASSOCIATION DES NOTAIRES DE HO CHI MINH

S6 310 Ba Triéu, Hai Ba Trung

HA NOI

VIETNAM

NGUYEN Chi Thien, Président

e-mail: dailungtonvai@yahoo.com

e-mail: hoicongchungvientphcm@gmail.com

(Mr. NGO Minh Hong: Councilor in charge of
International Relations, Vietnam Notary Association)
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NOT. LIONEL GALLIEZ
PRESIDENTE UINL + LEGISLATURA 20232025

CeoO

PALABRAS DESDE ONPI

Los miembros de la Oficina Notarial Permanente de Intercambio

Internacional (ONPI) felicitamos al Not. francés Lionel Galliez
por su asuncién como Presidente de la UINL para la Legislatura

2023-2025.

El Not. Galliez fue electo Presidente durante el desarrollo de la ul-
tima Asamblea General de Notariados miembros celebrada en la
Ciudad de Cancun, México.

Auguramos al Presidente, los Consejeros de Direccion y Generales,

el mayor de los éxitos en su gestion.

ONPI

OFICINA NOTARIAL PERMANENTE
DE INTERCAMBIO INTERNACIONAL
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NOT. AGUEDA LUISA CRESPO
1953-2023

IN MEMORIAM

CcoRO

PALABRAS DESDE ONPI

Este nuevo numero de la RIN no tendra editorial, lo sustituiremos por un
recordatorio de nuestra querida expresidente y amiga Agueda Crespo, quien

nos ha dejado de forma tan temprana e inesperada.

La recordamos con amor, y nos nutrimos de su energia y fuerzas para proseguir

nuestro camino. La despedimos con mucho pesar.

Agueda fue una apasionada de la actividad notarial, no solo en su aspecto fun-

cional sino también institucional.

Ejercio diversos cargos en el 4mbito notarial argentino e internacional, entre
los que destacan ser miembro fundadora, Secretaria y Vicepresidente de la
Comision de Derechos Humanos de la UINL, Presidente de ONPI desde
el ano 2014 y hasta su partida, Consejera General de la UINL y candidata a

integrar el Consejo de Direccion de la Union por la Argentina.

Pero por sobre todos los cargos, Agueda fue una persona integra, generosa con
todos y cada uno de sus colaboradores, a quienes nos brindé un espacio de

trabajo en libertad, sin egoismo, celosia y sin temor a perder protagonismo.

Jamas se guio por su interés personal. El notariado y la defensa de nuestras
incumbencias fueron siempre su norte, y a las que dedico gran parte de su

vida, aun en los momentos mas dificiles.



Ademas de la dedicacion a su notariado nacional, abrazé muy especialmente

al notariado americano, a través de su trabajo en la CAam.

Fue asimismo una ferviente promotora y colaboradora de los notariados fran-
cofonos, lo que la llevd a viajar por numerosos paises del Africa de lengua
francesa, participar en seminarios, congresos y conferencias, ademas de
haberse desempefado como Vicepresidente por la Argentina del Consejo
de Administracion del Instituto Internacional de Historia Notarial y de la Re-
vista francesa “Le Gnomon”, ambos con sede en el Consejo Superior de

Notarios de Francia, en Paris.

Querida Agueda, ONPI fue tu familia y vos la nuestra. Vivimos juntos her-
mosos momentos, otros no tan buenos, y diste las mas duras batallas por lo

que crefas justo.

Nos dejas tu alegria, tu don de gentes, tu humildad, tu compromiso,

TU LEGADO.

Descansa en paz querida Agueda, que honraremos tu memoria.

ONPI

OFICINA NOTARIAL PERMANENTE
DE INTERCAMBIO INTERNACIONAL

RIN 128
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INTERNACIONAL DEL NOTARIADO | CIUDAD DE CANCUN DEL 1AL 3 DE DICIEMBRE DE 2022




6 PREGUNTAS 1]

i REPORTAJE
! Not. Hernan de la Fuente

Galardonado con la Orden de Mérito de la UINL por la presidenta

Dra. Not. Cristina Armella, durante el XXX Congreso Internacional del Notariado,
celebrado en la ciudad de Cancun, México, del 1 al 3 de diciembre de 2022.
Primer notario uruguayo merecedor de tal distincion.

Nacio en la ciudad de Dolores, departamento de
Soriano, Republica Oriental del Uruguay el 17 de
febrero de 1945. Se recibidé de Escribano Publico
en el ano 1970, en la Facultad de Derecho y Cien-
cias Sociales de la Universidad de la Republica
(Uruguay).

Cargos ocupados en Uruguay:

- Director de Departamento en la Direccion Gral.
de Registros, Ministerio de Educaciéon y Cultura.
- Docente en Ensefianza Secundaria.

- Presidente de la Filial Soriano de la Asociacién
de Escribanos del Uruguay.

- Integrante del Tribunal de Etica de la Asociacion
de Escribanos del Uruguay.

- Integrante (suplente) del Directorio Honorario
de la Caja Notarial de Seguridad Social.

- Recibi¢ el titulo de "Ciudadano llustre" de la
Municipalidad de Dolores.

Es Curador de la Biblioteca del Centro Cultural Na-
cional de la misma ciudad y Consejero del Consejo
Uruguayo para las Relaciones Internacionales.

En primer lugar lo felicitamos por el re-
conocimiento obtenido, el que por otra
parte consideramos merecido por su tra-
yectoria en la uinl.

También en primer lugar y desde el inicio mi agra-
decimiento por las felicitaciones expresadas y por
hacerme este reportaje, para el que ya quedo a dis-

posicion.

1. éCudles fueron sus
primeros pasos en la UINL?

Mis inicios en la UINL se remontan al afio 1982 y
se ubican en el Congreso Internacional del Nota-
riado celebrado ese afio en Lima, Peru. Participé en

dicho Congreso por haber sido interesado para
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vincularme a la actividad notarial internacional
por quien era el Presidente de la Asociacion de
Escribanos del Uruguay de la época el Profesor
Escribano Don Ramiro Llano y por el Profesor Es-
cribano Hugo Pérez Montero, quien ya era un pres-
tigioso dirigente a nivel mundial, con quienes
mantenia contactos permanentes por desempefar
en aquellos momentos la Presidencia de la Filial de
mi departamento de la Asociacion de Escribanos
del Uruguay. En el Congreso de Lima, Pert del afio
1982 fui designado para integrar la Comisién de
Asuntos Americanos, en la que me fue confiada la
responsabilidad de la Tesoreria, por lo que mis pri-
meros pasos en la UINL fueron dentro del ambito

de esta muy querida Comision.

2. ¢Como vio la evolucion del notariado
latino durante sus anos en la Union?

Tengo plenamente comprobada la muy positiva e
ininterrumpida evolucion del Notariado de tipo

Latino, con la acertada conduccion de la UINL.

Es adecuado recordar al efecto, las afirmaciones del
ilustre Maestro peruano Carlos Enrique Becerra
Palomino al expresar que: "El notariado obedece a
una necesidad social y ha evolucionado desde tiem-
pos inmemoriales, cumple una labor trascendente

y se proyecta al futuro".

El notariado de tipo latino no se ha detenido sim-
plemente en el discurso, sino que consecuente con-
sigo mismo, realiza una beneficiosa accion en favor
de la sociedad a la que sirve. En términos genera-
les, pone su esfuerzo intelectual al servicio de la co-
munidad para resolver eficientemente los proble-

mas que los ciudadanos y las entidades deben en-

23

frentar a diario, aportando valiosas soluciones y en

permanente actualizacion.

También la evolucion del notariado no sélo com-
prende la atencién de los privados sino que pro-
mueve muchas soluciones a las dificultades que
deben encararse en la 6rbita publica. No dudo en
afirmar que el Notariado es reconocido por ser un
agente educador y aportador de técnica juridica
en el ambito de las actividades que se ejercen en
los asuntos de las comunidades a las que presta
su servicio; funcion cumplida con alto nivel téc-

nico y ético.

Desde la UINL se ha promovido la realizaciéon de
labores de consejo y asesoramiento tanto en las re-
laciones nacionales como en las internacionales,
poniendo especial énfasis en estas ultimas en las

integraciones continentales e intercontinentales.

La UINL no es una organizacion estatica, sino que
por el contrario favorece los cambios y transforma-
ciones de desarrollos y progresos, y en esa gestion
coordinada y gradual de evolucion que lidera en
los cinco continentes contribuye satisfactoriamente
con la Sociedad, con la Nacién, con el Estado, con
los Gobiernos, etc., mediante aportes en las dife-

rentes esferas mencionadas.

No vacilo al afirmar que la UINL, a lo largo de
toda su trayectoria, ha honrado con holgura las res-
ponsabilidades asumidas, con la evolucion y solu-
ciones adecuadas para cada etapa. Agrego a lo que
antecede, que la UINL es una red mundial con
una ambicion comun de todos sus integrantes de
estar al servicio de una sociedad mas justa, mas
humana y mds armoniosa. Estas bases han guiado

y guian la evolucion de la UINL.



Para comprobar la evolucién operada en la UINL
basta pasar revista a los diferentes temas tratados
en los Congresos Internacionales del Notariado y

las resoluciones adoptadas.

—

3. {Qué significa para Usted
el reconocimiento obtenido?

Como es facil de suponer el reconocimiento al
recibir la Orden del Mérito Notarial ha tenido un
significado muy hermoso y pleno de contenidos.
Obtener la maxima Condecoracion que otorga la
UINL como Miembro de la Orden del Mérito
Notarial -que nunca estuvo en mis planes y objeti-
vos-, implica acceder al mayor grado de reconoci-
miento que confiere el organismo notarial mundial
que abarca los cincos continentes. Es un aconte-
cimiento en lo personal, que de inmediato motiva
mi mayor agradecimiento y para manifestar el mis-
mo hago mia la aseveracién de Lionel Hampton de
que: "La gratitud se da cuando la memoria se alma-

cena en el corazon y no en la mente".

Tal como lo hice en el acto de recibir la condecora-
cion ante miles de colegas en la Asamblea General,
hoy tampoco daré nombres particulares de tantas
personas e instituciones que me apoyaron en mi
trayecto hasta recibirla, simplemente subrayo enfa-
ticamente que no la he recibido para alentar hue-

cas vanidades personales, sino que lo asumo con
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el significado de un reconocimiento al notariado
de mi pais (Uruguay) y un agradecimiento enorme
de todas aquellas personas e instituciones que guia-
ron mi camino en este largo trayecto de mas de cua-
tro décadas en la UINL. Reitero mi reconocimien-
to al organismo notarial de mi pais y a tantos Maes-
tros y colegas anonimos que han colaborado en mi
gestion. Ademas el recibir este reconocimiento en-
gendra una responsabilidad y un compromiso a
continuar en la busqueda de la permanente mejora
y superacion en mis actividades dentro de la UINL
y con los diversos notariados, para lo que me siento
confiado, en base a que siguiendo la frase atribuida
a Albert Einstein de que: "El amor es la fuente de
energia mas poderosa de todo el mundo.....", por-
que al reconocerme un verdadero enamorado del
Notariado, confio en que tendré las energias para
continuar, ahora mas que nunca, en la busqueda
de la mejora y la superacion de nuestra digna y que-

rida profesion notarial.

4, ¢Como evalua el presente del
notariado de tipo latino?

El presente del notariado latino lo considero exi-
toso y promisorio, porque ha sabido ubicarse per-
fectamente, adecuandose plenamente a los requeri-
mientos del mundo actual con una gestion reno-
vada y cambiante, sin perder sus perfiles historicos
singulares y sin agredir su esencia. Promisorio por-
que el notariado de tipo latino atiende con esmero
las expectativas y tiene bien definidos los logros y
objetivos a obtener en el futuro. No se adormece
con los arrullos de los recuerdos, sino que tiene cla-
ramente fijados los proyectos a cumplir. Asi vive el

presente nuestra UINL.
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5. Envirtud de la aparicion de la
tecnologia en el quehacer notarial,
écomo cree Usted que deberia
posicionarse el notariado de tipo latino,
y en especial como evalua el futuro

de la profesion?

Muy bienvenida la tecnologia en el quehacer nota-

rial. Esa es mi actitud en este tema.

Empecemos por ver la etimologia de la palabra tec-
nologia: a) tecno, habilidad o técnica y b) logos,
discurso o conocimiento; vale decir es la aplicacion
de la ciencia a la resoluciéon de problemas concre-
tos. La tecnologia sirve para hacer mejor y mas
facil la vida de las personas, para que las personas
pasen mejor, hagan la cosa mas rdapidamente, sean
mas sanas, pudiendo vivir mas comodas y felices,
ser mas precisas, tener que hacer menos esfuerzos,
ser mas eficientes, etc., etc., todo apunta al logro
del bienestar en la vida de las personas. En conse-
cuencia, todo lo que se haga para sumar tecnologia
a la funcién notarial serd siempre para agregar
valor y ese valor que agrega el notariado de tipo
latino es, especialmente: la obtencién de la seguri-
dad juridica, la paz y la armonia social. Indudable-
mente estos valores hacen mucho mejor la calidad

de vida de las personas.

Vivimos una época de cambios profundos, que se
producen rapidamente, y el notariado debe enten-
der y atender el entorno socio-cultural en que se
producen los cambios. Hay tecnologias que ya des-
afian a la profesion notarial y el notariado de todo
el mundo debera saber obtener provecho y buenos
resultados para utilizarlas convenientemente en las
labores que son su esencia, la que nadie cuestiona

ni hay tecnologia que conmueva. Utilizando co-
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rrectamente la tecnologia el notariado, sin perder
su esencia repito, ha logrado muchas mejoras pu-
diendo reducir los tiempos de resolucion de mul-
tiples aspectos vinculados al quehacer notarial, por
citar algunos : obtencion de informacién registral,
comunicacion con clientes, colegas, oficinas publi-
cas y privadas, sistema financiero, etc., a través del
uso de mails, web, WhatsApp, videoconferencias y
las variadas plataformas de comunicacién que nos
permiten intercambios a gran velocidad en rela-
ciéon con informaciones y circulacion de versiones
documentales, etc. Considero que las nuevas tec-
nologias estan disponibles y al servicio de la profe-
sion notarial y que el notariado debe liderar la
incorporacion de las mismas, con el compromiso
y la responsabilidad de todos involucrandonos en
el tema, haciéndolo con precaucién pero sin temo-
res y cuidando siempre de la conservacion y el for-
talecimiento de la esencia que le da fundamento a
la funcién notarial. Afortunadamente las Univer-
sidades tienen orientados los cursos de Notariado
en esa direccion, por tanto ya se dispone del muy

importante apoyo académico.

En relacion con la parte final de la pregunta, veo
al notariado liderando la incorporacion de las nue-
vas tecnologias a la funcion para mejorarlas en alto
grado, a lo que agrego -y perdén por lo reiterativo-
sin perder la esencia del notariado de tipo latino,

tal como se razona, explica e indica desde la con-

duccion de la UINL.

Concluyo subrayando mi conviccién de que las
nuevas tecnologias tienen un papel fundamental
en el actual ejercicio de la funcion notarial y debe-
mos estar dispuestos a adaptarnos y utilizarlas en

nuestro beneficio.



6. {Qué mensaje puede
brindarles a los jovenes notarios?

Para mi, desde hace mucho tiempo, el notariado

novel es objeto de principal atencion.

Aprovecho para formular un llamado a los jovenes
notarios para que se integren efectivamente, cola-
borando a mirar mejor y mas lejos y con alta con-
viccion en las responsabilidades de direccion para
el buen ejercicio de la digna, honrosa y alta funcién
que se les ha encomendado, asumiendo protago-
nismo en el presente y promoviendo un futuro
mejor. La UINL necesita, como acontece en todas
las organizaciones humanas, la integraciéon de jo-
venes que se hagan cargo de la renovacion que los
tiempos exigen, y les aseguro a los jovenes que los
colegas con experiencia de afos en la UINL tienen
muy presente que: "La gente joven necesita mode-
los y no criticos" (como afirma John Wooden), y
por tanto siempre intentardn ser muy buenos mo-
delos. Vean los jovenes que la UINL fomenta una
real y efectiva labor integradora de todas las gene-
raciones notariales para lograr un notariado de
tipo latino fuerte y unido, debiendo recordarse que

la fortaleza y la unidad no se declaran, sino que se
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realizan, y que la unidad nunca significa uniformi-
dad. Ademas la UINL necesita ya, que los jovenes
se constituyan en lideres, no les ofrece solo el fu-
turo, sino que les brinda el presente del organismo
notarial mundial. Se confia plenamente en que el
entusiasmo propio de la juventud, sumado a los ex-
celentes niveles técnicos y éticos logrados en la for-
macion recibida, impulsara a los jévenes notarios
a obtener los mejores logros en lo personal, en be-
neficio de los colegios y asociaciones que integren

y del notariado de tipo latino en general.

Vinculado estrechamente con el tema de las nuevas
tecnologias, considero que pueden impactar muy
positivamente en las actuales y subsiguientes gene-
raciones notariales. Las tecnologias actian como
un gran atractivo para atraer y motivar a las nuevas
generaciones que son las mas aptas para aplicarlas
correctamente, al estar muy familiarizadas en su
utilizacion, obteniendo de esa forma un gran avan-

ce para la profesion notarial.

Jovenes notarios: la UINL los espera
con las puertas abiertas, los recibe plena

de confianza, alegria vy felicidad.
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Droit notarial au Canada

Coexistence du droit latin
et du droit anglo saxon

ARTICLE

La Direction des affaires notariales est composée
d’environ 35 employées, soit un peu plus d’une
vingtaine de notaires, trois parajuristes, une di-
zaine de membres du personnel de soutien juridi-

que et administratif.

La plus grande partie de 'équipe a ses bureaux a
I'administration centrale de Justice Canada a Ot
tawa (Tour St-Andrew) et une autre partie de 1'¢é-
quipe travaille du bureau de Montréal (Complexe

Guy-Favreau).

Notre direction est le seul endroit a Justice Ca-
nada ot se trouvent des postes de notaires requé-
rant d’étre membre d’un ordre professionnel
distinct, soit la Chambre des notaires du Québec.
La profession de notaire est un héritage du droit
civil francais. A noter que bien que le Québec soit
le seul endroit en Amérique du nord ou existe la

profession de notaire, le notariat existe dans plus
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de 80 pays a travers le monde. La profession de no-
taire n’a pas d’équivalence dans les provinces de
common law. On peut cependant faire un rappro-
chement avec le « solicitor » ou « contract attorney »
des provinces de common law qui concentre sa
pratique dans les matiéres contractuelles et non
contentieuses. Au Québec, le notaire, en plus d’é-
tre un conseiller juridique, a le statut d’Officier
public reconnu par I'Etat et a ce titre, il a le pou-
voir de conférer le caractére authentique aux actes
qu’il recoit. D’ailleurs, en vertu du Code civil du
Queébec, la forme notariée est exigée a 1'égard de
certains actes/contrats en raison de leur impor-
tance (hypothéque, donation). Le notaire a un de-
voir d’impartialité et un devoir de conseil aupres
de toutes les parties a un acte. Ainsi, la prévention

des conflits est au coeur méme du role de notaire.

La présence des notaires au M] est bien entendu

représentative du bijuridisme canadien.



Notre direction est spécialisée en droit immobilier
dans un contexte de droit civil et de droit fédéral.
Ainsi, nous nous chargeons des transactions im-
mobiliéres et commerciales pour tous les ministe-
res fédéraux sur le territoire du Québec. Ainsi,
'expertise que nous avons développée est utilisée
d’une facon tres horizontale indépendamment des
portefeuilles. Notre travail constitue véritable-
ment des opérations régionales en ce que nous
desservons des clients régionaux de tous les minis-

teres fédéraux, quel que soit le portefeuille.

Quelle que soit la province, les transactions immo-
bilieres dans un contexte fédéral requierent une
expertise bien particuliére en raison des lois appli-
cables (ex : Loi sur les immeubles et les biens réels
fédéraux, Loi sur la gestion des finances publi-
ques, Loi sur les Indiens, etc.), de divers concepts
juridiques spécifiques a la couronne fédérale (trans-
ferts intergouvernementaux, consultation autoch-
tone, aspects environnementaux, délégations et
autorité des ministéres-clients, autorisations du

Conseil du trésor ou obtention de décrets).

Bien que notre travail est souvent assimilé a des
fonctions de services consultatifs (« Advisory »),
nous ne faisons que trés peu de travail purement
consultatif. La vaste majorité de nos dossiers
sont de nature transactionnelle ou directement
liés a des transactions commerciales ou immo-
bilieres.

A titre d’exemples, nous nous chargeons des ac-
quisitions, dispositions ou transferts intergouver-
nementaux impliquant différents minis-teres
fédéraux tels que la Défense nationale, Transports
Canada, Péches et océans Canada, Environne-

ment Canada, Affaires autochtones, etc., ainsi que
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des dossiers nécessitant I'établissement de servitu-
des, propriété superficiaire, baux et permis, proto-
coles d’entente, etc. Notre implication dans les
dossiers immobiliers des ministeres fédéraux fait
en sorte que nous sommes également appelés a
traiter diverses questions de droit commercial et
administratif, par exemple, des questions relatives
aux droits des autochtones, aux obligations décou-
lant de la Loi sur les langues officielles, aux clauses
d'indemnisation, aux autorités ministérielles, au
transfert ou a la cession de contrats et a l'interpré-
tation générale des contrats. Nous sommes égale-
ment appelés a revoir et commenter des mémoires
au Cabinet et des présentations au Conseil du
Trésor, ainsi que des notes d'information et des
notes d'alerte a I'intention des ministres ou sous-

ministres.

Notre travail permet d’atteindre les objectifs de
rationalisation de nos divers ministeres-clients en
permettant des économies liées a la gestion et
I’entretien des immeubles ou a la réalisation d’a-
vantages économiques majeurs pour le gouverne-
ment du Canada.

A titre d’exemple, nous avons été en charge du
dossier aux termes duquel le gouvernement du Ca-
nada est devenu propriétaire le 30 novembre 2016
de I'un des édifices les plus prestigieux a Montréal,
soit le siege de 'OACI « International Civil Avia-
tion Organisation/ICAO. A noter que notre im-
plication ne s’est pas limitée a 'aspect purement
immobilier. Nous avons également été au coeur de
la rédaction et de la négociation entre le Canada
et 'OACI de I'entente internationale permettant
le maintien du siege de 'OACI a Montréal jus-
qu’en 2036.
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Notre travail permet également la réalisation de
projets d’infrastructures majeures de nos minis-
teres-clients.

Par exemple, nous avons été en charge du Projet de
Construction du Pont Samuel de Champlain, qui
était alors 'un des plus gros chantiers en Amérique
du Nord. Il s’agit de 'un des ponts les plus acha-
landés en Amérique du Nord avec quelques 50 M
de véhicules annuellement. Le chantier de cons-
truction du Nouveau Pont a débuté en mai 2015
et le nouveau pont Samuel de Champlain a été ou-
vert en juillet 2019. Il a une durée de vie utile de
125 ans. Notre Direction a participé a la négocia-
tion et a 'acquisition de plus d’une centaine de
propriétés a compter de 2014 via des acquisitions
de gré a gré et par expropriation ainsi qu’a des ac-
quisitions de lots de gréve et en eau profonde via
des transferts intergouvernementaux avec le gou-
vernement du Québec. Nous avons aussi été impli-
qués a la rédaction et a la négociation d’ententes
avec un partenaire public privé visant la construc-

tion et la gestion du pont.

D’autres exemples : Notre implication depuis de
nombreuses années a 'égard du Programme natio-
nal de dispositions des installations portuaires de
Transports Canada. Ce programme visait initiale-
ment la disposition de 50 ports a vocation com-
merciale a travers le Canada, dont 25 se trouvent

au Québec et relévent ainsi de notre direction. Ega-

Mégantic qui implique 'acquisition de plus de 80
propriétés. Ce projet fait suite a la tragédie surve-
nue le 6 juillet 2013. Le déraillement d’un convoi
de wagons-citernes et les explosions qui en ont ré-
sulté ont alors détruit le centre-ville de Lac-Mégan-
tic et entrainé la mort de 47 personnes. Ce projet

constitue une priorité pour le gouvernement du

Canada.

Notre direction joue également un rdle apprécia-
ble sur le plan national eu égard aux développe-
ments d’approches ou de positions juridiques en
matiére de droit commercial et immobilier.

En effet, s'il est un domaine du droit ou la com-
mon law et le droit civil sont trés différents, c’est
bien le droit immobilier. Par conséquent, nous
avons souvent un role a jouer eu égard a I'applica-
tion au Québec d’approches juridiques quant a des
concepts de common law provenant de lois fédéra-
les. Nous collaborons étroitement avec le Centre
du droit des affaires et de la technologie du Minis-
tere de la Justice notamment pour les questions re-
latives a la signature numérique des actes et des
contrats émanant du gouvernement fédéral ainsi
que pour le développement d’outils au sein du Mi-
nistére de la Justice, tels par exemple le « Federal
Real Property Deskbook » afin que soit reflétée le
droit civil et afin que les approches adoptées soient

cohérentes a travers le Canada.

lement, nous sommes présentement impliqués a  S. Yale
I'égard du Projet de voie de contournement de Lac ~ Juin 2022
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BANCO MUNDIAL

PRINCIPIOS SOBRE LA IDENTIFICACION
PARA EL DESARROLLO SOSTENIBLE

HACIA LA ERA DIGITAL

ORGANIZACIONES PATROCINADORAS:

AGENCIA DE LAS NACIONES UNIDAS PARA LOS REFUGIADOS (ACNUR)
BANCO AFRICANO DE DESARROLLO (BAFD)

BANCO ASIATICO DE DESARROLLO (BASD)

CENTRO PARA EL DESARROLLO MUNDIAL

COMISION ECONOMICA PARA AFRICA DE LAS NACIONES UNIDAS

DIGITAL IMPACT ALLIANCE

DIGITAL NATIONS

FHI 360

FONDO DE LAS NACIONES UNIDAS PARA LA INFANCIA (UNICEF)
FUNDACION BILL Y MELINDA GATES

GRUPO BANCO MUNDIAL

GSMA

ID4AFRICA

MASTERCARD

OFICINA DE INSTITUCIONES DEMOCRATICAS Y DERECHOS HUMANOS (OIDDH)
OMIDYAR NETWORK

OPEN IDENTITY EXCHANGE UK/EUROPE

ORGANISMO NORUEGO DE COOPERACION PARA EL DESARROLLO (NORAD)
ORGANIZACION DE LOS ESTADOS AMERICANOS (OEA)

ORGANIZACION INTERNACIONAL PARA LAS MIGRACIONES (OIM)

PLAN INTERNATIONAL

PRIVACY AND CONSUMER ADVISORY GROUP TO THE GOVERNMENT DIGITAL SER-
VICE-GOV.UK

PROGRAMA DE LAS NACIONES UNIDAS PARA EL DESARROLLO (PNUD)
PROGRAMA MUNDIAL DE ALIMENTOS DE LAS NACIONES UNIDAS-FAO
SECURE IDENTITY ALLIANCE (SIA)

SMART AFRICA

UNION INTERNACIONAL DE TELECOMUNICACIONES (UIT)

UNION INTERNACIONAL DEL NOTARIADO

WOMEN IN IDENTITY
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INCLUSION

DISENO

GOBERNANZA

HNINGIHION

Garantizar acceso universal a las personas,
sin discriminacion.

Eliminar las barreras al acceso y al uso.

Establecer una identidad confiable: unica, segura y precisa.
Crear una plataforma responsiva e interoperable.

Utilizar estandares abiertos y evitar la dependencia
de proveedores y tecnologias.

Proteger la privacidad y la capacidad de accién de las
personas mediante el disefo de sistemas.

Planificar para la sostenibilidad financiera y operacional.

Proteger los datos personales, mantener la ciberseguridad
y salvaguardar los derechos de las personas por medio
de un marco legal y reglamentario amplio.

Establecer mandatos institucionales y procedimientos
de rendiciéon de cuentas claros.

Hacer que se cumplan los marcos legales y de confianza
mediante la supervisiéon independiente y la resolucién
de reclamaciones.
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Toda persona tiene derecho a participar plenamente en la sociedad y en
la economia y a ser reconocida como persona ante la ley'. Sin embargo,
hay hasta 1000 millones de personas en el mundo que carecen de alguna
prueba basica de identidad, esencial para proteger sus derechos y per-
mitirles el acceso a servicios y oportunidades?. Muchas otras tienen for-
mas de identificacion que son poco seguras o no ofrecen fiabilidad a los
proveedores de servicios, o viven en paises donde los sistemas de identi-
ficacion son débiles e inadecuados para la era digital o no salvaguardan los
derechos y los datos de las personas. Por estos motivos, subsanar esta “de-
ficiencia de identificacion” mejorando la cobertura, la calidad y la gestion
de los sistemas de identificacion que protegen los derechos y facilitan los
servicios es crucial para la agenda del desarrollo.

Las organizaciones que apoyan estos principios adhieren a un conjunto de valo-
res compartidos, con el objetivo de asegurar que los sistemas de identificacion
sean inclusivos, protejan los datos y los derechos de las personas, y estén diseiia-
dos para favorecer los resultados de desarrollo.

Los principios fueron elaborados y publicados por primera vez en 2017, a partir de
nor-mas internacionales existentes®, por un grupo de organizaciones resueltas a
apoyar la creacién de sistemas de identificacion que fueran inclusivos, confiables y
responsables, y que se utilizaran para mejorar las vidas de las personas y contribuir a
la consecucién de los Objetivos de Desarrollo Sostenible (ODS). En vista de la
rapida evolucion del sector de la identificacidn, los signatarios originales de los
principios se comprometieron a revisarlos para incorporar las nuevas perspectivas y
las ensefanzas recogidas. Esta segunda edicion refleja los aportes reunidos en este
proceso y en consultas publicas mas amplias.

Las organizaciones patrocinadoras —en consonancia con sus respectivos manda-
tos, politicas operacionales y reglas— utilizan estos principios para promover una
concepcion comun de los principales temas y buenas practicas; mejorar la coor-
dinacion entre las partes interesadas; orientar las decisiones sobre medidas de apoyo
y financiamiento; facilitar el intercambio de ideas a nivel nacional, regional o mundial,
y trabajar en conjunto para respaldar sistemas de identificacion que fomenten el
desarrollo econdmico y social, protejan los derechos individuales y humanos, y no
excluyan a nadie. Esperamos que una variedad cada vez mas amplia de partes
interesadas —incluidos Gobiernos, organizaciones inter gubernamentales, asociados
para el desarrollo, miembros de la sociedad civil local e internacional, organiza-
ciones no gubernamentales e integrantes del sector privado— nos acompanen en la
tarea de respaldar los Principios y llevarlos a la practica.

1 El derecho al reconocimiento ante la ley (véase el segundo parrafo en la pagina siguiente) esta consagrado en
el articulo 6 de la Declaracién Universal de Derechos Humanos y en el articulo 16 del Pacto Internacional de
Derechos Civiles y Politicos. El derecho a la inscripcidén del nacimiento estd enunciado en varias convenciones
internacionales, por ejemplo, en el articulo 7 de la Convencién sobre los Derechos del Nifio.

2 Las estimaciones extraidas del Global ID4D Dataset de 2018 del Banco Mundial se pueden consultar en
http://id4d.worldbank.org/global-dataset.

3 Entre otros instrumentos, los Principios y Recomendaciones de las Naciones Unidas sobre Registro Civil y
Estadisticas Vitales, las normas internacionales sobre proteccién de datos (como el Reglamento General de
Proteccién de Datos de la Unién Europea y la Convencién 108+ del Consejo de Europa), normas y marcos de
identificacion confiables mundiales y regionales, y los Principios para el Desarrollo Digital.

Principios sobre la Identificacion para el Desarrollo Sostenible


http://id4d.worldbank.org/global-dataset

RIN 128 |

Definiciones y alcance

Estos principios estan destinados a aplicarse, en términos generales, a la creacion y el uso de siste-
mas de identificacion* para promover los objetivos de desarrollo. Se centran en los sistemas de iden-
tificacion “oficiales” proporcionados o reconocidos por los Gobiernos o en su hombre3, dado que
tales sistemas son fundamentales para hacer efectivos los derechos individuales y facilitar el acceso
a las prestaciones y los servicios basicos en el mundo fisico y en el digital.

Si bien cada pais suele tener un conjunto propio de sistemas de identificacion oficiales que pueden
diferir considerablemente en cuanto al propdsito, el proveedor, la tecnologia, la arquitectura, el uso y
los mecanismos de gestidn, estos sistemas se pueden clasificar, en términos generales, en “juridicos”
o “funcionales”. Los sistemas juridicos de identificacidon otorgan reconocimiento ante la ley y prueba
de la identidad juridica. Su nombre y naturaleza varian segun la legislacion nacional, pero normalmente
incluyen sistemas de registro civil, sistemas de identificacion nacionales, registros de poblacién y otros
sistemas de identificacidon fundacionales®. Los sistemas funcionales de identificacién proporcionan
prueba oficial de identidad y autorizacion para determinados propdsitos o sectores. Por lo general,
son los que proveen la identificacion de los votantes, las tarjetas para alimentos, los nimeros de bene-
ficiario del seguro social, las tarjetas sanitarias y los nimeros de identificacion fiscal, entre otros; en
algunos casos, estas credenciales también pueden ser reconocidas como prueba de identidad para
otros propdsitos o sectores’.

Teniendo en cuenta la abrumadora tendencia hacia la digitalizacion de las economias y las sociedades,
los Principios reflejan la naturaleza crecientemente digital de los sistemas de identificacion oficiales.
Por ejemplo, muchos de estos proporcionan servicios y credenciales digitales oficiales (como iden-
tificaciones moviles, certificados digitales y firmas electrdonicas, entre otros) que permiten la auten-
tificacion automatizada y remota para acceder a servicios y prestaciones, tanto en forma presencial
como en linea. En algunos casos, los propios Gobiernos han establecido estos sistemas. En otros, los
paises han creado ecosistemas de proveedores de identidad digital que se valen de los sistemas de
identificacion oficiales existentes para la verificacion de la identidad vy el registro. En un modelo de
ecosistema federado, por ejemplo, multiples entidades publicas o privadas que operan dentro de un
marco de confianza pueden expedir credenciales digitales de identidad oficialmente reconocidas. Las
nuevas normas y arquitecturas de identidad descentralizadas también estan generando posibilidades
de almacenar y verificar credenciales digitales oficiales en dispositivos personales.

En el resto del presente documento, la expresion “sistema de identificacion” se refiere a las versiones
analdgicas y digitales de los sistemas de identificacién oficiales descritos mas arriba.

4 En lineas generales, los sistemas de identificacion reunen y validan datos de identidad a través de un proceso de registro y luego
proporcionan credenciales a las personas —por ejemplo, certificados, tarjetas u otros documentos de identidad—, que ellas pueden
utilizar para autentificar su identidad o determinados atributos de ella frente a un tercero que necesita verificarlos.

5 Los sistemas de identificacion reconocidos por los Gobiernos estan habilitados por el marco juridico de los respectivos paises, al
que adhieren, y se basan en un proceso de prueba de identidad que supone validar al titular mediante credenciales emitidas por
el Gobierno o registros de origen autorizados, como los sistemas de registro civil, los sistemas de identificacién nacionales o los
registros de poblacion.

6 Los Gobiernos son los responsables Ultimos de la identificacidn juridica (véase, por ejemplo, la definicion operativa oficial de la
identidad juridica formulada por las Naciones Unidas, resolucion del Consejo Econémico y Social E/CN.3/2020/15). Aun cuando la
prueba de la identidad juridica —particularmente la inscripcion del nacimiento o el matrimonio— se suele exigir para adquirir una
nacionalidad, la identificacién juridica necesita no estar vinculada a la nacionalidad y no debe confundirse con la condicién juridica
o la nacionalidad. Mientras que algunos sistemas juridicos de identificacion (por ejemplo, los sistemas de identificacién nacional)
exigen o constituyen prueba de la nacionalidad, otros no lo hacen.

7 En el caso de los solicitantes de asilo y los refugiados, si bien los Estados anfitriones son los principales responsables de otorgar
documentos probatorios de la identidad juridica a los refugiados que carezcan de documentos de viaje validos, las credenciales
expedidas por la Agencia de las Naciones Unidas para los Refugiados bajo su mandato en nombre del Estado anfitrion pueden ser
reconocidas como prueba de la identidad juridica u oficial (Convenciéon de 1951 sobre el Estatuto de los Refugiados, articulos 25 y
27; Estatuto de 1950 de la Oficina del Alto Comisionado de las Naciones Unidas para los Refugiados [ACNUR]).
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Por qué la identificacion es importante
para el desarrollo

Para las personas, la identificacion es un derecho, un instrumento de proteccién y un
portal de acceso a servicios, beneficios y oportunidades.

La importancia de la identificacion para los derechos de las personas y para el desarrollo
fue reconocida por la comunidad internacional mediante la aprobacion de la meta 16.9
de los ODS, cuyo enunciado es el siguiente: “De aqui a 2030, proporcionar acceso a
una identidad juridica para todos, en particular mediante el registro de nacimientos”.
El derecho a la identidad desde el nacimiento —garantizado en los articulos 7 y 8 de la
Convencidn sobre los Derechos del Niflo— y al reconocimiento como persona ante la ley
son primeros pasos cruciales para el goce de proteccion de por vida y prerrequisito para
el ejercicio de otros derechos. La identidad juridica es la base a partir de la cual los nifos
pueden tener una nacionalidad, evitar el riesgo de apatridia y pedir proteccion contra
la violencia y la explotacion. Por ejemplo, los documentos acreditativos de la edad son
necesarios para prevenir el trabajo infantil, el matrimonio infantil y el reclutamiento de
menores en las fuerzas armadas.

Ademas, para muchas interacciones formales, transacciones y servicios en los sectores
publico y privado puede ser requerido algun medio de prueba oficial de |a identidad.
Por ejemplo, se suele verificar la identidad de una persona a través de una credencial
0 un registro oficiales para abrir una cuenta bancaria, votar en una eleccién, conseguir
empleo formal, adquirir una nacionalidad, matricularse en la escuela, inscribirse en un
programa de seguro médico, recibir una transferencia social, comprar una tarjeta SIM,
registrar una propiedad, cruzar las fronteras o recurrir a la justicia. La aceleracion del
establecimiento de servicios en linea y la transformacién digital en los Gobiernos y las
empresas implica que también la poblacion necesita cada vez mas un medio seguro y
accesible de demostrar su identidad en forma remota, por ejemplo, a través de Internet®,

Para los Gobiernos, los actores del sector privado y otras partes interesadas, poder
identificar con certeza a las personas o verificar determinados atributos resulta
critico a fin de ejecutar programas y prestar servicios de manera eficiente, eficaz y
responsable.

La posibilidad de saber quiénes son las personas es esencial para varias tareas que rea-
lizan los Gobiernos, como orientar los programas sociales para que los beneficiarios
correctos reciban las prestaciones; responder a las emergencias, desastres y epidemias
que requieren una rapida asistencia directa; recaudar impuestos; reducir el fraude en los
salarios del sector publico; facilitar migraciones seguras y ordenadas, y, en el caso de los
registros civiles, elaborar estadisticas vitales para planificar y vigilar el avance del desa-
rrollo. Para algunas entidades privadas, verificar la identidad de sus clientes con cierto
grado de seguridad para determinados servicios —como abrir una cuenta o permitir el

8 Por estos motivos, la identificacion es fundamental para facilitar el logro de numerosas metas de los ODS ade-
mas de la 16.9, entre ellas, la 1.3 (implementar sistemas de proteccidén social), 1.4 (garantizar que los pobres y los
vulnerables tengan el control de la tierra, otros bienes y los activos financieros), 5a (otorgar a las mujeres pobres
igualdad de derechos a los recursos econdmicos, incluidos los servicios financieros), 5b (mejorar el uso de la
tecnologia, en particular la tecnologia de la informacidn y las comunicaciones, para promover el empoderamien-
to de las mujeres), 8.10 (fomentar el acceso a los servicios bancarios, financieros y de seguros para todos), 10.7
(facilitar la migracion y la movilidad seguras y responsables de las personas), 10c (reducir el costo de transac-
ciéon de las remesas), 12¢ (eliminar gradualmente los subsidios a los combustibles perjudiciales), 16a (fortalecer
la capacidad para combatir el terrorismo y la delincuencia), 16.5 (reducir la corrupcion), y muchas otras.

Principios sobre la Identificacion para el Desarrollo Sostenible



acceso a ella— es necesario para mitigar el riesgo; cumplir el procedimiento de diligencia
debida con los clientes, los requisitos de “Conozca a su cliente” u otras normas, y pro-
teger a los clientes contra el robo y la usurpacién de identidad. Cuando los sistemas de
identificacion proporcionan mecanismos digitales para que las personas puedan acredi-
tar su identidad en forma remota al actuar en linea, también se convierten en importan-
tes elementos facilitadores de una economia digital inclusiva y sustentan las plataformas
digitales en los distintos sectores, por ejemplo, los servicios en linea y los sistemas de
pago digital®.

Cuando se los disefia y se los utiliza adecuadamente, los sistemas de identificaciéon
tienen el potencial de ayudar a los paises a acelerar el desarrollo inclusivo.

Contribuyen a mejorar la gestion de gobierno y la prestacion de servicios, acrecentar la
inclusion financiera, reducir las desigualdades de género al empoderar a las mujeres y las
nifas, y ampliar el acceso de las personas que viven en la pobreza a los servicios de salud
y de proteccidn social. En comparacion con los registros basados en papel, la adopcion
de tecnologias digitales ofrece la posibilidad de aumentar la exactitud y la confiabilidad
de los datos y de las credenciales de identidad, automatizar procesos que permiten
ahorrar dinero y trabajar con mas comodidad, y proporcionar nuevas plataformas para
generar innovaciones en la prestacion de servicios. Si bien la tecnologia digital conlleva
riesgos, la digitalizacion también presenta la oportunidad de disefar intencionalmente
sistemas de identificacion que sean mas inclusivos y faciles de usar, y protejan los dere-
chos y los datos de las personas mediante la elaboracién de nuevas normas, modelos y
herramientas para vigilar y controlar personalmente la forma en que se utilizan los datos.

9 Veéase, por ejemplo, FATF Guidance on Digital Identity (2020) (Guia del GAFI sobre Identidad Digital), Grupo
de Accidon Financiera Internacional sobre el Blanqueo de Capitales (GAFI), Paris; Banco Mundial (2018), Private
Sector Economic Impacts from Identification Systems (Impactos econdmicos de los sistemas de identificacion
en el sector privado), Washington, DC; Gelb, A. y A. Metz (2018), /dentification Revolution: Can Digital ID Be
Harnessed for Development? (La revolucion de la identificacion: ¢Es posible aprovechar la identificacion digi-
tal para favorecer el desarrollo?), Washington, DC, Centro para el Desarrollo Mundial; Gelb, A. y J. Clark (2013),
Identification for Development: The Biometrics Revolution (Identificacidn para el desarrollo: La revolucion
biométrica), Centro para el Desarrollo Mundial, documento de trabajo 315.
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Por qué la creacion de “buenos” sistemas
de identificacion es fundamental
para mitigar los riesgos

Pese a las oportunidades que ofrecen las mejoras en la identificacion, los sistemas que
se implementan mal o que se utilizan incorrectamente pueden generar una serie de
riesgos que afectan de manera desproporcionada a los grupos desfavorecidos y que
las tecnologias digitales pueden intensificar.

Los principales riesgos son los vinculados a la exclusion o la discriminacion, la privacidad
y la proteccion de los datos, y el diseno y la ejecucion deficientes de /os sistemas de
identificacion, que implican el desperdicio de recursos y ofrecen pocos beneficios. Los
grupos vulnerables y marginados suelen ser los que menos probabilidades tienen de
contar con documentos que demuestren su identidad, pero son también los que mas
necesitan la proteccion y los servicios relacionados con la identificacion. Por lo tanto,
las personas que no pueden obtener o utilizar con facilidad un medio de identificacion
corren mas riesgo de ser excluidas cuando se deben cumplir requisitos de identificacion
estrictos para acceder a los servicios. Sin medidas de mitigacion proactivas, los sistemas
de identificacion nuevos o mejorados pueden reforzar o perpetuar las desigualdades,
las practicas discriminatorias y los sesgos estructurales. Al igual que otros sistemas que
procesan datos personales, los sistemas de identificacion pueden socavar los derechos
individuales a la proteccion de datos vy la privacidad cuando no existen leyes y regla-
mentos, supervision, controles técnicos y salvaguardias apropiados. Las violaciones de
datos, la vigilancia o el uso no autorizados, el fraude relacionado con la identidad vy la
desvirtuacion de funciones pueden acarrear serios riesgos para las personas, en especial
para los grupos vulnerables. Ademas, los sistemas de identificacion suelen disefarse con
un enfoque “de arriba hacia abajo” y escasa transparencia. Junto con las malas practicas
en materia de adquisiciones y la eleccién de disefios que inflan los costos vy llevan a los
usuarios a quedar “atrapados” con determinados proveedores o tecnologias, esto puede
dar como resultado sistemas que no sean sostenibles desde el punto de vista operativo
o financiero y que no satisfagan las necesidades de la poblacidn ni favorezcan los obje-
tivos de desarrollo.

Aunque estan presentes en cualquier sistema de identificacion, estos riesgos pueden
verse intensificados por la digitalizacion. Con las tecnologias digitales, aumentan las
posibilidades de que la escala y los dafos derivados de la mala gestidn o el uso indebido
de los datos personales sean mayores que los que entrafan los sistemas basados en
papel. En el mismo sentido, la adopcién de tecnologias que dependen de la conectivi-
dad a Internet y de dispositivos costosos encierra el potencial de ampliar la brecha digi-
tal y crear nuevos obstaculos que dificulten a los grupos marginados obtener o usar con
confianza su identificacion. La velocidad de las innovaciones también puede impulsar a
centrarse en obtener la tecnologia mas moderna en lugar de crear sistemas que sean
apropiados para los fines que se persiguen en ese momento y flexibles para atender
necesidades futuras. Por otra parte, aun si los sistemas de identificacion se digitalizan

10 Los grupos particulares que corren mas riesgo de ser excluidos por los sistemas de identificacion varian segun
el contexto, pero suelen incluir a las personas que viven en la pobreza; las mujeres y los nifos; las poblaciones
migrantes; los refugiados y los solicitantes de asilo; los habitantes de zonas remotas y rurales; las minorias
étnicas, lingUisticas o religiosas; las minorias sexuales y de género; las personas con discapacidad; los despla-
zados internamente; los apéatridas; las personas afectadas por conflictos; los trabajadores del sector informal,
y otros grupos marginados o minoritarios. Véase, por ejemplo, Banco Mundial (2019), Global ID Coverage,
Barriers, and Use by the Numbers: An In-Depth Look at the 2017 ID4D-Findex Survey (Cobertura universal,
obstdculos y uso de los sistemas de identificacion en cifras: Estudio detenido de la encuesta de 2017 de ID4D
y Findex), Washington, DC, Grupo Banco Mundial.
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satisfactoriamente, es improbable que desarrollen todo su potencial a menos que la digi-
talizacion sea completa —transformando y reconfigurando los procesos para el medio
digital— y que se realicen inversiones complementarias en conectividad a Internet, ser-
vicios en linea, plataformas de pagos y otros sistemas digitales.

Para aprovechar los beneficios de los sistemas de identificacion en la era digital,
las partes interesadas deben enfrentar estos riesgos de manera proactiva, integral
Yy permanente.

Crear un sistema de identificacion que alcance los objetivos de desarrollo requiere un
enfoque multidisciplinario en el que intervengan multiples interesados. A tal fin es pre-
ciso definir claramente los propdsitos y los usos previstos del sistema; adoptar y dotar de
recursos a los marcos legales y reglamentarios adecuados para eliminar los obstaculos
al acceso y proporcionar salvaguardias y supervision suficientes; implementar politicas
y practicas inclusivas para la adopcioén y el uso de los sistemas de identificacion; aplicar,
en el disefo y la evaluacion de los riesgos, un enfoque que esté centrado en las perso-
nas y proteja la privacidad de los datos, y escoger tecnologias adecuadas al contexto,
equitativas y accesibles que aseguren la calidad, la seguridad y la utilidad del sistema en
ese momento y en el futuro. La interaccidon continua y transparente con el publico y con
un conjunto diverso de partes interesadas a lo largo de estos procesos es esencial para
promover la confianza y la rendicidn de cuentas, y para crear sistemas de identificacion
que sean Utiles para las personas y contribuyan a obtener buenos resultados en materia
de desarrollo sostenible.
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Principalespartesinteresadasysusfunciones

En la practica, aplicar los Principios exige el esfuerzo coordinado y sostenido de
numerosos interesados que cumplen funciones esenciales en la provisién, el uso, la
supervision y el financiamiento de los sistemas de identificacion:

e Personas. Constituyen el centro de los sistemas de identificacion, como sujetos de
los datos de estos sistemas y como usuarios finales que dependen de la identifica-
cion para proteger y reclamar sus derechos y para acceder a los servicios. Tienen
derecho a saber, supervisar adecuadamente y controlar cdmo y con qué fin las enti-
dades publicas y privadas recopilan, utilizan, almacenan, comparten o de cualquier
otro modo procesan sus datos personales. Es fundamental comprender y atender las
necesidades e inquietudes de las personas en relacion con su identificacion, proteger
sus datos personales y su privacidad, y asegurar su participacion en el disefio y la
implementacion de los sistemas de identificacion que afectan sus vidas.

« Gobiernos. Normalmente, los organismos publicos nacionales y locales son los pro-
veedores de identidad para los sistemas de identificacion juridica —registros civiles
y estadisticas vitales, sistemas nacionales de identificacion, registros de poblacién
y credenciales de identificacion fundacionales, entre otros—, asi como para muchos
sistemas funcionales, como los que proporcionan las credenciales de identificaciéon
de los votantes, los datos de identificacion tributaria y los permisos de conducir. En
muchos casos, otros organismos publicos y prestadores de servicios recurren a esos
sistemas y los utilizan para identificar o verificar la identidad de las personas con
las que interactuan o a las que atienden. Las instituciones del Estado, incluidos los
organos legislativos y los organismos de supervision, cumplen una funcién decisiva
en la creacién y la aplicacidn de los marcos legales y reglamentarios destinados a
habilitar y proteger los sistemas de identificacién proporcionados tanto por el sector
publico como por el privado. Por ultimo, los organismos publicos suelen intervenir en
la fijacidn de normas y en la formulacién y la supervision de marcos de confianza y
de seguridad para los proveedores de identidad, las partes que se valen de las iden-
tificaciones y otros interesados de los ecosistemas de identidad digital centralizados,
federados o descentralizados.

e Sector privado. En muchos casos, las companias privadas son desarrolladoras, inno-
vadoras y proveedoras de infraestructura y componentes para los sistemas de iden-
tificacion, asi como también, en ocasiones, prestadoras de servicios de verificacion
y autentificacion de identidad. Muchas empresas privadas también dependen de los
sistemas de identificacion juridica o de otro tipo para verificar o autentificar la identi-
dad de sus clientes (por ejemplo, a fin de abrir cuentas bancarias o de dinero movil).
En algunos casos, las entidades del sector privado son proveedoras de identidad
dentro de un ecosistema federado o descentralizado que utiliza credenciales expe-
didas por el Gobierno y registros de fuentes autorizadas (como los registros civiles
y los sistemas de identificacion nacionales) para crear credenciales digitales o servi-
cios de autentificacion que sean aceptados para servicios en linea del sector publico
(y del sector privado).
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» Organizaciones no gubernamentales, de la comunidad y de la sociedad civil. Estos

tipos de organizaciones pueden ser de vital importancia para disefar y llevar a la
practica los sistemas de identificacion, dado que realizan actividades de promocion,
prestan proteccion y asistencia juridica, conciencian sobre diversos temas, facilitan
las consultas con las comunidades, empoderan a las personas a acceder a mecanis-
mos de identificacion o de atencion de reclamaciones y exigen a los proveedores de
identidad que rindan cuentas de su actuacion.

Organizaciones internacionales, 6rganos regionales y asociados para el desarrollo. A
menudo, los érganos intergubernamentales internacionales, los organismos humani-
tarios y de desarrollo, las fundaciones y otros donantes proporcionan financiamiento
y asistencia técnica para los sistemas de identificacion y contribuyen al estableci-
miento de normativa estandar. Otros érganos internacionales y regionales también
intervienen en la fijacion de normas vinculadas con la identificacion, como las relati-
vas a la interoperabilidad transfronteriza y el reconocimiento mutuo de credenciales.
En determinados casos, las entidades humanitarias y de desarrollo también pueden
actuar como proveedoras de identidad o administrar sistemas de identificacion para
actividades o programas especificos. En el caso de los refugiados y los solicitantes
de asilo, la Oficina del Alto Comisionado de las Naciones Unidas para los Refugia-
dos (ACNUR) puede proporcionar un documento probatorio de la identidad juridica

u oficial en nombre del Estado anfitrion bajo su mandato.
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INCLUSION
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| Garantizar acceso universal a las personas, sin discriminacién.

e |dentidad juridica para todos. Todas las personas deberian estar en condi-
ciones de dar prueba de su identidad juridica. Los paises deben cumplir sus
obligaciones y compromisos de proporcionar identificacién juridica a todos
los residentes™ —no solo a los ciudadanos—"? desde el nacimiento hasta la
muerte, conforme a lo dispuesto en las leyes internacionales y nacionales®.
Ello incluye la obligacion de registrar el nacimiento de todos los nifios',
medida esencial para acreditar la identidad juridica desde el nacimiento,
y de registrar a su debido tiempo otros datos vitales, como los matrimo-
nios y las defunciones. También estan comprendidas las obligaciones y los
compromisos de entregar documentos probatorios de la identidad juridica
a los refugiados, los apatridas y los migrantes que carecen de credenciales
validas o no pueden demostrar su identidad juridica por algun otro medio.

e No discriminacion. Todos los sistemas de identificacion deben estar libres
de discriminacion en sus politicas, en la practica y desde su disefo. Esto
incluye los marcos legales, los requisitos y los procedimientos estableci-
dos para registrar, obtener o utilizar una identificacién, y los datos que se
recopilan o se exhiben en las credenciales no deben facilitar ni reforzar la
discriminacién contra grupos particulares, como los que pueden estar mas
expuestos a sufrir exclusion por motivos culturales, politicos, econémicos
o de otra indole. Entre estos grupos se cuentan las personas que viven
en la pobreza; las mujeres; los nifios; las poblaciones rurales; las minorias
raciales, étnicas, linglisticas y religiosas; las personas con discapacidad; las
minorias sexuales y de género; los migrantes; los solicitantes de asilo, los
refugiados, las personas desplazadas por la fuerza y los apatridas. Ademas,
los sistemas y los datos de identificacion no deben usarse jamas como ins-
trumento de discriminacidon ni para vulnerar o negar derechos individuales

| o colectivos.

n

Si bien, de acuerdo con el derecho internacional, los Estados tienen el derecho soberano de determinar las
condiciones que se deben reunir para obtener su ciudadania y de expedir los documentos probatorios perti-
nentes, también tienen la obligacion de otorgar un documento que acredite la identidad juridica —o reconocer
la identificacion juridica emitida por otro Estado o por una organizacién internacional— a todos los residentes
en su territorio, con inclusion del registro del nacimiento. Por ejemplo, en el articulo 27 de la Convencién de
1951 sobre el Estatuto de los Refugiados se dispone que los Estados “expedirdn documentos de identidad a
todo refugiado que se encuentre en el territorio de tales Estados y que no posea un documento vélido de
viaje”, y el articulo 27 de la Convencién de 1954 sobre el Estatuto de los Apatridas contiene una disposicion
similar para los apatridas. Proporcionar a todos documentos probatorios de la identidad juridica es critico
para evitar la apatridia (véase https:/www.unhcr.org/ibelong/es/).

Los Estados deben entregar pruebas de ciudadania a todas las personas que tengan derecho a ello, sin discri-
minacion de ninguna especie.

La obligacién de los Estados de otorgar documentos que acrediten la identidad juridica no implica necesaria-
mente que la inscripcion en los sistemas de identificacion sea juridicamente obligatoria.

Por ejemplo, en el articulo 7 de la Convencioén sobre los Derechos del Nifio se establece lo siguiente: “El nifio
serd inscripto inmediatamente después de su nacimiento y tendrd derecho desde que nace a un nombre, a
adquirir una nacionalidad y, en la medida de lo posible, a conocer a sus padres y a ser cuidado por ellos”. La
convencion ha sido ratificada por todos los Estados miembros de las Naciones Unidas, excepto por Estados
Unidos, que, no obstante, la suscribié. Sin embargo, en la practica, casi todos los nacimientos que se producen
en Estados Unidos se inscriben.
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( 2\/ Eliminar las barreras al acceso y al uso.

N

Costos directos e indirectos. Los costos nunca deben ser una barrera que
impida a las personas obtener las credenciales de identidad exigidas para
hacer efectivos sus derechos o acceder a prestaciones o servicios basicos.
Por ejemplo, la inscripcion en el registro civil y la emision de los primeros
certificados de nacimiento y defuncidon y otras credenciales de identidad
deben ser gratuitas. Si se cobra por determinados servicios adicionales
(como la reposicidon de credenciales perdidas), los precios deben ser razo-
nables, proporcionales a los gastos correspondientes y transparentes para
el publico. También se deben reducir al minimo los costos indirectos que
entrafa obtener una identificacion, incluidos los cargos por la documen-
tacion probatoria, los gastos de viaje y los procedimientos administrativos
complejos.

e Asimetrias de informacion. Las partes interesadas deben trabajar para
reducir las barreras y las disparidades de informacidn y conocimiento que
podrian impedir, por ejemplo, a las minorias linglisticas, las personas con
bajos niveles de alfabetizacion y las personas con discapacidad obtener o
utilizar identificaciones, y para fomentar una cultura de confianza y rendi-
cion de cuentas informando y concienciando sobre el sistema. Las cam-
pafas de informacion y educacion y otros materiales deben ser inclusivos
y accesibles a fin de que todos dispongan de los conocimientos, la capa-
cidad y las herramientas que necesitan para participar en el sistema de
identificacion y ejercer sus derechos de supervision y control.

e Brechas digitales. Si bien la tecnologia es fundamental para posibilitar los
sistemas de identificaciéon, a nadie se le debe negar la identificacion ni
los servicios y derechos conexos por carecer de conectividad movil o a
Internet, dispositivos electrénicos, alfabetizacidon digital, competencias
informaticas, o la comodidad o la capacidad para usar determinada tec-
nologia, o por sesgos o fallas tecnoldgicos. Por lo tanto, las partes intere-
sadas deberian trabajar juntas a fin de que todos tengan a su disposicion
y puedan utilizar los servicios de identificacion y autentificacion, con inde-
pendencia de la conectividad, las competencias o los recursos digitales.
Ademas, es preciso que los procedimientos de gestion de excepciones y
los mecanismos de atencion de reclamaciones sean accesibles para evitar
gue se nieguen servicios o derechos y para actuar en caso de dificultades
técnicas.

*  Inclusion desde el disefio. Los sistemas de identificacion deben priorizar
las necesidades y atender las inquietudes de los grupos marginados y vul-
nerables que corren mayor riesgo de exclusion y mas necesitan las protec-
ciones y los beneficios que una identificacion les puede proporcionar. Ello
requiere trabajar con las comunidades para definir de manera proactiva las
barreras legales, procedimentales, sociales y econdmicas con que tropie-
zan determinados grupos, asi como los riesgos que enfrentan y los efectos
que sufren, y para adoptar las tecnologias y las medidas de mitigacion
apropiadas, de modo que los sistemas de identificacion, sean nuevos o
modernizados, no refuercen ni profundicen las desigualdades.

Principios sobre la Identificacion para el Desarrollo Sostenible
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N
| 3 | Establecer una identidad confiable: Unica, segura y precisa.
N

. Unicidad. Un sistema de identificacion proporciona un mecanismo para esta-
blecer y autentificar una identidad uUnica cuando —dentro de ese sistema—
cada persona tiene solo una identidad y no hay dos personas que compartan
la misma. La unicidad es particularmente importante dentro de los sistemas
de identificacion juridica y en otros destinados a usos que requieren niveles
elevados de seguridad®®, como las votaciones y los pagos de los Gobiernos a
las personas. Cabe destacar que la unicidad existente dentro de un sistema no
implica que debe haber un solo proveedor de identidad o un solo sistema ni un
Unico identificador permanente (por ejemplo, un Unico numero de documento
de identidad) que se utilice para todos los fines en un pais o en una jurisdiccion.

e Seguridad. Los sistemas de identificacion deben contar con salvaguardias
adecuadas y efectivas contra el acceso no autorizado, la manipulaciéon (la
alteracion u otros cambios introducidos en los datos o las credenciales sin
autorizacion), el robo de identidad, el uso indebido de datos, la ciberdelin-
cuencia y otras amenazas que se produzcan a lo largo del ciclo de identifi-
cacion. Los datos deben estar protegidos en reposo y durante su circulacion,
tanto cuando las personas usan sus credenciales como cuando estan almace-
nados en sus dispositivos personales. Las medidas de seguridad deben incluir
sistemas orientados a concienciar sobre la utilizacion segura del sistema y a
notificar a los titulares en caso de violacion de sus datos, y también recursos
para los casos en que los documentos de identidad hubieran sido robados o
comprometidos y fuera necesario volver a emitirlos.

e Precision. El suministro de datos de identidad precisos y actualizados es uno
de los principios fundamentales de la proteccidon de datos y uno de los dere-
chos de los titulares, y también resulta esencial para la fiabilidad del sistema.
Los sistemas de identificaciéon deben estar diseflados de manera que los datos
recopilados sean exactos y deben disponer de procedimientos sencillos para
que los usuarios puedan ver los datos, actualizarlos y corregir los errores, a fin
de asegurar la precisién a lo largo del tiempo.

15 En lineas generales, el “nivel de seguridad” representa la magnitud de la confianza que una credencial o un sis-
tema de identificacion determinados inspiran a un tercero en que la identidad que una persona o una entidad
afirman tener es su “verdadera” identidad. Depende de multiples factores, como la solidez del proceso de acre-
ditacion de la identidad cuando las personas estan inscritas en un sistema de identificacion y se les expiden cre-
denciales (nivel de seguridad de la identidad), la solidez de la tecnologia y el proceso de autentificaciéon (nivel de
seguridad de la autentificacién) y, en caso de que se utilice un modelo federado, el protocolo de asercién usado
por la federaciéon para comunicar la informacion relativa a la autentificacion y a los atributos (nivel de seguridad
de la federacién) (adaptado de NIST 800-63:2017).
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\ 4 | Crear una plataforma responsiva e interoperable.

e Responsividad. Los servicios de identificacion y autentificacion deben dise-
Aarse para atender las inquietudes y las necesidades reales de la gente. Ade-
mas, deben ser flexibles, ampliables y utiles para los organismos publicos y
las entidades del sector privado que recurren a ellos a efectos de identifica-
cion y autenticacion. Ello requiere extensas consultas con las partes intere-
sadas y un enfoque participativo que gire en torno a las personas (incluidos
la sociedad civil, el publico en general, los prestadores de servicios y otras
partes que utilizan los sistemas de datos), se inicie con el proceso de disefio
y continue durante toda la implementacion.

e Interoperabilidad. Con sujecidon a las leyes y los reglamentos sobre intercam-
bio de datos y las salvaguardias técnicas apropiadas, incluidos los principios
de “privacidad desde el disefo”, la capacidad de los sistemas de identifica-
cion para comunicarse con otros sistemas (por ejemplo, los de registro civil y
los prestadores de servicios) e intercambiar preguntas o informacion facilita
servicios como las certificaciones o la verificacion de identidad, el proceso
de “Conozca a su cliente” por via electrdnica, otros intercambios de datos
con autorizacion y el reconocimiento mutuo de sistemas de identificacion
transfronterizos'®.

R

,/5  Utilizar estandares abiertos y evitar la dependencia

‘\ /” de proveedores y tecnologias.

e Estandares abiertos. Los disefos basados en ellos facilitan la innovacion y
la competencia de mercado”. Los estdndares abiertos son esenciales para
aumentar la eficiencia y mejorar la funcionalidad y la adaptabilidad de los
sistemas de identificacion, tanto dentro de los paises como mas alla de las
fronteras.

e Evitar la dependencia de determinados proveedores y tecnologias. Los pro-
cesos de adquisiciones adecuados facilitan la competencia, promueven la
innovacion y evitan la dependencia de proveedores y tecnologias, que pue-
den aumentar los costos y reducir la flexibilidad para adaptarse a los cambios
con el correr del tiempo. Los procesos de adquisiciones deben enfatizar la
buena relaciéon costo-beneficio, la economia, la integridad, la adecuacion a
la finalidad, la eficiencia, la transparencia y la justicia. Una gestion eficaz de
los contratos asegurara que estos beneficios se mantengan durante toda la
implementacion.

16 La interoperabilidad transfronteriza puede facilitar la migraciéon y el comercio, pero es preciso implantar controles
para proteger la seguridad de grupos vulnerables, como los refugiados, cuyos datos personales deben, en mu-
chas ocasiones, ponerse a resguardo de autoridades de su pais de origen.

17 Por ejemplo, la Organizacion Internacional de Normalizacién/Comisién Electrotécnica Internacional (ISO/CEI)
ha elaborado estdndares que abarcan muchos aspectos de los sistemas de identificacion. Para mas informacion,
véase Banco Mundial (2016), Technical Standards for Digital Identity Systems: Formulating a Strategic Approach
(Normas técnicas para los sistemas de identidad digital: Formulacion de un enfoque estratégico).

Principios sobre la Identificacion para el Desarrollo Sostenible
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/

6 | Proteger la privacidad y la capacidad de accién de las

\\ 4 personas mediante el diseio de sistemas.

e Enfoque de proteccion de la privacidad desde el disefo. Los sistemas de
identificacion deben configurarse en forma predeterminada para priorizar
y proteger los datos y la privacidad, sin requerir a los individuos que rea-
licen alguna accion especial adicional. Los datos personales, incluidos los
vinculados o vinculables con una persona, deben ser protegidos del uso
indebido, proactivamente y por defecto, mediante un marco legal y regla-
mentario robusto, un disefio adecuado del sistema y la adopcion de normas
técnicas y controles operacionales™.

e Los principios de proteccion de datos en la practica. El disefo, las politicas
y la tecnologia empleados por los sistemas de identificacion deben cumplir
con normas internacionales de proteccidn de datos relativas a la minimiza-
cion y la proporcionalidad de los datos, la especificacion del propdsito, el
tratamiento licito, la limitacion rigurosa de la retencion de datos, la preci-
sion de los datos, la seguridad, la rendicién de cuentas y la transparencia,
entre otras cuestiones'. Por ejemplo, los sistemas de identificacion deben
limitar la recopilaciéon y la revelacién de datos —particularmente la informa-
cion personal sensible?°—, en especial en las credenciales y en la estructura
de los numeros de identificacidon. Los protocolos de autentificacidon deben
revelar solo los datos minimos necesarios para que los niveles de seguri-
dad sean apropiados y retener los datos Unicamente durante el plazo que
sea necesario para cumplir con el propdsito para el cual se pueden usar
legitimamente o se ha dado consentimiento. Estos niveles y el método de
autentificacion deben reflejar la evaluacidn del nivel de riesgo de las tran-
sacciones y deben basarse, preferentemente, en normas internacionales
reconocidas?. Las reglas y las politicas sobre datos deben ser transparentes
y deben ponerse a disposicion de las personas en un formato sencillo para
gue estas tomen conocimiento de sus derechos y de los procesos existen-
tes para controlar o supervisar sus datos.

2

18 Acerca del enfoque de “proteccion de la privacidad desde el disefio”, véase, por ejemplo, Cavoukian, A. (2011),

Privacy by Design: The 7 Foundational Principles. Implementation and Mapping of Fair Information Practices
(Privacidad desde el disefio: Los siete principios basicos. Aplicacion y trazado de las practicas informativas
justas), https://iab.ora/wp-content/IAB-uploads/2011/03/fred_carter.pdf.

19 Entre los ejemplos de normas que se suelen citar se encuentran las practicas informativas justas, las Directri-

ces de Privacidad de la Organizacion para la Cooperaciéon y el Desarrollo Econdmicos (OCDE), el Reglamento
General de Proteccion de Datos de la Unidn Europea, los Principios de las Naciones Unidas sobre Privacidad
y Proteccion de los Datos Personales, y la Convencién 108+.

20 Lo que se define como “informacion personal sensible” puede variar segun el contexto, pero normalmente la

expresion se refiere a los datos que se podrian utilizar para crear identidades fraudulentas o para caracterizar
o sefalar a personas especificas. Estan incluidos los datos biométricos y los numeros identificativos, como los
numeros de identidad permanentes o Unicos, y atributos tales como la religién, el origen étnico, la casta y la
afiliacion politica. La divulgacion de informacion identificativa puede entrafar riesgos particularmente graves
para determinadas personas, por ejemplo, los solicitantes de asilo y los refugiados. Por estos motivos, en los
sistemas de identificacion utilizados principal o exclusivamente con fines humanitarios, en particular en entor-
nos afectados por conflictos, violencia y fragilidad, se aplican criterios especificos. Véanse, por ejemplo, Policy
on the Processing of Biometric Data by the ICRC (Politica sobre el Procesamiento de Datos Biométricos por el
CICR), Comité Internacional de la Cruz Roja (CICR) (2019), disponible en https:/www.icrc.org/en/download
file/106620/icrc_biometrics_policy_adopted_29_august_2019_.pdf, y el Manual sobre Proteccion de Datos
en la Accién Humanitaria, publicado por el CICR y Brussels Privacy Hub, segunda edicion (2020).

=

Esas evaluaciones del impacto del riesgo deberian ser ejecutadas por la entidad responsable que crea, re-
copila, comparte o utiliza datos a los fines de autentificacion e identificacién vinculados al caso especifico.
Algunas de las normas vigentes sobre los niveles de seguridad para la verificacion de identidad son la norma
ISO/CEI 29115 y las emitidas por elDAS, la Oficina del Gabinete del Reino Unido y el Instituto Nacional de Nor-
mas y Tecnologia de los Estados Unidos (NIST).
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Planificar para la sostenibilidad financiera y operacional.

Sostenibilidad. Los sistemas de identificacion deben ser diseflados de
manera que aseguren la estabilidad fiscal y operacional a largo plazo. Ello
exige un enfoque del disefo transparente y basado en los resultados, para
que el sistema sea acorde con su objetivo y tome decisiones técnicas y de
gestion sostenibles, y la adopcidn de modelos de negocios que aseguren
la durabilidad del sistema sin poner en peligro otros Principios. El cobro de
cargos por los servicios de identificacion puede crear barreras al acceso, la
inclusion de las personas y la adopcidén por los prestadores de servicios. Los
esfuerzos para recuperar los costos aumentando la eficiencia y reduciendo
las filtraciones deben también ponderar en las metas de ahorro fiscal la
posibilidad de que aumenten los errores de exclusion. Los sistemas de iden-
tificacion deben estar disefados para incentivar a todas las partes involu-
cradas a exhibir altos estandares de desempeno.
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GOBERNANZA

/. Proteger los datos personales, mantener la ciberseguridad

\ | y salvaguardar los derechos de las personas por medio de
N un marco legal y reglamentario amplio.

e Marcos legales y reglamentarios. Los sistemas de identificacion deben
estar respaldados por marcos legales y reglamentarios legitimos, amplios
y que se puedan hacer cumplir; y por politicas solidas que promuevan la
confianza en el sistema, velen por la proteccion vy la privacidad de los datos
(incluida la ciberseguridad), mitiguen abusos tales como la vigilancia no
autorizada en violacion de los debidos procesos legales, no sean discrimi-
natorias y promuevan la inclusion, particularmente de grupos vulnerables
0 marginados, y garanticen la rendicién de cuentas. Los marcos legales
deben delinear claramente las responsabilidades y los recursos a disposi-
cion de los particulares y deben ser supervisados por organismos regulato-
rios independientes dotados de las facultades adecuadas y financiamiento
constante. También deben impedir que se acceda de forma inapropiada a
los datos de las personas y que estos sean objeto de vigilancia indebida o
se utilicen para la elaboracion ilicita de perfiles. Los marcos deben hallar
un equilibrio entre los modelos regulatorios y de autorregulacién que no
ahogue la competencia, la innovacion y la inversion. Los marcos legales y
reglamentarios apropiados también son necesarios para la interoperabili-
dad transfronteriza o el reconocimiento mutuo?.

e Derechos de los titulares de los datos. Los servicios de identificacion
deben dar a las personas opciones genuinas y la capacidad de controlar
el uso de sus datos, incluida la posibilidad de revelar selectivamente solo
aquellos atributos que sean necesarios para una determinada transaccion.
Los particulares deben contar con medios sencillos para corregir gratuita-
mente los datos inexactos y obtener una copia de sus datos personales.
No debe haber segundas intenciones ni propdsitos velados en el uso de la
informacién personal sin el consentimiento informado del titular, a menos
que asi lo exija o lo autorice la ley (por ejemplo, si el uso es necesario y
proporcionado)?. Los proveedores de identidad y otras partes interesa-
das deben obrar con transparencia en la gestion de la identidad; deben
elaborar los recursos apropiados para dar a conocer a las personas cémo
se utilizaran sus datos y deben proporcionarles instrumentos accesibles
y faciles de usar para administrar sus datos, otorgar su consentimiento
informado y tramitar reclamaciones. Los proveedores de identidad deben
garantizar que el proceso inicial para la correccion de errores no sea judi-
cial, sino administrativo, a fin de acelerar su resolucion y reducir los costos.
Los acuerdos sobre intercambio de datos también deben ser transparentes
y estar plenamente documentados.

22 Por ejemplo, los solicitantes de asilo y los refugiados deben recibir consideracion especial; véase UNHCR Ad-
visory Opinion on the Rules of Confidentiality Regarding Asylum Information (Opinidén consultiva del ACNUR
sobre las reglas de confidencialidad relativas a la informaciéon sobre el asilo), en https:/www.refworld.org
docid/42b9190e4.html.

23 Véanse, por ejemplo, los articulos 5,10 y 11 de la Convencién 108+.
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Establecer mandatos institucionales y procedimientos
de rendicion de cuentas claros.

Mandatos institucionales. La legislacion, los reglamentos y los marcos de
confianza deben establecer y regular mecanismos de gobernanza integra-
les para los sistemas de identificacion y los proveedores nacionales vy, si
corresponde, internacionales. Deben especificarse los términos y las con-
diciones que rigen las relaciones institucionales entre las partes intervi-
nientes, de modo que todas tengan en claro los derechos y las responsa-
bilidades de cada una.

Rendicion de cuentas. Las funciones y las responsabilidades de todas las
entidades que participan en la creacion, el funcionamiento, la gestion y la
supervision de los sistemas de identificacion deben caracterizarse por la
transparencia y una clara rendicion de cuentas.
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/‘IC)\ Hacer que se cumplan los marcos legales y de confianza
\ mediante la supervision independiente y la resolucién
de reclamaciones.

e Supervision. El uso de los sistemas de identificacion debe ser monitoreado
en forma independiente (por cuestiones de eficiencia, transparencia,
exclusion y uso indebido, entre otras) para asegurar que todas las partes
interesadas cumplan con las leyes y los reglamentos vigentes, utilicen ade-
cuadamente los sistemas para los propdsitos previstos, realicen controles
y respondan ante posibles violaciones de datos, y reciban las quejas o las
inquietudes relativas al procesamiento de datos personales. Las entidades
reguladoras deben contar con los recursos suficientes y estar facultadas
para ejercer las funciones que fija la ley.

e Resolucion de reclamaciones. Las disputas acerca de la identificaciéon
y el uso de datos personales (por ejemplo, la negativa a inscribir a una per-
sona o a corregir datos, o la determinacién desfavorable de la condiciéon
juridica de una persona) que no sean resueltas satisfactoriamente por los
proveedores de identidad deben ser objeto de un examen rapido y de bajo
costo a cargo de autoridades administrativas y judiciales independientes
y facultadas para otorgar una reparacion apropiada sin afadir barreras
a la persona.

Fotografias | Cubierta: ONU-Mujeres/Fatma Elzahraa Yassin (parte superior), iStock.com/hadynyah (medio) y iStock.com/borchee
(parte inferior); Fotografias | Interior: UNICEF/BANA2012-02020/Jannatul Mawa; iStock.com/Bartosz Hadyniak; Sébastien
Rieussec/Safran; Medios de Comunicacién, Naciones Unidas/Jashim Salam.
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GIZ and FAO. 2021. Guidelines on Strengthening Gender Equality in Land Registration — Southeast Europe 2021.
Rome. https://doi.org/10.4060/cb2857en
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PREFACE

Women’s economic empowerment is essential in promoting equality between women and
men and it is a precondition for sustainable development. It can be achieved through equal
access to and control over economic resources and opportunities and the elimination of
structural gender inequalities. De jure access to land in Southeast Europe (SEE) for women
and men is regulated by the formal legal system that grants gender equality in access to
land. In practice, however, women’s land rights are often set aside, overlooked or given
insufficient protection and enforcement. Gender equality is one of the 10 main principles of
implementation from the Voluntary Guidelines on the Responsible Governance of Tenure of
Land, Fisheries and Forests in the Context of National Food Security (VGGT).

“Gender equality: Ensure the equal right of women and men to the enjoyment of all human
rights, while acknowledging differences between women and men and taking specific
measures aimed at accelerating de facto equality when necessary. States should ensure that
women and girls have equal tenure rights and access to land, fisheries and forests independent
of their civil and marital status” (VGGT, Section 3B Principles of Implementation, point 4)
Propertyregistration authorities play a key role in achieving gender equality in land ownership
and control. The Deutsche Gesellschaft fir Internationale Zusammenarbeit (GIZ) GmbH on
behalf of the German Federal Ministry for Economic Cooperation and Development and
the Food and Agriculture Organization of the United Nations (FAO), together with other
development partners, have been supporting governments in SEE countries in strengthening
gender equality in land ownership and control towards achieving the SDGs target 5.a.

Institutions in SEE countries have carried out several reforms with a significant impact
on womens land rights. In most SEE countries, the joint registration of land owned by
married couples is now compulsory or encouraged through economic incentives. Some of
these countries have introduced registration of joint immovable property on behalf of both
spouses free of charge. The average percentage of registered properties with female owners
or co-owners at the national level has increased in a majority of SEE countries in the period
from 2013 to 2019, ranging from 16 percent to 27 percent in North Macedonia, 26 percent
to 38 percent in Bosnia and Herzegovina, 25 percent to 32 percent in Montenegro, and 31
percent to 35 percent in Serbia (FAO and GIZ, 2019). Property registration authorities in
SEE are committed to further improving gender equality in land ownership and control.

These Guidelines build upon the VGGT, the Technical Guide on Governing Land for
Women and Men, the Technical Guide on Creating a System to Record Tenure Rights and
First Registration and the Technical Guide on Improving Ways to Record Tenure Rights and
aim to inform registration offices on and raise awareness of gender equality issues in relation
to the registration of property rights. This document draws attention to some key aspects of
strengthening gender equality in land registration in general and provides practical tips for
registration offices to consider implementing. It also provides an overview of good practices
in the region and information about existing national legislation and policies in SEE that can
be used by other countries and regions worldwide. This will contribute to the enforcement of
property rights and initiate a cultural change.

The development of these Guidelines was motivated by a desire to further improve the
situation of women when it comes to land and property registration in SEE. Our deep
gratitude goes to all who gave their valuable contributions.

We sincerely hope that these Guidelines will facilitate the task of those who work with land
registration in SEE and beyond.
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1. INTRODUCTION

Over the last five decades, legal frameworks in Southeast Europe have made huge advances
in strengthening gender equality in land ownership and control. The right of ownership and
freedom from discrimination on all grounds are constitutionally guaranteed, while waves of
legal reforms have paved the way for eliminating gender-based discrimination and provided
legal safeguards for women’s land rights within the contexts of marriage, cohabitation and
inheritance (FAO and GIZ, 2019). To ensure that these rights to land are accurately recorded
and protected, land registration systems should identify and address the barriers that women
face in securing their rights. In this regard, several steps are needed. First, the national legal
and administrative instruments that govern land administration and land registration should
ensure that there are no disincentives to the registration of rights over marital property. They
should also allow for the correction of existing data when legally established rights to co-
ownership have not been secured through registration. National legal and administrative
instruments should also ensure that staft at registration offices have the knowledge and skills
necessary to contribute to the elimination of discriminatory traditional social practices in
their handling of applications. Second, collaboration between land registration offices and
providers of legal services on land matters should be encouraged in order to ensure that
gender issues are identified and addressed at various stages in the land registration process,
from the authentication of documents by notaries in countries that require it to court
proceedings in contentious cases.

A key issue in this context is the protection of lawful property right-holders whose rights are
recognized by the law but are undisclosed (not registered) in land registries. Although the
legal frameworks in Southeast Europe grant legal protection to the property rights of wives,
female partners and daughters, in practice these do not translate into joint registration or
link to a higher rate of property registered in women’s names. Inheritance is traditionally
regulated through the male line of descent, and data from the region show that properties
are overwhelmingly registered in the sole name of a husband, male partner, son or brother
(FAO and GIZ, 2019). Real property that spouses acquire during marriage, for example, is
still all too often registered in the name of the husband. The wife’s interests can be lost to a
third party who acquires the property from her husband or to (male) heirs in the inheritance
process if she is widowed. Among other factors, the implementation gap between the law (de
jure) and actual practice (de facto) can lead to a serious breach of constitutionally guaranteed
rights such as ownership rights and freedom from discrimination (FAO and GIZ, 2019).

The present Guidelines form part of a joint effort by the Food and Agriculture Organization of
the United Nations (FAO) and the Deutsche Gesellschaft fiir internationale Zusammenarbeit
(GIZ) to help countries achieve indicator 5.a.2 of Target 5.a in the 2030 Agenda for Sustainable
Development adopted by the United Nations in 2015'. Target 5.a is to “Undertake reforms
to give women equal rights to economic resources, as well as access to ownership and control
over land and other forms of property, financial services, inheritance, and natural resources
in accordance with national laws” and is measured by two indicators:

Indicator 5.a.1: (a) Percentage of people with ownership or secure rights over agricultural

1. It also supports the implementation of the Convention on the Elimination of All Forms of Discrimination Against
Women (CEDAW) and the Voluntary Guidelines on the Responsible Governance of Tenure of Land, Fisheries and
Forests in the Context of National Food Security (VGGT).
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land (out of total agricultural population), by sex; and (b) share of women among owners or
rights-bearers of agricultural land, by type of tenure.

Indicator 5.a.2: Proportion of countries where the legal framework (including customary
law) guarantees women’s equal rights to land ownership and/or control.

The inclusion of Indicator 5.a.2 acknowledges that greater equality in the ownership and
control over land contributes to economic efficiency and has positive multiplier effects on
achieving a range of other SDGs including poverty reduction (Goal 1), food security (Goal
2) and the welfare of households, communities and countries (Goals 3, 11 and 16, among
others).

These Guidelines build on several years of collaboration between FAO, GIZ and the
International Union of Notaries (UINL) which has resulted in the publication of Guidelines
on strengthening gender equality in notarial practices in Southeast Europe. This collaboration
has highlighted the need for cooperation between notaries and registration offices (Llatja et
al,, 2018) and the role of notaries in strengthening gender equality in property rights (Kenney
et al, 2019). It highlights some of the key considerations for strengthening gender equality
in land registration in Southeast Europe (Albania, Bosnia and Herzegovina, Serbia, North
Macedonia, Montenegro and Kosovo') and some of the lessons learnt from the cooperation
between land registration offices and notaries in the region.

* This designation is without prejudice to positions on status and is in line with UNSCR 1244/1999 and the ICJ
Opinion on the Kosovo Declaration of Independence.
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2. KEY DEFINITIONS

Bona fide: “A bona fide purchaser is one who purchases property for a valuable consideration
that is inducement for entering into a contract and without suspicion of being defrauded or
deceived by the seller. He or she has no notice of any defects of the title. A bona fide purchaser
pays in good faith full value for the property and, without any fraud, goes into possession.”?

Cohabitation: A situation where an unmarried couple (not married in accordance with
the marriage law of the country) lives together in an intimate relationship. It may also refer
to relationships that are recognized by the state but that are not considered a marriage—
for instance a civil partnership and a de facto relationship that is registered with the state.
The term “unmarried couples” is often used interchangeably with “de facto unions” and
“consensual unions” Members of an unmarried couple are referred to as “partners”. The law
may grant specific rights, obligations and protections to partners when the cohabitation
meets certain requirements.

Consent: The requirement that the other spouse or partner (in an unmarried couple) agrees
to a land transaction prior to the land transaction taking place.

Deceased’s spouse’s estate: The legal rights, interests and entitlements to property of any kind
(not only land) that the deceased spouse or partner enjoyed at the time of death, less any
liabilities. Depending on the legal system, marital property may be excluded fully from the
calculation of the deceased’s estate, or the deceased’s 50% share in the marital property may
be included.

Family home: The house that is or has been the main residence of the family. This can be
property registered in the name of one or both spouses and may or may not constitute marital/
joint property. In legal and policy frameworks, this term is frequently used interchangeably
with “family residence” or “matrimonial home”

Inheritance: Property passing at the owner’s death to the heir or those entitled to succeed.
Jointly owned property: Property that is collectively owned by a married or unmarried
couple. In some cases, this may be ownership as an undivided share (known as tenancy by
entirety, joint tenancy or common ownership), in other cases this may be ownership divided
by specific shares (known as tenancy in common or co-ownership by proportion) or a
variation of the two.

Joint registration: Where the names of both spouses—or both partners in an unmarried
couple—are entered into the land registry as the owners or principal users of the land being
registered. Joint registration signifies a form of shared tenure over the land—usually either a
joint tenancy/occupancy or a tenancy in common. In legal systems that include a framework
for land titling, joint registration is commonly referred to as “joint titling”.

Transaction: A change to the ownership or the rights associated with land, usually involving
the owner and another person, such as a transfer of rights from one person to another, a lease
of the property or a mortgage of the property.

3. Definition from West's Encyclopedia of American Law (2nd edition) (2008), https://legal-dictionary.
thefreedictionary.com/Bona+Fide, accessed on 6 July 2020.
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Marital property: Property jointly owned by spouses following their marriage. The content
of this property will depend on the marital property regime applying to the marriage. The
term is sometimes used interchangeably with “matrimonial property”. In legislation, marital
property can be referred to using the umbrella terms “common’, “community” or “joint”
property or “joint estate”

Marital property regime: The regime of property ownership between spouses providing for
the creation or absence of a marital estate, and if created, what properties are included in that
estate, how and by whom it is managed, and how it will be divided and inherited at the end of
the marriage. The term can be used interchangeably with “matrimonial regimes” or “marital
property systems”.

Marriage/Married couples: Couples recognized as being validly married under the marriage
law(s) of the country being assessed. Although requirements for a valid marriage vary
between legal systems, in many legal systems they require the government to preside over the
marriage ceremony, for the marriage to be conducted at a particular location or for certain
documents to be signed.

Principle of legality: The principle of legality is a cornerstone of criminal justice systems
across Europe. It is codified in international instruments, e.g. Article 7 ECHR and Article 22
of the Rome Statute of the International Criminal Court, national constitutions and criminal
codes, such as Article 1 GCC, Article 16 of the Dutch Constitution. The essence of this
principle is that no person can be punished for an act that is not criminalised by law, in other
words, “there is no crime without law” (Peristeridou, 2015).

Property: all immovable property—for instance a house, the land upon which the house
is built and land that is used for other purposes, such as agricultural production. It also
encompasses any other permanent structures built on the land. Legal frameworks commonly
use the terms “immovable property” or “real property” when referring to land.
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3. LEGAL BACKGROUND

In most legal frameworks in Southeast Europe, property acquired during a marital union
and cohabitation is considered jointly owned property. Property acquired throughout the
duration of a consensual/non-marital union is considered co-ownership or joint ownership
in Bosnia and Herzegovina, Montenegro, Serbia and North Macedonia. Spousal consent is
mandatory for any transaction involving matrimonial property. Spouses manage and dispose
of matrimonial property jointly and consensually in Albania, North Macedonia, Montenegro
and Serbia (FAO and GIZ, 2019). While the rights-holders are protected under the law
through recognition of ownership rights, titles are not always registered in the names of both
parties (spouses or partners) in the land register. Although land registration law in Albania
and Serbia requires mandatory registration of both spouses as co-owners/joint owners of
matrimonial property (FAO and GIZ, 2019), some legal frameworks in other countries
provide or used to provide an opportunity for registering property in the name of only one
owner as an exception to the general rule for joint registration.

An incomplete or outdated register creates legal uncertainty for both spouses/partners, as
the spouse/partner who is not involved in the process will acquire rights over real property
under the law, but such rights will not be reflected and confirmed through registration, while
the other spouse/partner (as the sole contracting party) might not be aware that his/her
ownership right over the property is in fact shared with his/her spouse/partner. Since the
assets used for the purchase are joint property as well, the spouse/partner who did not declare
an explicit consent to the purchase has grounds for initiating litigation proceedings.

In Southeast Europe, inheritance is traditionally regulated through the male line of descent
and so widows and daughters are particularly at risk of being pressured or led to believe that
real property should be passed down to their sons or brothers, and registered accordingly
(FAO and GIZ, 2019). In North Macedonia, Serbia and Montenegro, for example, the
surviving spouse is granted user right of the family home for life (right of life use) if the
spouse is second in inheritance rank (FAO and GIZ, 2019). The conflict between old customs
and the new law leaves a significant group of rights holders infringed in both real property
transactions and inheritance proceedings by having their land rights recognized by the law,
but undisclosed and unregistered in the land registries. This produces a chain reaction in
upcoming land transactions, exposing the weaker party to legal uncertainty and leaving court
proceedings as the only legal remedy for the protection of the lawful ownership right (FAO
and GIZ, 2019). The unrecorded land right may be valid proof of ownership between the
parties in litigation but has no effect on bona fide third-party claims until disclosed and
recorded, unless such situations are identified and addressed prior to a land transaction. In
all jurisdictions, land registries are considered to be true and complete under the law, as third
bona fide parties need to be able to rely on the completeness and correctness of the register.
As a result, the interests of an unregistered owner can be lost to a third party who acquires
land from a registered owner.

The options for getting a legitimate owner registered vary from legislation to legislation,
making such an amendment (registration) difficult or even impossible. In response to this
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situation, Serbia has simplified the procedure for ex officio joint registration of both spouses
(joint ownership), based on the marriage certificate and on a statement from both spouses
for subsequent registration of the unregistered spouse for properties obtained during the
marriage in Serbia (FAO and GIZ, 2019). In most countries, however, a non-registered owner
is declaratively protected under the law but in practice has no rights without a court order
that gives her/him the right to register in the land registry. This is one of the weakest points
in the system not only in relation to female landowners, but also in relation to third bona fide
parties who rely on the assumed accuracy of the public registry.

The major issues that arise from the registration of real property in the sole name of one
owner, when there is more than one owner, suggest that the practice of partial registration
should be entirely banned (Fig. 1) and that the correction of partial entries should be made
easier (Fig. 2). Such legal reform, however, would require administrative changes, awareness
raising campaigns and other measures to ensure that the introduction of the new practice
does not cause unintended harm to beneficiaries. Land registration officers should be
involved in the process to ensure that these reforms respond to the difficulties they encounter
in their daily work.
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4. LAND REGISTRATION

In a majority of the legal systems in the region, an integrated registration system has been
introduced as a unification of the land registry and the cadaster. A few legal systems still have
a dual system of land administration based on a cadaster (governed by the cadastral units
within the municipal administration) and a land registry (governed by the municipal courts).
Although there are differences between the systems of registration, in all legal systems in the
region registers are governed by the same or similar basic principles laid down in the legal
framework. The principle of legality—specifying that certain preconditions for registration
need to be met—is a basic one and a common denominator in all countries. Furthermore,
the principle of truthfulness of the data is stipulated, i.e. the registration information from
the registers is taken for granted in the legal system. This raises the question of the extent to
which land registration officers have the right and the responsibility to establish legality in
support of gender-equitable land tenure on the basis of constitutional equality principles.

4.1 The role of land registration officers

Land registries play an important role in providing information on rights and the people who
hold them. Their functions support important objectives such as:

« safeguarding the legitimate tenure rights of all holders without discrimination;

« natural resource management, agricultural development (including subsidies), state land
administration, spatial planning and environmental protection, taxation;

« economic and social planning and decision-making;

« the allocation of rights to public land, fisheries and forests;

« redistributive reforms, including programmes to improve the situation of groups such as
the poor, women, and marginalized and vulnerable people;

« trading, mortgaging and valuation of rights; and

« dispute resolution, court proceedings, bankruptcy and criminal proceedings (FAO, 2017).

Registry staff are required to record rights that are defined in the law. They operate, therefore,
within the parameters set by the law. In all the legal systems, land registration officers are public
servants who register rights in land on request. Ex officio registration is either not possible or
is an exception regulated by the law. Land registration officers are required to assess whether
applications submitted to them are complete, i.e. based on all documents required for the
process by national law. They also need to advise applicants on the importance or the legal
requirement to have the property registered in both names. Notarial authentications for all
or most documents are meant to ensure that these documents are truthful. The law requires
the parties to be advised on all aspects of the deed, including the registration procedure, by a
notary as an independent and impartial public officer of the law.

In the region, registration offices have been split between the front office (where customers
come to obtain information and forms, submit applications and make payments) and the back
office (where the applications are processed and where the archives are kept) (FAO, 2017).
Front office staff deal directly with applicants; back office staff only handle applications. This
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separation offers different challenges and opportunities for strengthening gender equality in
registration practices, and any gender-responsive measure should be tailored to the specific
functions that each section performs. Front office staff are in a position to communicate
information to customers and to raise awareness of the importance of joint registration. Back
office staff who process the information could check the personal status of the applicant and
ensure that the rights of the spouse or partner are identified and entered into the registry.
Office staff are not legal service providers and they do not enforce the law. However, they
have a role to play in ensuring that applicants comply with the law, ranging from providing
information to customers, reviewing documents, correcting data to align it with legal
requirements, right up to advocacy. It is important to note, however, that registration staff
operate within the boundaries set by the legal and administrative framework, and that
deeper changes may only be possible through legal or administrative reform. The correction
of data, for example, requires a legal ground. Similarly, staff may only be able to check the
personal status of an applicant if they have access to the civil registry. This may require legal
or administrative changes, in addition to the technical aspects of connecting registries.

4.2 The role of notaries

In Southeast Europe, notaries are public officials appointed by the State to confer authenticity
on legal deeds and contracts contained in documents drafted by them or presented for
authentication to them and to advise persons who call upon their services. These services
include all judicial activities in non-contentious matters, affording legal certainty to clients.
Notaries have a duty to exercise due diligence from a gender perspective in land transactions
and matters of inheritance. Determining the personal status of the parties involved is a
key element. Notaries are encouraged, when relevant, to determine the existence of any
prior marriages of unmarried clients, to protect the rights of cohabitating partners, and to
determine what regime of marital property may apply to their clients in land transactions.

In matters of inheritance, notaries are encouraged to determine the deceased’s personal
status, to identify, inform and invite all heirs to inheritance proceedings, to safeguard the
rights and interests of statutory heirs in testate successions, to inform a surviving spouse
that she/he can request the separation of their share in marital property from the deceased’s
estate, to inform a surviving family member that they may retain user rights over the real
property, subject to the approval of all co-heirs, and to inform heirs about the consequences
of relinquishing their right to inherit their share of the property (FAO and GIZ, 2019).

Even though the notary may, as a general principle, trust the parties and rely on the information
presented to him/her, as a public officer of the law, she/he must verify whether the facts
presented correspond with available data from the public registers available to him/her and
whether they are plausible (FAO and GIZ, 2019). The registration status of the property in
the land register, the name(s) that appear on the land registration document, the date of
acquisition of the property, and the legal basis for prior acquisition are key documents in
any proceedings. Information on personal status requires access to civil registries. In cases of
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doubt, notaries have the duty to ask further questions and, if her/his doubts are not dispelled,
have to take appropriate measures. In serious cases of doubt, the notary may choose to state
these doubts in the act or even refuse to authenticate (FAO and GIZ, 2019).

If a notary who has exercised due diligence is involved in an application for registration
(Fig. 1), public registration officers can better trust the content of the submitted deeds. This
is particularly the case if the notary represents the parties in the registration procedure, i.e.
submits requests and supporting documents and ensures that the registration is effected in
the interest of the parties.

In order to assess the fulfilment of the prescribed preconditions, land registration officers
need to compare the registered data with the submitted documents. This includes a check
whether the registered person is identical to the transferor indicated in the submitted
documents and whether the data on real property identified in the submitted documents
is identical with the registered real property. Land registration officers are also required to
check whether a transferor has given their explicit consent to transfer or encumbrance on the
basis of permits or approvals, if required.

4.3 Land registration applications based on contracts
authenticated by notaries

If applications are based on contracts authenticated by notaries, registration officers do
not have discretionary powers to request additional documents that relate to the merits or
for substantial scrutinizing or revision of the submitted public documents or to advise the
applicants ex post. The role of registration officers in the registration of the certificate of
inheritance, for example, is limited to the formal examination of this certificate or the formal
examination of the declaration of relinquishment.

One of the key requirements of a land registration system is that third parties should have
certainty that they can acquire land from the registered owner. Consequently, it would be
inadvisable to encourage staff to refuse to register a sale by a sole registered owner to a
third party after it has been notarized based on knowledge held by the land registry about
the marital status of the sole owner. Collaboration between notaries and land registration
is therefore essential to ensure that the information in land registries is accurate. Through
collaboration, notaries can be made aware of the importance of exercising due diligence
from a gender perspective in order to protect the rights and interests of all parties, while
registration staff can disseminate information and engage in advocacy to effect change (FAO,
2020).
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4.3 Land registration applications based on contracts not
authenticated by notaries

In some countries, applications which are not authenticated by a notary can be submitted
to land registration offices. As a result, registration officers need to deal with determining
the interests of the parties on the basis of the documents submitted by the parties. In such
cases, land registration officers should take into account the Guidelines on Strengthening
Gender Equality in Notarial Practices in Southeast Europe to protect the rights of weaker
parties in accordance with the constitutionally guaranteed right to ownership and freedom
from discrimination on all grounds. However, the degree to which registration offices are
able to actively protect the rights and interests of weaker parties is largely dependent on the
powers and responsibilities conferred to them by the legal and administrative instruments
that govern their operations.

Access to information on the personal status of applicants and other relevant parties requires
access to civil registers (if the two are not combined) and is subject to data privacy laws.
If land registration officers have access to relevant data and are in a position to provide
sufficient support, due diligence needs to be defined, and if not, an administrative reform
may be required. Could and should land registration officers, for example, be able to serve
notice of entry to weaker parties and give applicants time to produce evidence? Given that
access by land registration officers to civil registries is already a major issue, the definition
of due diligence will most likely have to go hand in hand with an administrative reform that
enables land registration officers to protect gender equality in property rights on the one
hand but prevents misuse of power on the other.

4.4 Amendments to land registrations

As has been mentioned above, the various options for registering an unregistered owner
vary from jurisdiction to jurisdiction. In general, an owner who is uncertain about her/his
status, first of all needs to be able to check whether or not she/he is a registered owner. This
requires public access to the name(s) of the owner(s) of the real property in question. If there
is no such access, a legal and/or administrative reform is needed to remedy the situation in
accordance with data privacy laws.

If an owner has determined that she/he is not a registered owner, she/he should be able to
apply for joint registration of ownership right based on documentation required by the law,
but without the consent of the registered owner and without a court order that gives her/
him the right to register in the land registry. However, in the absence of legal provisions
allowing land registration offices to operate the change, the procedure is likely to require legal
or administrative reform. In Albania, the General Director of the State Cadaster Agency has
issued Order No. 1150 of 2019 “On the procedure for correcting immovable property files
for properties owned by spouses” which sets out the procedure for correcting immovable
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property data. Land registries are authorised to correct information at the request of a spouse
when the information in the land registry goes against the provisions on the registration of
community property in Law 111/2018 “On the cadaster” which requires properties acquired
by spouses during marriage to be registered jointly (Article 45).

Consideration should be given to whether it should be possible for a land registry official to
enter an interim protective note in respect of those rights, or potential rights. For example,
either (a) when the land registrar becomes aware, by whatever means, that property is or
could be marital property, and (b) when an application is made by an unprotected spouse,
but a decision has not yet been reached.

It may be necessary for a spouse to apply for urgent protection, for example, when a spouse
or partner becomes aware that the registered spouse or partner is trying to sell or mortgage
the property. It may take time for the unprotected spouse to gather the evidence needed to
prove an interest in the property. If the land registrar considers that there is an arguable case
that the unprotected spouse has an interest in the property, even though they have not yet
been able to produce the necessary evidence, it is arguable that it should be possible to make
a protective entry. This will alert a buyer or lender before it is too late for the unprotected
spouse. Some jurisdictions allow for caveats, restrictions or notices in the register. Any of
these might be a possible means for protecting the interest of the unregistered spouse until
they have time to complete an application.

In the case of (a), notice of entry could be served on both spouses, to give them both the
opportunity to confirm or otherwise that the property should be in both names.

In the case of (b), the applicant could be given a certain amount of time to produce evidence
to support the application.

4.5 Due diligence

While it has been possible to define due diligence from a gender perspective exercised
by notaries in the Guidelines on Strengthening Gender Equality in Notarial Practices in
Southeast Europe in some detail, corresponding recommendations for land registration
officers require a framework that enables them to support gender equality in property
rights on the basis of clearly defined rights and responsibilities. Such a framework should
be country-specific and, as mentioned, may require legal and administrative changes. The
following recommendations aim to protect the weaker party (usually daughters, sisters,
wives, female partners/divorcees, or widows) in applications to land registration offices
resulting from inheritance or land transactions. *

To establish the personal status of the applicant(s), the legal and administrative framework
should confer land registration offices the power to:

« ask the personal status of an applicant on the registration form;

4. These recommendations are given without prejudice to land registration officers’ legal duties according to the
national laws in force.
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« request an excerpt from the civil registry from the applicant;
o cross-check land register with personal register.

If there are indications of the existence of owners not involved in the application, the legal
and administrative framework should confer land registration offices the power to call for
additional evidence and documents to ensure the legality and validity of the application.
Other considerations to protect the rights and interests of weaker parties that may require
legal and administrative changes include the possibility for land registration offices to:

« serve notice of entry to the weaker party to give her/him the opportunity to intervene;
« give applicants reasonable time to produce evidence;
« make use of an interim protective note/protective entry.

Finally, to assist with the assessment of future applications, the legal and administrative
framework should enable land registration offices to:

« include information on the legal deed for property acquisition, including the date of its
issuing, in registrations;

« inform the public of rights and obligations of owners in regard to land registration.

While the margin for due diligence by land registration officers is limited, registration staff
should be in a position to provide clear and reliable information on personal status and
property status, in order to protect the weaker party. Land registry staff should therefore be
able to request the submission of further information, if it is necessary to ensure the legality
and validity of a transaction. The law should enable registration staff to call for additional
evidence and documents and to serve notice of the application on anyone if it is deemed
necessary or desirable. Additionally, staff in registration offices should consider whether
registering a property in the sole name of one spouse when the law requires it to be registered
in joint names constitutes a form of fraud, which could render the transaction illegal.
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5. GOOD PRACTICES

5.1 Transparency of land registers versus data privacy

The Voluntary Guidelines on the Responsible Governance of Tenure of Land, Fisheries and
Forests in the Context of National Food Security (VGGT) recommend that States establish
appropriate and reliable recording systems—such as land registries—that provide accessible
information on tenure rights and duties in order to increase tenure security and to reduce the
costs and risks of transactions. Importantly, the VGGT point out that States should establish
safeguards to protect the legitimate tenure rights of spouses, family members and others who
are not shown as holders of tenure rights in recording systems, such as land registries. The
VGGT further encourage States to ensure that information on tenure rights is easily available
to all, subject to privacy restrictions. Such restrictions should not unnecessarily prevent
public scrutiny to identify corrupt and illegal transactions. In addition, States and non-state
actors should endeavour to prevent corruption in the recording of tenure rights by widely
publicizing processes, requirements, fees and any exemptions, and deadlines for responses to
service requests (CFS, 2012).

In practice, support for gender equality in land ownership and control requires data sharing at
two levels. Gender-disaggregated data on owners shared in accordance with data privacy laws
has proven to be an important tool for policy decisions and assessments of the need for legal
and administrative changes aimed at the protection of ownership rights and the elimination
of gender discrimination. Access to information on the personal status of stakeholders in
the context of land transactions, inheritance or partial entries in a land register is also highly
important, as is access to information on the original legal deed on which the acquisition of
the property in question was based, including the date of concluding or issuing. Access to
such information, however, needs to be provided in accordance with data protection laws.
On the one hand, land registration needs to be based on clear and reliable information on
personal status and property status, but on the other hand the privacy of owners needs to
be protected and the misuse of personal data prevented. It seems advisable to make the
name(s) of owners(s) and the address or description of a property publicly accessible so that
unregistered owners can check their registration status, but to restrict access to information
on the marital status and dates of birth of registered owners. Land registration offices have
general responsibilities regarding registration, which requires them to check the applicants’
personal information. Providing them access to civil registers would enable them to check
the information provided, and to go a step further in the protection of the rights and interests
of parties, including for the purpose of protecting gender equality (Fig. 3).

Cross-linking personal registers, land registers and land register archives for the sake of
transparency would facilitate this process, but it may require legal changes together with
a privacy and data protection strategy. In Albania and North Macedonia, for example,
civil registers and land registers are interoperable (FAO and GIZ, 2020). The European
Commission provides advice on practices to interconnect base registries across sectors and
across borders (EU, 2013).
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5.2 Awareness raising

In Southeast Europe, some awareness raising campaigns on the benefits of registering both
spouses have been implemented but statistical data shows that this has not yet had the desired
effect (see Introduction). While due diligence exercised by land registration officers in regard
to individual applications needs to be assessed fully, registration offices can disseminate
information (e.g. flyers, brochures, web sites) on the relevance of registration procedures to
gender equitable land tenure to citizens, notaries, lawyers and staff at relevant government
agencies. These activities would need to reach out both to women and men to ensure that
women are sufficiently supported by their families, if they wish to act on the information
provided. In the Republic of North Macedonia, for example, notaries and the Agency for
Real Estate Cadastre organize open days for providing free legal and professional assistance
to citizens (EU, 2013).

5.3 Access to services

Access to the services of land registration offices plays an important part in gender equality in
land ownership and control. Land registration fees applied incrementally on the basis of the
number of owners who register, for example, act as a disincentive. Serbia has improved access
to the services of land registration offices by introducing an incentive tax (costing a token fee
of EUR 3) if spouses/partners register as co-owners of a property. Serbia has also established
mobile registration service centres to improve access to property registration services for
women, the poor and vulnerable groups in Serbia (FAO and GIZ, 2020).

5.4 Gender equality strategies

More generally, strategies that aim to strengthen gender equality in property rights can include
the use of special measures in the form of quotas to ensure that women are represented in land
administration. Such measures can encourage women to make use of these services as well
as help overcome gender stereotypes in relation to land ownership. Trainings can also equip
staff with a better understanding of the specific challenges that wives, partners and daughters
may face in securing their property and the consequences for gender equality. They can also
empower registration staff in their interactions with male applicants, particularly when it
comes to communicating the benefits of joint registration for spouses or partners. As such,
the registry or its contractor should:

o carry out awareness raising and training with officials and staft so that they understand the
barriers that women face, the special steps that are required, and how they can overcome
those barriers;

o ensure that procedures include steps to protect the rights of all, that there is room on
forms to record all holders (not just the head of household) and that matrimonial parcels are
recorded in the names of both spouses;
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« ensure gender balance in the staff;

« develop and deliver information sessions for women and men and ensure that women are
targeted in any communications activities and publications;

« set up a help line to provide free legal advice to women and vulnerable rights holders;

« take into account the restricted time available to wo men and facilitate access to services
through the provision of mobile services and dedicated hours (FAO, 2017).

Land registration offices also have a role to play in the dissemination of information. The
publication of guides in language that is accessible can help users understand the benefits of
joint registration and become aware of any incentives that are available to them.

5.5 Establishment of professional bodies and development of a
code of conduct and ethical standards

Professional associations at the national and international level are crucial for fostering social
identity at the professional level, the development of professional ethics, standards and codes
of conduct, as well as for the exchange of information and close cooperation with other
relevant professional bodies, in particular chambers of notaries, associations of judges and
bar associations. A regional network across Southeast Europe that encourages cooperation
between land registration officers and academics specialised in land registration law, for
example, could lead to a sound and uniform interpretation and implementation of national
laws that could benefit gender equality.

The property registration and cadaster authorities in the region actively participate in the
UNECE Working Party on Land Administration (WPLA), an intergovernmental group
of policymakers and experts. The WPLA promotes tenure security and creates more
effective land registries, as well as sustainable land policies. It provides a neutral platform
for knowledge-sharing and discussion between governments and other land stakeholders,
developing good practice in land registration, land consolidation and informal settlement
management.

Land registries in Southeast Europe are members of Eurogeographics, as are National
Mapping, Cadastre and Land Registry Authorities in Europe. Eurogeographics provides
a range of products and services® and expertise which supports navigation, emergency
response, a reliable and secure land and property market and many more government and
business decisions and services. Land registration officers in Southeast Europe can also
join the International Federation of Surveyors (FIG). In Bulgaria, land registration officers
are recognized as magistrates (i.e. judges) and in some European Countries, competencies
of law (enforcement) officers (Rechtspfleger in German) in non-contentious jurisdiction
include land register law (EU, 2008). Internal Guidelines for harmonised practice such as
the Green Paper for European Rechtspfleger (EU, 2008) can provide some guidance but their
international union® does not fill the role of an international association of land registration
officers comparable to the role of UINL in regard to notaries.

5. Eurogeographics, https://eurogeographics.org/our-members/, accessed 13 July 2020.
6. EU Rechtspfleger/Greffier, https://eur-online.eu/en/, accessed 23 June 2020.
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5.6 Life-long learning and information exchange

Issues related to gender equality in land ownership and control should form part of the
professional training that land registration officers require for their qualification and should
be included in life-long learning opportunities, as part of a land administration strategy.
Conversely, law faculties, judicial academies or centres for the education of judges, civil
servants and notaries should consider the role of land registration offices and explore
opportunities for collaboration in joint research projects, pilot projects, seminars and training
events to facilitate collaboration on gender equality. E-Learning could play an important role
both at the national and international level. Participation at relevant conferences, workshops
and seminars would enable land registration officers to share experiences and standpoints
with colleagues and members of law-drafting committees. Participation in such conferences
should be supported and funded, and land registration officers should keep up to date
with developments in their field through, for example, online newsletters and professional
networks and associations. Such measures would provide an important contribution to a
uniform interpretation and implementation of relevant laws and support gender equitable
land tenure.

5.7 The collection of gender-disaggregated data

The collection and dissemination of gender-disaggregated data on property transactions and
registrations is essential to understanding patterns in land ownership and control and to
addressing gender gaps. The VGGT recommend that, as part of broader public information
sharing, records of tenure rights should be available to State agencies and local governments to
improve their services. Information should be shared in accordance with national standards
and should include disaggregated data on tenure rights (CFS, 2012). Such data should include
the percentage of women registered in the property register under either full ownership, co-
ownership, or percentage of property owned. Information on other forms of land tenure
(for example use rights and control rights) should also be collected, when appropriate. In
the context of Agenda 2030, the collection of gender-disaggregated data on land tenure
falls under several indicators, including SDG indicator 5.a.1 on the proportion of the total
agricultural population with ownership or secure rights over agricultural land, by sex; and
(b) share of women among owners or rights-bearers of agricultural land, by type of tenure.
Additionally, SDG indicator 1.4.2 collects information on the proportion of the total adult
population with secure tenure rights to land, (a) with legally recognized documentation, and
(b) who perceive their rights to land as secure, by sex and type of tenure.

Gender-disaggregated data is currently being generated by the property registration and
cadaster IT systems in the region. A review of the data shows a general increase in the
percentage of women registered as owners in the property registers in the period from 2013
to 2019 (FAO and GIZ, 2020).
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5.8 Summary of good practices in land registration in Southeast
Europe

In 2020, FAO and GIZ published a joint leaflet entitled Achieving SDG indicator 5.a.2 in
the Western Balkans and beyond (FAO and GIZ, 2020). This leaflet provides an overview of
collaboration with notaries and registration offices in Southeast Europe and a summary of
good practices in land registration in the region. In particular:

o Gender-disaggregated data is generated from the property registration and cadaster IT
systems in Southeast Europe.

o The default property regime for property acquired during a legally established consensual
union (cohabitation) is co-ownership or joint ownership in Bosnia and Herzegovina,
Montenegro, Serbia, North Macedonia and Kosovo'.

« The joint registration of land jointly owned by married couples is compulsory or encouraged
through economic incentives in Albania, Montenegro, North Macedonia and Serbia.

« Simplified procedure for ex officio joint registration of both spouses (joint ownership),
based on the marriage certificate and on the statement of both spouses for subsequent
registration of unregistered spouse for properties obtained during the marriage in Serbia as
of 8 June 2018.

o A reduction of the property registration fee has been introduced in Serbia through an
incentive tax costing just a token fee of EUR 3, aiming to stimulate and increase women’s
ownership and control over land, in cases when both spouses/partners are registered as co-
owners of the property and for the property registration of people with disabilities (Serbia’s
Law on Public Administration Taxes).

« Mobile registration service centres were established in Serbia and Bosnia and Herzegovina.
o In Albania, the Law 111/2018 “On the cadaster” makes the joint registration of marital
property compulsory. It was followed by adoption of Order No. 1150 dated 3 June 2019 which
sets forth the procedure for correcting immovable property files data when the corresponding
portion of ownership between spouses was registered in the name of one of the spouses only.
« Notaries and the Agency for Real Estate Cadastre are organising open days for providing
free legal and professional assistance to citizens in North Macedonia.

o Civil registers and Property Registers are interoperable, which facilitates inheritance
procedures and transfers of ownership in Serbia, Albania and Kosovo'. This is also planned
in Bosnia and Herzegovina.

o Kosovo* has adopted Administrative Instruction (GRK) No. 02/2020 for registration of
joint immovable property on behalf of both spouses free of charge. The joint registration
is encouraged through economic incentives in Kosovo', since the Cadastral Agency do not
apply fees for registration if both spouses request the joint registration.

* This designation is without prejudice to positions on status and is in line with UNSCR 1244/1999 and the ICJ
Opinion on the Kosovo Declaration of Independence.
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Fig. 1. The role of land registration
officers in gender equitable land tenure.
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Fig. 2. Issues related to the correction
of existing entries.
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Fig. 3. Data privacy issues connected to
land registers.
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[La notarisation viethamienne
Un trajet de développement

Notaire TUAN Dao Thanh | President

République Socialiste du Vietnam

34 ANS D'HISTOIRE DE SA CONSTITUTION

Si l'on prend la naissance de la Circulaire n® 574/
QLTPK du 10 Octobre 1987 du Ministere de la
Justice guidant les travaux notariaux publics
comme la date marquant le rétablissement de l'ins-
titution notariale dans le systéme juridique de
notre pays jusqu’a présent, la profession notariale
de la République Socialiste du Vietnam a environ
34 ans d'histoire de sa constitution et de son dé-
veloppement. Il s'agit d'une durée relativement
courte par rapport a l'histoire de la constitution et
du développement des institutions notariales de
nombreux autres pays du monde. Pourtant au
cours de cette période, le notariat vietnamien a ob-
tenu des résultats significatifs, affirmant progres-
sivement sa position et son role dans le systéme
juridique du pays ainsi que dans la vie socio-éco-
nomique en général. En outre, malgré cette créa-
tion tardive, nous avons progressivement intégré
et appliqué les tendances législatives avancées du

monde, en conformité avec les conditions et cir-

constances spécifiques du Vietnam dans le proces-
sus de construction et de perfectionnement de nos

institutions notariales.

I

Linstitution notariale du Vietnam est actuelle-
ment concue selon un certain nombre de textes
juridiques tels que : le Droit Notarial de 2014, D¢-
cret n° 29/2015/ND-CP du 15 Mars 2015 du
Gouvernement détaillant et guidant la mise en
ceuvre d'un certain nombre des articles du Droit
Notarial ; la Circulaire n°® 06/2015/TT-BTP du 15
Juin 2015 du Ministere de la Justice détaillant et
guidant la mise en ceuvre d'un certain nombre
d'articles du Droit Notarial (ultérieurement Circu-
laire n® 01/2021/TT-BTP du 03 Février 2021 du
Ministere de la Justice détaillant un certain nom-

bre d'articles et de mesures de mise en ceuvre du

89



UINL Union Internacional del Notariado

Droit Notarial) ; et la Circulaire n® 04/2015/TT-
BTP du 15 Avril 2015 du Ministere de la Justice
guidant le perfectionnement de la pratique nota-
riale. Sur la base des textes juridiques susmention-
nés, certains commentaires peuvent étre formulés
a propos de l'institution notariale de la République

Socialiste du Vietnam, comme suit :

* Sur la base de la Clause 1 de l'Article 2 du Droit
Notarial de 2014, ainsi que du contenu d'un cer-
tain nombre d'autres droits concernés, en termes
de nature juridique, les notaires de la République
Socialiste du Vietnam sont des témoins profession-
nels, formés et nommés pour exercer au nom de
'Etat conformément aux dispositions du Droit
Notarial. Par conséquent, la profession notariale
est de puissance publique, et les activités notariales
sont considérées comme des activités de service

public.

* D'un point de vue réglementaire, l'institution no-
tariale actuelle du Vietnam est organisée selon un
modele mixte, comprenant le notariat d’Etat (les
bureaux notariaux publics) et le notariat indépen-
dant (les bureaux notariaux privés). On est parti
d’un ancien modéle de notariat d’Etat, actuelle-
ment en cours de transition vers un modeéle de no-
tariat indépendant. En d'autres termes, ce modéle
de notariat mixte n'est que transitoire, pour une

durée relativement courte.

+ En principe, les contrats et transactions notariés
au Vietnam ont deux valeurs juridiques fonda-
mentales, « I'effet d'exécution » et « la valeur de la
preuve ». Selon la Clause 2 de I’Article 5 du Droit
Notarial de 2014, les actes notariaux ont «l'effet d'e-
xécution» pour les parties concernées, qu'il s'agisse

de particuliers ou d’autorités publiques compéten-
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tes. Quant au contenu de la Clause 3 de 'Article
5 du Droit Notarial de 2014, on voit que « les dé¢-
tails, les événements dans les contrats, les transac-
tions notariées» sont des détails, des événements
qui ne sont pas prouvés, sauf dans les cas que le
Tribunal déclare invalides. Tandis que des actes tra-
duits notariés sont valables pour utilisation en tant

que documents et actes traduits (voir Clause 4,

Article 5, Droit Notarial de 2014).

+ Actuellement, il existe deux types d'organismes
de pratique notariale au Vietnam. Le premier type
est le bureau notarial public qui est organisé selon
le modeéle des unités de service public (voir Clause
2 Article 19 du Droit Notarial de 2014, et Article
9 du Droit des Fonctionnaires de 2010, modifié et
complété en 2019). Le deuxiéme type est le bureau
notarial privé qui est organisé selon le modele des
compagnies au nom collectif (voir Clause 1 Article
22 du Droit Notarial de 2014, et Article 177 du
Droit des Entreprises de 2020). En principe, les
deux types d'organismes de pratique notariale sus-
mentionnés doivent assumer la méme responsabi-
lité juridique, en particulier la responsabilité juridi-

que devant ceux qui demandent la notarisation.

» Au Vietnam, les notaires travaillant dans les bu-
reaux notariaux publics sont considérés comme
des fonctionnaires (voir I'Article 2 du Droit des
Fonctionnaires de 2010, modifié et complété en
2019), alors que les notaires qui travaillent dans les
bureaux notariaux privés ne sont pas considérés
comme des officiers ou fonctionnaires (voir 'Arti-
cle 4 du Droit des Officiers et Fonctionnaires de
2008, modifié et complété en 2019, et l'Article 2
du Droit des Fonctionnaires de 2010, modifié et
complété en 2019). Dans le cas le plus général, les

notaires qui travaillent dans les bureaux notariaux



privés sont répartis en deux groupes. Le premier
groupe est constitué des notaires au nom collectif
du bureau notarial privé (voir Clause 1 Article 22,
Droit notarial de 2014), tandis que le deuxieme
groupe est constitué des notaires travaillant dans
ces bureaux notariaux privés dans le cadre du ré-

gime contractuel (voir Point b, Clause 1, Article 17,

Droit notarial de 2014).

« Il existe certaines différences concernant les re-
gles de nomination, mais, dans le domaine du mé-
tier notarial, les notaires sont égaux devant la Loi
(voir Article 8, Droit Notarial de 2014), le proces-
sus de nomination (voir Article 12, Droit Notarial
de 2014), les droits et obligations (voir Article 17,
Droit Notarial de 2014), les processus et procédures
a effectuer lors d’opérations (voir Article 40 et Ar-
ticle 41, Droit Notarial de 2014) sous autorité no-
tariale (voir Article 42, Droit Notarial de 2014)...
Et évidemment, la loi notariale actuelle au Viet-
nam ne fait aucune distinction entre les groupes
de notaires différents concernant la valeur juri-
dique des actes notariés et certifiés par eux, ou
concernant les types de contrats, de transactions
ou la valeur des contrats et transactions qui sont

notariés...

* Auparavant, la création d'organismes notariaux
était basée sur la « planification globale du déve-
loppement du métier notarial » conformément au
contenu de la Clause 1, Article 18, Droit Notarial
de 2014 et a "Annexe a la Décision n° 2104/
QDTTg du 29 Décembre 2012 du Premier Minis-
tre approuvant la « Planification globale du déve-
loppement du métier notarial jusqu’en 2020 ».
Cependant, depuis le Droit de la planification de
2017, le Droit modifiant et complétant un certain

nombre d'articles de 11 Droits relatifs a la planifi-
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cation en vigueur en 2018, la création d'un orga-
nisme notarial en général, ou d’'un bureau notarial
privé en particulier, n’est plus tenue de se confor-
mer a la planification, mais elle dépend seulement
des « critéres d'examen du dossier de demande de
création d'un bureau notarial privé » délivrés par
les Comités populaires des Provinces et des Villes

Centrales conformément au contenu du Point d,

Clause 1, Article 70, Droit Notarial de 2014.

De maniére générale, conformément a la Loi, les
notaires au Vietnam ont les capacités juridiques

suivantes :

« Certifier des contrats, des transactions et conser-

ver des testaments (voir la Clause 1, Article 2 et les

Articles 40 a 60, Droit Notarial de 2014);

» Notarier des actes traduits (voir Clause 1, Article

2 et Article 61, Droit Notarial de 2014);

« Authentifier des copies a partir d’originaux (voir
Point a, Clause 1 et Clause 4, Article 5, Décret n°
23/2015/ND-CP du 16 Février 2015 du Gou-
vernement sur la délivrance de copies du registre
original, I'authentification des copies a partir d’o-
riginaux, I'authentification des signatures, I'au-

thentification des contrats et transactions);

« Authentifier les signatures d'individus sur papiers
et actes (voir Point b, Clause 2 et Clause 4, Article
5, Décret n° 23/2015/ND-CP du 16 Février 2015
du Gouvernement sur la délivrance de copies du
registre original, 'authentification des copies a par-
tir d’originaux, 'authentification des signatures,

I'authentification des contrats et transactions).

Nous voyons que le point le plus remarquable lié a
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la compétence notariale dans le systéme juridique
vietnamien est la délimitation et la séparation en
deux actes de «notarisation» et d'«authentification».
On peut affirmer que les termes «notarisation» et
«authentification» sont utilisés régulierement et
continuellement dans les textes juridiques régissant
le domaine civil au Vietnam tels que : Ordonnance
sur les Successions en 1990, Code Civil de 1995,
Code Civil de 2005, et Code Civil de 2015 ... ainsi
que dans les textes juridiques régissant un certain
nombre d'autres domaines spécialisés tels que
Droit Foncier en 2013, Droit du Logement en
2014 ... En outre, dans les textes juridiques régis-
sant le domaine de la «notarisation» et de «l'authen-
tification», nous voyons que jusqu'a la naissance du
Droit Notarial de 2006, I'acte de « notarisation »
et I'acte d'« authentification » sont réglementés
dans le méme texte juridique, et que la distinction
entre l'acte de «notarisation» et 'acte d'«authentifi-
cation» est principalement basée sur le sujet qui ef-
fectue cet acte. En d'autres termes, un méme acte,
lorsqu'il est accompli par un notaire, est appelé
«notarisation», tandis que s'il est effectué par un
autre individu et/ou organisme, il est appelé «au-
thentification». Cependant, aprés la promulgation
du Droit Notarial de 2006 et du Décret n°
79/2007/ND-CP du 18 Mai 2007 du Gouverne-
ment sur la délivrance de copies a partir du registre
original, I'authentification des copies a partir d’o-
riginaux, l'authentification des signatures, modifié
et complété a I'Article 5 selon le Décret n°® 04/
2012/ND-CP du 20 Janvier 2012 du Gouverne-
ment, les législateurs vietnamiens tendent a séparer
l'acte d'«authentification» de l'acte de «notarisa-
tion». Ce point de vue a été réaffirmé lorsque le
Droit Notarial de 2006 a été remplacé par le Droit
Notarial de 2014 et le Décret n® 23/2015/ND-CP

du 16 Février 2015 du Gouvernement sur la déli-
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vrance des copies a partir d’originaux, l'authen-
tification des copies a partir d’originaux, l'authen-
tification des signatures et I'authentification des
contrats et transactions remplacant le Décret
n°® 79/2007/ND-CP du 18 Mai 2007 du Gou-
vernement sur la délivrance de copies du registre
original, l'authentification des copies a partir d’o-
riginaux, l'authentification des signatures, modifié
et complété a I'Article 5 conformément au Décret
n° 04/2012/ND-CP du 20 Janvier 2012 du Gou-
vernement. Globalement, on peut distinguer 'acte
de «notarisation» et I'acte d'«authentification» sur
de nombreux aspects différents. Pour clarifier cela,

nous pourrions donner quelques exemples :

» Concernant le sujet qui accomplit I'acte : I'acte
de notarisation sera effectué par le notaire (voir Ar-
ticle 2, Droit Notarial de 2014) tandis que I'acte
d'authentification sera effectué aupres du Comité
populaire de la commune, quartier, cheflieu, Di-
vision de la Justice ou certaines autres autorités
compétentes (voir Article 5, Décret n° 23/2015/
ND-CP du 16 Février 2015 du Gouvernement sur
la délivrance de copies du registre original, l'au-
thentification des copies a partir d’originaux, I'au-
thentification des signatures et 'authentification

des contrats et transactions).

» Concernant le niveau de responsabilité¢ du sujet
qui accomplit I'acte : le notaire doit assumer la res-
ponsabilité de ['authenticité et de la légalité¢ du do-
cument notarié, tandis que les personnes qui
procédent a l'authentification prennent une res-
ponsabilité sur la date et le lieu authentifiés, la ca
pacité d'acte civil, la volonté volontaire, la signa-
ture, et sur des empreintes digitales des deman-
deurs de l'authentification. Ceci est clairement

démontré dans le contenu du témoignage du no-



taire avec la Circulaire n® 06/2015/TT-BTP du 15
Juin 2015 du Ministére de la Justice détaillant et
guidant la mise en ceuvre d’un certain nombre
d’articles du Droit Notarial ou plus tard la Circu-
laire n°® 01/2021/TT-BTP du 03 Février 2021 du
Ministere de la Justice détaillant un certain nom-
bre d'articles et de mesures de mise en ceuvre du
Droit Notarial et les formulaires du témoignage de
['authentification émis avec la Circulaire n°® 01/
2020/TT-BTP du 03 Mars 2020 du Ministére de
la Justice détaillant et guidant la mise en ceuvre
d'un certain nombre d'articles du Décret n°
23/2015/ND-CP 16 Février 2015 du Gouverne-
ment sur la délivrance de copies du registre origi-
nal, authentification des copies a partir d’origi-
naux, 'authentification des signatures et 'authen-

tification des contrats et des transactions).

+ Concernant les frais : conformément aux dispo-
sitions du Droit en vigueur, il existe une différence
considérable entre les frais de notarisation et les
frais d'authentification (voir le niveau de frais de
notarisation émis avec la Circulaire n® 257/2016/
TT-BTC du 11 Novembre 2016 du Ministere des
Finances réglementant le niveau de perception, le
régime de la perception, le paiement, la gestion et
|'utilisation des frais de notarisation, les frais d'au-
thentification, les frais d'évaluation des normes, les
conditions de pratique notariale, les frais d'évalua-
tion des conditions du fonctionnement du Bureau
notarial, les frais de délivrance de la carte de no-
taire, modifiés et complétés par un certain nombre
d’articles de la Circulaire n°® 111/2017/TT-BTC du
20 Octobre 2017 du Ministere des Finances, et le
niveau des frais d'authentification émis avec la Cir-
culaire n°® 226/2016/TT-BTC du 11 Novembre
2016 du Ministere des Finances réglementant le ni-

veau de perception, le régime de la perception, le
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paiement, la gestion et l'utilisation des frais d'au-

thentification)...

Malgré ces différences, il semble que les documents
notariés et les documents authentifiés (qui sont les
résultats de l'acte de «notarisation» et de l'acte
d'«authentification») ont une méme valeur juridi-
que, notamment en matiére de procédure civile
(voir Point ¢, Clause 1, Article 92, Code de Procé-
dure civile de 2015). On peut donc affirmer que
jusqu'a présent, la loi positive du Vietnam ne peut
toujours pas distinguer clairement et de facon co-
hérente l'acte de «notarisation» et de l'acte d'«au-

thentificationy.

A partir de la réalité, ainsi que conformément aux
dispositions de la Loi liée, I'auteur estime que la
notarisation des contrats et des transactions est
une activité centrale, déterminant le role principal
de l'institution notariale vietnamienne. Nous vo-
yons également, sur la base du contenu de la
Clause 1, Article 2 du Droit Notarial de 2014, que
le notaire est autorisé a certifier les contrats et les
transactions « qui doivent étre notariés conformé-
ment aux dispositions de la Loi quand le particu-
lier ou I'organisme demandent volontairement la
notarisation ». En étudiant le contenu de nom-
breux textes juridiques régissant un certain nombre
des domaines concernés, nous trouvons que la con-
formité a la Clause 1, Article 2 du Droit Notarial
de 2014 a été parfaitement comprise et clairement
démontrée dans le contenu de ces textes. En regar-
dant la notarisation selon les dispositions de la loi
ou la notarisation selon la demande volontaire
(sauf I'acte de notarisation pour des traductions ou
un certain nombre d’actes d'authentification con-
formément a la loi applicable), nous pouvons dis-

tinguer les contrats, transactions notariées et/ou
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authentifiées selon les situations suivantes :

 Les contrats et les transactions qui doivent étre
notariés (par exemple 'accord sur la maternité de
substitution a des fins humanitaires conformément
a la Clause 2, Article 96, Droit du mariage et de la
famille de 2014);

 Les contrats et transactions qui doivent étre no-
tariés ou authentifiés (par exemple les «contrats et
documents définissant les droits des utilisateurs

fonciers» conformément au contenu de la Clause

3, Article 167, Droit Foncier de 2013);

* Les contrats et les transactions dont les signatures
doivent étre authentifiées (par exemple, une Pro-
curation en vertu du Point d, Clause 4, Article 24,
Décret n® 23/2015/ND-CP du 16 Février 2015 du
Gouvernement sur la délivrance de copies du re-
gistre original, 'authentification des copies a partir
d’originaux, 'authentification des signatures et au-

thentification des contrats et des transactions);

* Les contrats et transactions qui sont notariés ou
authentifiés selon la demande volontaire : tous
types de papiers et documents écrits dont le con-

tenu satisfait aux dispositions de I'Article 116 du

Code civil en 2015.

Conformément au contenu du Chapitre VII du
Droit Notarial de 2014, les frais que les deman-

deurs doivent payer aux notaires sont les suivants :

« Frais de notarisation (voir Article 66, Droit No-
tarial en 2014) : il s'agit des frais que le demandeur
de notarisation doit payer lors de la notarisation

des contrats, des transactions, des traductions, de

94

la conservation des testaments, de la délivrance des
copies des documents notariés. Sur la base de la
Clause 1, Article 3 du Droit des frais et charges de
2015, le traitement des frais de notarisation a en
partie confirmé la nature de «service public» des ac-
tivités de notarisation au Vietnam. En général, les
frais de notarisation seront déterminés par l'auto-
rité compétente publique sur la base de certains

principes (voir Chapitre II, du Droit des frais et
charges de 2015).

+ Rémunération de notarisation (voir Article 67,
Droit Notarial de 2014) : il s'agit des frais que le de-
mandeur de notarisation doit payer lorsqu'il de-
mande a un organisme notarial de rédiger des
contrats, des transactions, de dactylographier, de
copier, de traduire des papiers, documents et autres
aspects liés aux activités de notarisation. La loi ac-
tuelle assigne également aux Comités populaires
des provinces et des villes centrales le soin de fixer
le plafond de la rémunération de notarisation, et
les organismes de notarisation ne sont pas autori-
sés a percevoir au dela du plafond prescrit et doi-
vent étre répertoriés publiquement et expliquer
clairement au demandeur de notarisation le tarif

des frais de notarisation.

» Autres frais (voir Article 68, Droit Notarial de
2014) : il s'agit des frais que le demandeur de nota-
risation doit payer lorsqu'il demande une vérifica-
tion, une expertise (voir Clause 5, Article 40, Droit
Notarial de 2014) ou la réalisation d’une notarisa-
tion en dehors du siege (voir Clause 2, Article 44,
Droit Notarial de 2014). Le niveau de charge sera
convenu entre le demandeur et 'organisme nota-
rial sur la base du principe du calcul des charges

affichées publiquement au siége de I'organisme no-



tarial et le demandeur doit également étre informé
clairement sur chaque dépense concreéte.

Ainsi, pour que tous les particuliers et les orga-
nismes de tous les secteurs puissent accéder aux
services de notarisation et les utiliser de maniere
pratique et facile, I'Etat a réglementé les dépenses
totales que ces particuliers et ces organismes doi-
vent payer aux Bureaux notariaux publics ou aux
Bureaux notariaux privés lors du reglement d’'un
acte notarial. En outre, les particuliers ou les orga-
nismes qui demandent la notarisation d’un acte
peuvent choisir d'utiliser ou de ne pas utiliser tout
ou partie des affaires décrits a 'Article 67 et 'Arti-
cle 68 du Droit Notarial de 2014. Sur la base des
dispositions de la loi ainsi que sur la base de notre
propre expérience pratique, nous constatons qu'un
organisme notarial ne peut collecter les frais
comme décrit ci-dessus que lorsque cette demande
de notarisation a été complétement résolue. Parmi
les trois types de frais, a I'exception des frais de no-
tarisation, il peut y avoir certaines différences entre
les provinces et les villes centrales en termes de
rémunération et autres frais. Selon notre évalua-
tion, cette différence provient principalement des
conditions socio-économiques spécifiques de ces

localités.

Parmi les frais cités ci-dessus, ceux que le deman-
deur de notarisation doit payer dans tous les cas,
lorsque la notarisation et/ou l'authentification
sont réalisées, sont les frais de notarisation et/ou
d'authentification. Afin de déterminer le montant
exact des frais pour chaque demande de notarisa-
tion ou d'authentification concreéte, il convient de
se référer au contenu de la Circulaire n°® 257/
2016/TT-BTC du 11 Novembre 2016 du Ministére

des Finances fixant les tarifs, le régime de percep-
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tion, le paiement, la gestion et I'utilisation des frais
de notarisation, des frais d'authentification, des
frais d'évaluation des normes et des conditions de
la pratique du métier notarial, des frais d'évalua-
tion des conditions du fonctionnement du Bureau
notarial, des frais de délivrance de la carte de no-
taire, modifiés et complétés par un certain nombre
d'articles de la Circulaire n°® 111/2017/TT-BTC du
20 Octobre 2017 du Ministére des Finances qui
peut pas étre négligée. Lorsqu’ on se référe au texte
intégral de la Circulaire n® 257/2016/ TT BTC du
11 Novembre 2016 du Ministere des Finances ré-
glementant les tarifs, le régime de perception, le
paiement, la gestion et l'utilisation des frais de no-
tarisation, des frais d'authentification, des frais d'é-
valuation des normes et des conditions de pratique
du métier notarial, des frais d'évaluation des con-
ditions de fonctionnement du Bureau notarial, des
frais d'émission de la carte de notaire, modifiés et
complétés par un certain nombre d'articles de la
Circulaire n°® 111/2017/TT-BTC du 20 Octobre
2017 du Ministére des Finances ci-dessus, théori-
quement les frais de notarisation et/ou d’authen-
tification au Vietnam sont concus sur la base d'un
principe de division en différents groupes, déter-

minant les tarifs comme suit :

+ Le premier groupe comprend les types de
contrats et de transactions pour lesquels 1'orga-
nisme notarial est autorisé a percevoir des frais en
fonction de la valeur de ces contrats ou transac-

tions. Les frais sont progressifs mais ils sont pla-
fonnés a 70.000.000 VND par cas (soit environ
3.000 USD).

+ Le deuxiéme groupe concerne les types de con-

trats et de transactions pour lesquels I'organisme
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notarial est autorisé a percevoir des frais qui ne
sont pas basés sur la valeur de ces contrats ou de
ces transactions. Ces frais sont déterminés en fonc-
tion du type de contrat ou de transaction établi par
les parties. Ces frais sont plafonnés a 100.000
VND par cas (soit environ 4 USD).

* Le troisiéme groupe comprend les types de con-
trats et de transactions qui n'appartiennent ni au
premier ni au deuxiéme groupe, avec des frais qui
sont prescrits pour les types de notarisation tels
que : les frais de conservation des testaments, les
frais de délivrance de copies de documents nota-
riés, les frais de notarisation, les frais d'authentifi-
cation ... Ce frais sont plafonnés a 200.000 VND

par cas (soit environ 8 USD).

11

En revenant a l'histoire de la constitution et du dé-
veloppement de la notarisation au Vietnam, il
nous semble que les clercs ont des opinions varia-
bles sur le moment ou l'institution de notarisation
dans le systéeme juridique vietnamien a été consti-
tuée. Lune de ces opinions considere que la date
de constitution de l'institution de notarisation du
Vietnam est marquée par le Décret du 24 Aot
1931 du Président de la République Francaise sur
l'organisation notariale (appliquée dans toute I'In-
dochine selon la Décision du 07 Octobre 1931 du
Gouverneur général d'Indochine de I'époque, P.
Pasquies), et de fait il y avait a ['époque au Vietnam
un Bureau notarial a Hanoi et trois Bureaux
notariaux a Saigon. De plus, dans d'autres provin-
ces et villes telles que Hai Phong, Nam Dinh, Da
Nang .., le travail notarial était assuré en sus par le

Chef du Bureau administratif du Tribunal de pre-
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miére instance. Apres la révolution d’Aott 1945,
le Ministre de la Justice M. VU Trong Khanh a
signé le ler octobre 1945 le Décret de révocation
de notaire de M. Deroche, de nationalité francaise,
et nommé M. VU Quy Vy, de nationalité vietna-

mienne comme notaire 3 Hanoi.

Pour répondre aux besoins de notarisation des
individus et des organismes, un certain nombre de
textes juridiques directement liés aux activités
notariales ont été émis pendant cette période tels
que : Le Décret n® 59/SL du 15 Novembre 1945
du Président Ho Chi Minh fixant les régles des
visas des papiers, le Décret n® 85/SL du 29 Février
1952 du Président Ho Chi Minh promulguant les
régles d'enregistrement pour I'achat, la vente, la do-
nation et I'échange de maisons et de terrains. Ces
décrets constituaient des bases juridiques impor-
tantes qui ont joué longtemps un role fondamental
pour les activités notariales au Vietnam. Dans le
sud du Vietnam, la constitution de 'institution no-
tariale a été basée sur le Décret n° 43 du 29 No-
vembre 1954 fixant le réeglement général sur le

grade de notariat, signé par Bao Dai (en tant que

Chef de I'Etat).

Cependant, un autre point de vue considére que
la notarisation n’a été constituée comme une
pleine institution du systéme juridique officiel du
Vietnam qu’ en 1987, avec la Circulaire n® 574/
QLTPK du 10 Octobre 1987 du Ministere de la Jus-
tice portant sur les travaux notariaux publics, et la
Circulaire n° 858/QLTPK du 15 Octobre 1987 du
Ministere de la Justice portant sur la mise en ceuvre
des travaux notariaux. Sur la base de ces deux tex-
tes juridiques, le Bureau Notarial n® 1 de Ho Chi
Minh-Ville, premier organisme notarial public au

Vietnam, a été créé le 21 septembre 1988. Puis, le



27 Octobre 1989, le Bureau notarial n° 1 de Hanoi

a été officiellement créé.

Pour répondre aux besoins courants, le Conseil des
Ministres (représentant le Gouvernement) a pro-
mulgug, le 27 Février 1991, le Décret n® 45/HDBT
relatif a 'organisation et au fonctionnement de la
notarisation de 'Etat pour préciser 'ordre des pro-
cédures d'établissement des transactions enregis-
trées a I'époque dans différents textes juridiques
tels que I'Ordonnance sur les contrats économi-
ques de 1989, I'Ordonnance sur les successions de
1990, 'Ordonnance sur le logement de 1991, 1'Or-
donnance sur les contrats civils de 1991 ... Immé-
diatement apres la mise en place du Code civil de
1995, le Décret n° 31/CP du 18 Mai 1996 du Gou-
vernement sur 'organisation et le fonctionnement
de la notarisation de I'Etat a été promulgué pour
remplacer le Décret n® 45/HDBT du 27 Février
1991 du Conseil des Ministres (a présent, appelé
le Gouvernement) sur l'organisation et le fonction-
nement de la notarisation de I'Etat. Ensuite, le Dé-
cret n° 75/2000/ND-CP du 08 Décembre 2000 du
Gouvernement sur la notarisation et ['authentifi-
cation a été promulgué pour élargir la compétence
de la notarisation et/ou de l'authentification ainsi
que la fondation initiale de la «socialisation» des
activités notariales au Vietnam. Selon le point de
vue le plus général, pendant cette période, la nota-
risation vietnamienne était organisée et pratiquée
selon le modele du service notarial public, I'orga-
nisme notarial était une agence d'Etat, le notaire
était un officier, fonctionnaire de I'Etat ... A cette
époque, au Vietnam, 141 Bureaux Notariaux Pu-
blics ont été créés avec un total de 353 notaires en

exercice. Puis, apres la promulgation du Code civil
de 2005, le Droit Notarial de 2006 a été introduit
pour remplacer le Décret n° 75/2000/ND-CP du
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08 Décembre 2000 du Gouvernement sur la nota-
risation et l'authentification. C’était la premiere loi
régissant le domaine de la notarisation au Viet-
nam, et c’était également un texte juridique mar-
quant le processus d’évolution du modele de
notariat vietnamien du notariat de I'Etat vers le no-
tariat indépendant. D’une facon générale, le Droit
Notarial de 2006 constituait la mise en ceuvre de
contenus importants de la Résolution n° 48-
NQ/TW du 24 Mai 2005 du Bureau Politique re-
lative a la stratégie pour la construction et
l'achévement du systéme de la Loi vietnamienne
jusqu’a I'an 2010, l'orientation vers I'an 2020, et
la mise en ceuvre de la Résolution n® 49-NQ/TW
du 02 Juin 2005 du Bureau Politique relative a la
stratégie de réforme judiciaire jusqu'en 2020. A
cette époque, a coté des Bureaux notariaux Publics,
on voyait apparaitre des Bureaux notariaux privés,
et outre des notaires officiers ou fonctionnaires, il
y avait également des notaires indépendants....
Apreés 5 ans de mise en ceuvre du Droit Notarial
de 2006, on peut compter un total de 625 organis-
mes notariaux, dont 138 Bureaux Notariaux Pu-
blics et 487 Bureaux Notariaux privés, avec un total
de 1.180 notaires en exercice dont 438 notaires de
PEtat et 742 notaires indépendants (sur un total de
1.606 notaires nommés). Actuellement, le Droit
Notarial de 2014 et les textes juridiques guidant sa
mise en ceuvre constituent des « lignes directrices
» pour le fonctionnement notarial au Vietnam, per-
mettant une avancée du processus de « socialisa-
tion » de 'activité judiciaire. Concrétement, outre
son perfectionnement et le développement des ré-
glementations introduites dans le Droit Notarial
de 2006, on trouve dans le Droit Notarial de 2014
le Décret n° 29/2015/ND-CP du 15 Mars 2015 du
Gouvernement détaillant et guidant la mise en

ceuvre d'un certain nombre d'articles du Droit No-
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tarial ... il existait des réglementations révolu-
tionnaires visant & promouvoir le processus de «so-
cialisation», par exemple en permettant la «trans-
formation» du Bureau Notarial public en Bureau
Notarial privé, ou I'aliénation du Bureau Notarial
privé ... Il y a actuellement au Vietnam un total de
3.628 notaires en exercice (dont 638 notaires d'E-
tat et 2.990 notaires indépendants) travaillant dans
1.139 organismes notariaux dont 125 Bureaux No-
tariaux publics et 1.014 Bureaux Notariaux privés.
Certaines provinces et villes centrales telles que
Hanoi, H6-Chi Minh-Ville, Can Tho, Da Nang,
Hai Phong, Quang Ninh, Binh Duong, Dong Nai
...ont développé un nombre relativement impor-
tant de bureaux notariaux ainsi que d'organismes
notariaux. On estime qu’avec une population to-
tale d'envi-ron 96,2 millions d’habitants actuelle-
ment au Vietnam, il y aurait 1 notaire pour 26.500

habitants.

En particulier, bien qu'il soit constaté au Point a,
Clause 2, Article 11, du Droit Notarial de 2006 et
plus tard au Point b, Clause 2, Article 69, du Droit
Notarial de 2014, ce n’est qu’en 2020 que la poli-
tique de développement du métier notarial au Viet-
nam a été officiellement promulguée. Plus préci-
sément, la Résolution n° 172/NQ-CP du 19 No-
vembre 2020 du Gouvernement relative a la poli-
tique de développement du métier notarial a
donné un certain nombre de solutions immédiates
et a long terme pour constituer la base de l'innova-
tion du fonctionnement notarial au Vietnam dans
les années suivantes, conformément a la volonté
de a construire un « e-gouvernement » minimisant

les procédures administratives ... a I'¢re industrie-

lle 4.0.
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Chers collegues, je voudrais maintenant vous don-

ner un certain d’informations personnelles.

Nom et prénom : TUAN Dao Thanh
Année de naissance : 1972

Sexe : Masculin

Nationalité : Vietnamienne, République
socialiste du Vietnam

Qualification : Docteur en Droit

Parcours professionnel :

+ De 1994 a4 2000 : Employ¢ assistant profession-
nel de notaire;

+ De 2000 a ce jour : Notaire public;

+ De 2004 a ce jour : Maitre de conférences,
enseignant en notarisation a 'Académie Judiciaire;
+ De 2011 a 2015 : Membre du Comité Exécutif,
Chef Adjoint du Comité d'Inspection de
I'Association des Notaires Publics de Hanoi;

+ De 2015 a 2018 : Vice-Président de 1'Associa-
tion des Notaires publics de Hanoi;

+ De 2018 a ce jour : Président de I'"Association
des Notaires publics de Hanoi;

+ De 2019 a ce jour: Président de 1'Association

des Notaires du Vietnam.

Comme vous le savez, le premier Congres national
des Délégués des notaires, créant I'Association des
notaires du Vietnam, qui a eu lieu les 13 et 14 jan-
vier 2019 a Hanoi, a ¢lu les membres du Conseil
national des Notaires. Ensuite, lors de la premiére
réunion, le Conseil national des Notaires a élu un
Comité permanent comprenant 11 membres, dont
01 Président, 03 Vice-Présidents et 01 Secrétaire
général, et j'ai été élu Président de 1'Association des

notaires du Vietnam. En tant que tel, j'ai person-



nellement élaboré un plan opérationnel pour l'en-
semble de mon mandat (de 2019 a 2022), qui se

concentre sur les travaux suivants :

+ Parfaire la gestion du personnel ainsi que les mé-
canismes de travail et de coordination des agences
d'assistance de l'Association des Notaires du Viet-

nam et du Conseil national des Notaires;

+ Promouvoir la création des Associations de No-
taires dans les provinces et les villes centrales qui
n'avaient pas encore créé d'associations (en janvier
2019, au Vietnam, seules 51 des 63 provinces et vi-

lles ont créé une Association de Notaires); -

+ Se concentrer sur la mise en ceuvre des Regles
d’¢éthique de la pratique du métier notarial qui ont
été promulguées dans la Circulaire n® 11/2012/TT-
BTP du 30/10/2012 du Ministere de la Justice ;

+ Coopérer activement avec les agences vietna-
miennes concernées par la révision du contenu des
textes juridiques liés directement ou indirectement

aux activités notariales;

+ Planifier et mettre en ceuvre les étapes prépara-
toires nécessaires pour construire une base de don-
nées commune pour les organismes notariaux a
l'échelle nationale, visant au développement de la

notarisation numérique. -

» Renforcer la coordination avec 'Union Interna-
tionale du Notariat (UINL) et participer active-
ment aux activités de la Commission des Affaires
Asiatiques (CAAs) pour des sujets qui intéressent

les deux parties.
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Le 27 Novembre 2020, lors de la réunion en ligne
de la réunion annuelle du Congres générale de
I'Union Internationale du Notariat (UINL), grace
a la confiance des collégues internationaux, il a été
décidé que le notariat vietnamien assurerait en
2021 la présidence de la Commission des Affaires
Asiatiques (CAAs). De ce fait, moi, TUAN Dao
Thanh, Président de ['Association des Notaires du
Vietnam, j'occupe le poste de Président de la Com-
mission des Affaires Asiatiques (CAAs); Mme LE
Thi Danh, Vice-Présidente de 1'Association des No-
taires du Vietnam, occupe le poste de Vice-Prési-
dente de la Commission des Affaires Asiatiques
(CAAs); M. NGUYEN Tri Hoa, Secrétaire Général
de l'Association des Notaires du Vietnam, occupe
le poste de Secrétaire de la Commission des Affai-
res Asiatiques (CAAs). En tant que Président de la
Commission des Affaires Asiatiques (CAAs) en
2021, je me concentrerai personnellement sur I'¢-
tude de l'adaptation des activités notariales dans
les conditions compliquées et imprévisibles de pan-
démie provoquées par I'émergence du syndrome
respiratoire aigu sévere SARS-CoV2 générant la
maladie Covid-19. Il conviendra de préciser les con-
ditions nécessaires, tant au niveau juridique qu’au
niveau de l'infrastructure technique, pour cons-
truire et mettre en ceuvre des institutions de nota-
risation numérique dans un environnement de
plus en plus numérisé a l'avenir. Lorsque les con-
ditions épidémiologiques le permettront, en 2021,
un séminaire en présentiel aura lieu au Vietnam
sur ce théme. Egalement en 2021, si les conditions
pratiques ne le permettent pas, ce sujet fera 'objet

d’une réunion en ligne 4 un moment approprié.
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Comme cela a été présenté ci-dessus, on peut affir-
mer que l'institution notariale a été officiellement
rétablie en République Socialiste du Vietnam en
1987. Cependant, jusqu' 2006, en raison de la spé-
cificité des conditions socio-économiques ainsi que
d'autres conditions objectives et subjectives, I'ins-
titution notariale vietnamienne a été organisée et
mise en ceuvre selon le modele du notariat d'Erat.
A T'heure actuelle, la notarisation est considérée
comme un outil de gestion administrative de I'Etat,
et il n'est donc pas nécessaire de mettre en place
un organisme socio-professionnel pour les notaires.
C’est seulement avec l'entrée en vigueur du Droit
Notarial de 2006 qu’a coté du systéme des Bureaux
notariaux publics (sur le modeéle du notariat d'E-
tat), qu’il y a eu un peu plus tard des bureaux
notariaux privés (sur le modele du notariat indé-
pendant). A mon avis, il s'agit d'une étape tres im-
portante dans le processus de constitution et de
développement de la notarisation au Vietnam. Ce-
pendant, a cette époque, dans les textes juridiques
régissant le domaine notarial, tels que le Droit No-
tarial de 2006, le Décret n° 02,/2008/ND-CP du 4
Janvier 2008 du Gouvernement détaillant et gui-
dant la mise en ceuvre d'un certain nombre d'arti-
cles du Droit Notarial (dont le dernier est le Décret
n° 04,/2013/ND-CP du 7 Janvier 2013 du Gouver-
nement, détaillant et guidant la mise en ceuvre
d'un certain nombre d'articles du Droit Notarial),
la Circulaire n°® 11/2011/TT-BTP du 27 Juin 2011
du Ministere de la Justice guidant la mise en ceuvre
d'un certain nombre de contenus relatifs au no-
taire, a l'organisation de la notarisation, aux activi-
tés de notarisation et a la gestion administrative de

la notarisation ..., aucune réglementation concréte
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ne concerne 'organisation socio-professionnelle
des notaires. Cependant, sur la base de textes juri-
diques régissant les activités de l'association, tels
que : Décret n® 45/2010/ND CP du 21 Avril 2010
du Gouvernement régissant l'organisation, le fonc-
tionnement et la gestion de 'association modifiés
et complétés par un certain nombre d’articles en
vertu du Décret n° 33/2012/ND-CP du 13 Avril
2012 du Gouvernement, la Circulaire n°® 03/2013/
TT-BNV du 16 Avril 2013 du Ministere de 1'Inté-
rieur détaillant la mise en ceuvre du Décret n°
45/2010/ND-CP du 21 Avril 2010 du Gouverne-
ment portant I'organisation, le fonctionnement et
la gestion des associations, et le Décret n° 33/
2012/ND-CP du 13 Avril 2012 du Gouvernement
modifiant et complétant un certain nombre d'arti-
cles du Décret n® 45/2010/ND CP..., certaines pro-
vinces et villes centrales ont créé localement des
Associations de Notaires (a 1'époque, appelées
Associations notariales). Plus précisément, le 22
Octobre 2011, avec l'approbation du Comité popu-
laire de Hanoi-ville, le Congres général de I'ensem-
ble des notaires de Hanoi-ville a unanimement
décidé¢ de devenir 1'Association des Notaires de
Hanoi-ville. C’était le premier organisme socio-pro-
fessionnel du notariat au Vietnam. Au moment ou
la notarisation du Vietnam a été admise en tant
que 84°™ membre de 'Union Internationale du
Notariat (UINL) le 9 Octobre 2013 a Lima, Répu-
blique du Pérou, les 4 provinces et villes centrales
du Vietnam ayant une Association de notaires
étaient la capitale de Hanoi, Ho Chi Minh-Ville,
Da Nang-ville et la province de Hai Duong. Lors-
que le Droit Notarial de 2014 a été promulgué et
accompagné de textes juridiques ou sous-juridique
Le Décret n° 29/2015/ND-CP du 15

Mars 2015 du Gouvernement détaillant et guidant

tels que :



la mise en ceuvre d'un certain nombre d'articles du
Droit Notarial, la Circulaire n°® 06/2015/TT-BTP
du 15 Juin 2015 du Ministere de la Justice détai-
llant et guidant la mise en ceuvre d'un certain nom-
bre d'articles du Droit Notarial, la Circulaire n°
04/2015/TT-BTP du 15 Avril 2015 du Ministeére
de la Justice guidant la pratique notariale .., la po-
sition et le role de 'organisme socio-professionnel
pour le notariat ont été précisées de maniére claire
et précise. Avec la maturation et le développement
du notariat vietnamien, notamment l'augmenta-
tion du nombre de notaires ainsi que le nombre
d'organismes notariaux opérant selon le modele du
notariat indépendant, peu a peu le notariat a été
considéré comme un métier et accompagné de
nombreuses associations de notaires a travers le
pays. Actuellement, afin de répondre aux normes
de I'Union Internationale du Notariat (UINL)
ainsi qu’aux besoins internes, la création d'un or-
ganisme socio professionnel pour le notariat a I'é-
chelle nationale a été réalisée. De ce fait, le 2
Février 2017, le Premier Ministre de la République
Socialiste du Vietnam a promulgué la Décision n°
132/QD-TTg relative a 'approbation du projet de
création de 1'Association des notaires du Vietnam,
puis le 1 er Aoat 2017, le Ministre de la Justice de
la République Socialiste du Vietnam a signé la Dé-
cision n° 1224/QD-BTP sur la promulgation du
plan d'organisation de la mise en ceuvre du Projet
visant a créer 1'Association des notaires du Viet-
nam. Afin de mettre en ceuvre le contenu des tex-
tes susmentionnés et de répondre aux aspirations
du notariat dans tout le pays, le premier Congres
national des délégués de notaire a été organisé les
13 et 14 Janvier 2019 a la capitale de Hanoi, et il a
solennellement décidé de créer 'Association des

notaires du Vietnam. Jusque-la, 51 des 63 provin-
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ces et villes centrales avaient adhéré a 'Association
des notaires a I'échelle nationale. Conformément
au contenu de 1'Article 39 du Droit Notarial de
2014 et 'Article 30, le Décret n° 29/2015/ND-CP
du 15 Mars 2015 du Gouvernement détaillant et
guidant la mise en ceuvre d'un certain nombre d'ar-
ticles du Droit Notarial ainsi que la Charte de 1'As-
sociation des notaires du Vietnam approuvée selon
la Décision n° 1621/QD-BTP du 19 Juillet 2019 du
Ministre du Ministere de la Justice de la Républi-
que Socialiste du Vietnam, l'Association des notai-
res du Vietnam a les pouvoirs et obligations de

base suivants:

+ Représenter et protéger les droits et intéréts légi-
times des membres conformément aux disposi-
tions de la Charte de ['Association des notaires du

Vietnam et aux dispositions de la loi.

+ Admettre et exclure des membres; récompenser
et discipliner les membres; régler les plaintes et les
dénonciations conformément aux dispositions de

la Charte de 'Association des notaires du Vietnam.

¢ Promulguer les Régles d’éthique de la pratique
notariale; superviser le respect des Reégles d’éthique
de la pratique notariale et des dispositions de la loi

sur la notarisation.

+ Coordonner, avec le Ministére de la Justice, l'or-
ganisation de la formation, du recyclage et de la
pratique notariale conformément aux dispositions
de la loi, et participer a la formulation, a la propa-

gande, a la diffusion et a I'éducation des droits.

* Mettre en place en son sein un Fonds d'indem-

nisation pour permettre l'indemnisation de dom-
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mages causés par la faute des membres lors de
l'exercice de la pratique notariale dans le cas ou l'as-
surance de responsabilité professionnelle des mem-
bres ne suffit pas a compenser le dommage, et gérer

le Fonds d'indemnisation conformément a la loi.

* Mener des activités de coopération internatio-

nale sur la notarisation conformément a la loi.

» Vérifier la mise en ceuvre de la Charte de I'Asso-
ciation des notaires du Vietnam; suspendre et de-
mander la modification ou l'annulation des
résolutions, des décisions et des réglements de I'As-
sociation des notaires qui seraient contraires a la
Charte de 'Association des notaires du Vietnam;
proposer des autorités compétentes pour suspen-
dre la mise en ceuvre et demander des modifica-
tions ou l'annulation des résolutions, des décisions
et des dispositions de I’Association de notaires qui

seraient contraires a la loi.

+ Rendre compte au Ministére de la Justice sur le
Projet d'organisation du Congres a terme, les plans
de personnel et les résultats du Congres; faire des
rapports périodiques ou tous autres rapports a la

demande du Ministere de la Justice.

¢ Autres missions et pouvoirs conformément aux
dispositions de la loi et a la Charte de 'Association

des notaires du Vietnam.

Et pour entreprendre les travaux susmentionnés,
I’ Association des Notaires du Vietnam et le Con-
seil national des Notaires ont mis en place les agen-

ces d'assistance suivantes :

» Bureau de I'Association;
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+ Département de spécialité et formation et recyclage;
+ Département de protection des droits des membres;

+ Département d'Inspection, de surveillance, de

récompense et de discipline ;
+ Département des finances.

Par ailleurs, la structure des organisations socio-
professionnelles de notaires au Vietnam est divisée
en deux niveaux : une Association de notaires au
niveau chaque province ou ville centrale, et au ni-
veau national I'"Association des notaires du Viet-
nam. Théoriquement, tous les notaires en exercice
sur le territoire de la République Socialiste du Viet-
nam doivent étre membres de I'Association des no-
taires (voir Point h, Clause 2, Article 17, Droit
Notarial de 2014 et Clause 2, Article 14, de la
Charte de '’Association des notaires du Vietnam
approuvée en vertu de la Décision n° 1621/QD-
BTP du 19 Juillet 2019 du Ministre de la Justice de
la République socialiste du Vietnam). En outre, le
notaire en exercice et 1'Association des notaires
continuent d'étre membres de I'Association des no-
taires du Vietnam (voir Clause 1, Article 2 et
Clause 4, Article 14, Charte de 1'Association des
notaires en vertu de la Décision n°® 1621/QD-BTP
du 19 Juillet 2019 approuvée par le Ministre de la

Justice de la République socialiste du Vietnam).

A ce jour (février 2021), 59 des 63 provinces et vi-
lles centrales ont créé une Association de notaires.
Concernant les 4 provinces restantes, la province
de Kon Tum a décidé de créer I’Association des no-
taires du Comité populaire de la province, et les 3

autres provinces (Dien Bien, Ha Nam et Quang



Tri) font également avancer la création d’une As-
sociation de notaires. Actuellement, On peut affir-
mer que la coopération internationale est ['une des
priorités de I'Association des notaires du Vietnam.
La raison en est que les activités de coopération in-
ternationale créeront des opportunités de dévelop-
pement rapide pour la notarisation du Vietnam,
par un rapprochement avec les réalisations législa-
tives en général ou la construction et le perfection-
nement du Droit Notarial en particulier des pays
avancés du monde. Si ces expériences et ces réali-
sations sont appliquées de maniére flexible et con-
formément aux conditions socio-économiques
concrétes et spécifiques du Vietnam, elles devien-
dront une force motrice importante pour pro-
mouvoir le développement de la notarisation viet-
namienne en général ainsi que le développement
de I'’Association des notaires du Vietnam en parti-
culier. En outre, une participation enthousiaste
aux activités de coopération internationale est éga-
lement ['occasion pour la notarisation du Vietnam
de jouer un role de membre dynamique et res-
ponsable de 1'Union Internationale du Notariat
(UINL) en général et de la Commission des Affai-
res Asiatiques (CAAs) en particulier. C’est pour-
quoi, malgré son trés jeune age (I'Association des
notaires du Vietnam vient de féter I'anniversaire
de ses 2 ans aprés sa création en Janvier 2021),
I'Association des notaires du Vietnam a activement
participé a des événements internationaux, en par-

ticulier les activités de coopération suivantes :
* Participation au Congres extraordinaire de I'U-
nion Internationale du Notariat (UINL) qui a eu

lieu en Juin 2019 a Madrid, Royaume d'Espagne;

* Participation a la 9°™ Assemblée - Commission
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des Affaires Asiatiques (CAAs) organisée en Juin
2019 a Oulan-Bator, République populaire de
Mongolie;

* Participation au Congreés plénier de 'Union In-
ternationale du Notariat (UINL) organisé en No-

vembre 2019 a Jakarta, République d'Indonésie;

* Participation au Congrés plénier en ligne de I'U-
nion Internationale du Notariat (UINL) qui a eu
lieu en Novembre 2020;

+ Conclusion de I'Annexe du protocole d'accord
pour 3 ans, 2020-2022, avec le Conseil supérieur
du notariat - République Francaise en Novembre
2020. 1l s'agit du premier document de coopéra-
tion internationale que 1'Association des notaires
du Vietnam a signé avec un partenaire étranger
apres sa création, affirmant ainsi l'importance de
la relation traditionnelle entre le notariat du Viet-
nam et le Conseil supérieur du notariat de la R¢-
publique Francaise. Le programme de coopération
entre les deux parties s'est concentré sur un certain
nombre de contenus importants tels que le per-
fectionnement juridique dans le domaine de la
notarisation, les activités de partenariat coopératif,
la formation et le recyclage des notaires, la numé-
risation des activités notariales et certains autres

contenus.

En outre, 'Association des notaires du Vietnam a
d'abord travaillé sur un projet de Programme de
coopération sur la notarisation avec la République
démocratique populaire algérienne; elle a assuré
une bonne réception a M. Jose Marqueno De
Llano, ancien Président de 'Union Internationale

du Notariat (UINL); elle a organisé un séminaire
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en ligne avec I'Association des Notaires de la R¢-
publique Fédérale d'Allemagne en Décembre 2020
... Surtout, en 2021, le notariat vietnamien agira
en tant que Président tournant de la Commission
des Affaires Asiatiques (CAAs). On peut dire qu'il
s'agira de l'activité de coopération internationale la
plus importante de 1'Association des notaires du
Vietnam en 2021. En fonction de la situation, en
particulier en fonction des contraintes existant en
2021 et les années suivantes, en collaboration avec
les Etats membres de la Commission des Affaires
Asiatiques (CAAs), nous créerons et mettrons en
ceuvre un certain nombre d'activités pratiques qui
affecteront directement les activités notariales dans
le futur. Avec la participation et le soutien enthou-
siaste de chaque membre de la Commission des Af-
faires Asiatiques (CAAs), nous pensons que les
activités de I'Association des Notaires du Vietnam
contribueront positivement au développement et
A la prospérité du métier notarial en Asie en parti-

culier et dans le monde en général.

104




i Ovan El Djazair

e m | (Algiers)

Tunis W

TUNEZ:

Una joven democracia
que se afianza y un destino
comercial y turistico atractivo




UINL Unién Internacional del Notariado

Tunez:

[‘.‘

Una joven democracia que se afianza y
un destino comercial y turistico atractivo

Tunez es un pais arabe del norte de africa que ha
realizado desde su Revolucion del 14 de enero de
2011, significativos avances en la via de la demo-
cratizacion y de la transicion politica, marcados
especialmente por la adopcion en 2014 de una
nueva Constitucion moderna basada en el respeto
de la democracia, de la libertad y de la dignidad y
ha dotado al pais de instituciones democraticas

estables.

Estos logros politicos que eran el fruto de un acer-
camiento inclusivo basado en el dialogo y el con-
senso entre los partidos politicos y la sociedad
civil, han valido a Tunez la atribucién del Premio
Nobel de la Paz 2015, que consagra el triunfo de
su proceso de transicion democratica y es testigo

de su singularidad en la region.

Este éxito ha, al igual, permitido a Ttinez recupe-
rar la confianza y fortalecer su posicion en el esce-
nario regional e internacional como lo demuestra

su presidencia desde 2019 de la Liga de los Estados
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Arabes, su eleccion casi unanime en 2019 como
miembro no-permanente al Consejo de Seguridad
de las Naciones Unidas para el periodo 2020-2021
y su eleccion de albergar la 182 Cumbre de la Fran-
cofonia que tendra lugar los dias 20 y 21 de no-
viembre de 2021 en la isla de Djerba y la 82 Reu-
nion de la Conferencia Internacional de Tokio so-

bre el Desarrollo Africano de 2022 (TICAD2022).

Hoy, Tunez estd trabajando para asimilar su tran-

sicion politica a una transicion econdmica y social.

El pais multiplica sus esfuerzos para reforzar la
competitividad de su economia y mejorar sus ven-
tajas competitivas. Fortificando las infraestructuras

y comprometiéndose en una serie de reformas de



gran envergadura que apuntan al restablecimiento
del equilibrio financiero, la mejora del clima de
los negocios y la promocién de inversiones y del

turismo.

El proceso de integracion y de apertura hacia el ex-
terior basado en los principios de liberalizacién, di-
versificaciéon de la base exportadora y expansion de
los socios comerciales, acompanado de la puesta
en marcha de estructuras eficaces en el campo del
transporte, de las tecnologias informaticas, de la

industria y del turismo, han contribuido a trans-
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formar progresivamente la economia tunecina, a
mejorar la balanza comercial y a promover el des-

tino turistico Tunez.

Tunez es un pais que dispone de reales fuentes de
riqueza en los sectores agricolas, agroalimentarios,
mecdnicos, eléctricos y quimicos, en el sector de la
tecnologia informdtica y de la comunicacion, en
los servicios de salud, servicios financieros, depor-
tes y distracciones al igual que en los nuevos secto-

res que dependen de la proteccion del medio

ambiente y de las energias renovables.

Tunez es el 2do. exportador mundial de
aceite de oliva después de la Unidn Europea.

Tunez es el 59 productor mundial de fosfatos.

Ter Productor y exportador mundial de datiles (Frutos
con muchas virtudes, los ddtiles reinan en el desierto
tunecino como tesoros innumerables).

Las idustrias mecdnicas, eléctricas y electronicas
son el Ter sector exportador del pais.
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Tunez y Argentina

Tunez y Argentina celebran

este ano el 60° aniversario del
establecimiento de relaciones
diplomaticas entre ambos paises.

Durante los ultimos afios los dos paises buscan for-
talecer los lasos de amistad, dar un nuevo impulso
a las relaciones comerciales y llevar la cooperacion
economica bilateral al mismo nivel de excelencia
que caracteriza las relaciones politicas y diplomati-

cas entre ambos paises.

Los intercambios comerciales entre Tunez y Ar-
gentina no han alcanzado atn los niveles deseados.
Efectivamente, la balanza comercial bilateral esta
en el orden de los 127 millones de doélares (fuente:

Indec). Un volumen que, a pesar de estar en cons-

tante evolucién, se estanca mas alla de las poten-
cialidades y de las expectativas de ambos paises.

Argentina importa del pais africano, entre otros,
datiles, aceites esenciales, dcidos nucleicos, produc-
tos de ferreteria, productos de plastico, indumen-
taria, articulos de ceramica refractaria, autopartes
de motores y conductores eléctricos, al tiempo que
exporta carnes, pescados y frutos de mar, porotos
secos, garbanzos secos, trigo, maiz, pellets de soja,
granos forrajeros, aceites de soja y de maiz, produc-
tos quimicos, farmacéuticos y estéticos, y partes y

accesorios vehiculos diversos.

En materia de flujo turistico, mas alla de la riqueza,
la diversidad y la competitividad del destino turis-
tico Tunez, los ingresos de turistas argentinos estan

en un nivel relativamente bajo.

Turismo en Tunez

El turismo en Tunez es uno
de los sectores importantes de
la economia y una fuente de
divisas para el pais.

El turismo tiene un efecto domino en otros secto-
res econdmicos, tales como el transporte, las comu-
nicaciones, la artesania, el comercio y la construc-
cion. El sector aporta el 7% del PBI, cubre mas de

50% del déficit comercial y emplea a 400.000

personas.
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Tunez se encuentra en el Mar Mediterraneo y es
uno de los destinos de vacaciones mas populares
para los turistas de todo el mundo ya que esta a

menos de 2 horas de vuelo desde Europa.

Es también conocido por sus playas doradas e im-
presionantes paisajes desérticos. Una de las hermo-
sas playas de arena blanca en el mar Mediterrdneo

con sus 1 300 kilémetros de costas.
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Hammamet Bizerta
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3.000 anos de historia

Rico patrimonio con gran diversidad de sitios ar-
queoldgicos que datan de la Cartago fenicia y ro-
mana, de la época bizantina, del tiempo de los
vandalos, medinas y también la arquitectura isla-
mica, Tunez estd orgulloso de sus 3.000 mil afios

de historia.

A lo largo de los siglos el pais, que alguna vez fue

el hogar exclusivo de los bereberes, ha recibido las

Cartago

Hoteleria
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mayores potencias del mundo, como fenicios, ro-
manos y vandalos, bizantinos, arabes, otomanos y

franceses.

El pais tiene ocho sitios que estan bajo el Patrimo-
nio Mundial de la Unesco: el sitio de Cartago, La
Medina de Tunez, el Anfiteatro de El Jem, la ciu-
dad punica de Kerkouane, La Medina de Sousse,

Kairouan, Dougga y el Parque Nacional Ichkeul.

Tunez cuenta con una variedad de hoteles que van
desde Dars (hoteles boutique), chacras, hasta ho-
teles de cinco estrellas, casi 50 de ellos ofrecen cen-
tros de talasoterapia (Spa & Wellness).

Clasificado como el segundo destino después de
Francia en Talasoterapia y turismo médico, Tunez
ofrece una amplia gama de posibilidades en trata-
mientos de bienestar con agua de mar y otros ele-

mentos como algas, barro y arena.
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Ademis, es un reconocido destino de golf de clase
mundial, bien establecido en el circuito interna-
cional y disfrutado por profesionales y aficionados
por igual. Tunez tiene 11 campos de golf variados
con unas condiciones climaticas ideales durante

todo el ano.

Djerba Golf Club Tabarka Golf Course

El Sur es especialmente reconocido por su her-
moso y Unico paisaje desértico (40% de la superfi-

cie total del pais esta ocupada por el desierto del

Sahara).

Experimente el Sahara sobre el lomo de un came-
llo, para una aventura arabe inolvidable. No todo
son arenas movedizas y dunas interminables: mé-
danos de arena, aventuras en 4x4, paseos en came-
llo o paseos a caballo, pasando por los caflones con
una seductora puesta de sol en el fondo desconcer-
tante, o simplemente disfrutando de los spas o ju-

gando al golf en el corazén de la Sahara.
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Tozeur

El Lagarto Rojo
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Artesanias

En Tunez hay una variedad de productos artesana-
les como las alfombras y tapetes, los trajes tipicos
tradicionales, los articulos de cuero y marroquine-
ria, los trabajos en madera y metales, la alfareria y

ceramica, el vidrio soplado y varios otros productos

sobre todo en joyeria.
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Trajes tradicionales

La jebba tunecina, prenda, que cubre todo el cuer-
po, excepto los antebrazos y las pantorrillas, es po-
pular en todo el pais. Hecha de lino, seda o lana,
es la pieza principal de la ropa tradicional de los

hombres tunecinos.

Fouta y Blouza es el vestido de lujo que viste a las

mujeres tunecinas durante siglos.

La Chechia. Es el tocado nacional de Tunez, origi-

nalmente una gorra roja con una forma circular

hecha de lana.

Gastronomia

La cocina tunecina esta influenciada por la afluen-
cia de diferentes pueblos y extrae su inspiracién de
distintas fuentes, en particular: bereber, arabe,

turca o italiana.

Al igual que los paises de la cuenca mediterranea,
la cocina tunecina utiliza el aceite de oliva, las es-
pecias y los tomates en gran cantidad, asi como los
productos pesqueros y el ganado (cordero espe-
cialmente). El plato estrella nacional es el cuscus.
Es un plato hecho de sémola de trigo duro. Con
cordero, con pollo o con pescado, este plato tipi-

camente tunecino es muy delicioso.

RIN 128

En Tunez se pueden encontrar todos los sabores.
En la ciudad o en los hoteles se encuentran mag-
nificos restaurantes asidticos, bares de tapas, sin ol-

vidar la cocina francesa y la italiana.

Aparte de las recetas tradicionales tunecinas, podra
degustar una cocina mediterranea inventiva en un
elegante restaurante sobre el mar, snacks acompa-
fados de cocteles en un bar animado o buenos pla-
tos italianos en un ambiente relajado. Podra comer
sushi, lasafia de marisco o un solomillo con salsa

de roquefort mirando el mar.

Cuscus con cordero | Brik al huevo | Tagine | Postre y dulces | Té a la menta

115



UINL Unién Internacional del Notariado

Informaciones practicas

Bandera

Area
163.610 km?2.

Poblacion

11.708.370 de habitantes, de los cuales mas del 60
% vive en zonas urbanas. La densidad media es de
57,9 habitantes por km?. El principal grupo étnico
lo constituyen los arabes, que suponen el 98 % de

la poblacion.

PIB 2020
37230 millones USD (estimacion).
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Idioma

El arabe es la lengua oficial, el francés se habla con
fluidez, el inglés, el aleman, el italiano y el espafiol
se hablan con fluidez sobre todo en el mundo del

turismo.

Religiones
El islam es la religion oficial (aproximadamente del
98 % de la poblacion). En Tunez (ciudad de

Tunez, Djerba, etc.) habita una pequefia comuni-

dad judia.

Clima y estaciones

Tunez ofrece unas condiciones climaticas favora-
bles durante todo el afo. Los inviernos son suaves
e, incluso, un poco frescos en la costa (15°C en

Tunezy 18°C en Djerba en enero). El verano en el



suroeste y en el interior del pais es caluroso, por lo
que resulta dificil acceder a estas regiones (el ter-

mometro puede alcanzar facilmente los 40°C).

La mejor estacion para visitar Tunez es la prima-
vera, a partir de mediados de abril (16°C en Tunez
y 18°C en Djerba), y el otofo, a partir de septiem-
bre (25°C en Tunez y 30°C en Djerba). La tempe-
ratura del agua varia entre los 10 y los 15°C en
invierno y en verano puede llegar a los 23°C.

La region de Tozeur resulta especialmente agrada-
ble en invierno y en primavera, cuando la tempe-

ratura minima es de 16°C.

Salud
No se requiere ninguna vacuna para entrar en Tu-

nez (dado a la situacion sanitaria ligada al Covid-19,
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Trinez ha tomado algunas medidas para la entrada de
turistas. Se recomienda contactar la Embajada de Trinez

para mds amplia informacion).

Visa
Los argentinos y viajeros provenientes de la comu-

nidad europea no requieren visa para visitar Tunez.

Moneda

Dinar DNT, Tipo de cambio: 1 euro = 3.3 dinares
(DNT) 1 Dolar = 2.8 dinares, segtin el mercado in-
terbancario de divisas. Se aceptan las tarjetas de
crédito internacionales Visa, American Express,
Eurocard y Mastercard. Por otro lado, el sistema
bancario tunecino se caracteriza por ofrecer una
buena cobertura en todo el territorio nacional (ade-

mas de la red postal).
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This work is a co-publication of the Food and Agriculture

Organization of the United Nations (FAO) and the International
Un ion of Notaries (UINL).

The FAO Governance ofTenure Technical Guides are part of
FAO's initiative to help develop capacities to improve tenure
governance and thereby assist countries in applying the Vo-
luntary Guidelines on the Responsible Governance of Tenure
of Land, Fisheries and Forests in the Context of National Food
Security. The FAO Governance ofTenure Technical Guides are
prepared by technical specialists and can be used by a range
of actors.

They:

. translate principies of the Guidelines into practical
mechanisms, processes and actions;

. give examples of good practice - what has worked,
where, why and how;

. provide useful tools for activities such as the design of
policy and reform processes, for the design of investment

projects and for guiding interventions.

For more information on the Guidelines and FAO's activities

on governance of ten u re visit: www.fao.org/nr/tenure
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Foreword

The Voluntary Guidelines on the Responsible Governance of Tenure of Land, Fisheries
and Forests in the Context of National Food Security (VGGT; also referred to in this
guide as the Guidelines) were unanimously adopted by the Committee on World
Food Security (CFS) in 2012. The Guidelines constitute an unprecedented consensus
on principles, recommendations and good practices for improving governance of
tenure (FAQ, 2012). They provide guidance on how to recognize, protect and support
legitimate tenure rights and their holders, including extra-legal or informal individual
and collective tenure rights, as well as those arising under customary and indigenous
governance systems.

The recommendations in the Guidelines are highly relevant to actors involved in
the field of preventive justice — most notably notaries, registration officers and other
practitioners. The present technical guide aims to build on the abstract concepts laid
out in the VGGT and develop these into key recommendations for the improvement
of tenure governance. The primary goal of the guide is therefore to show how the
concepts and principles of the VGGT can be operable in the daily work of practitioners
of preventive justice.

This guide also aims to raise awareness among notaries and other practitioners
in the field of preventive justice of how their work contributes to the overarching
goal of food security for all and supports the progressive realization of the right to
adequate food in the context of national food security. The guide also promotes close
cooperation between decision-makers, practitioners and scholars working in the field
of preventive justice, in accordance with the VGGT.

This technical guide is a product of the fruitful collaboration between FAO and
UINL. Since signing a memorandum of understanding in 2016, the two organizations
have honoured their commitment to cooperation in many projects, most notably a
project undertaken in conjunction with the German cooperation organization (GIZ)
focusing on the issue of gender equality and land rights in Southeast Europe. That
project illustrated both the importance of the preventive administration of justice as
a concept and the key role that notaries, as independent public legal officers, can play
in promoting it — and ultimately, in achieving the recommendations laid out in the
VGGT and the Sustainable Development Goals (SDG; United Nations, 2015).

In the context of this collaboration, FAO wishes to point out that, in publishing this
guide, the Organization does not seek to promote any particular system of preventive
justice, the construction and implementation of which fall under the sovereignty of
States.
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1. Introduction

The Voluntary Guidelines on the Responsible Governance of Tenure of Land, Fisheries and
Forests in the Context of National Food Security (VGGT) were officially and unanimously
endorsed by the Committee on World Food Security (CFS) on 11 May 2012, following
two years of broad consultations and one year of intergovernmental negotiations. The
VGGT are a comprehensive tool aimed to provide states and non-state actors with global
means to promote responsible governance of tenure of land, fisheries and forests — with
tenure being understood in an extensive way, that includes public and private tenure
but also communal, indigenous and all sorts of informal forms of tenure.

Althoughthe central objective of the VGGT is to provide food security foralland support
the progressive realization of the right to adequate food in the context of national food
security, the correlative achievement of sustainable livelihoods, social stability, housing
security, rural development, environmental protection, and sustainable social and
economic development for all globally is also at stake.

The standards for practices laid out in the VGGT serve as a reference framework for the
development of policies and activities in favour of the responsible governance of tenure;
this technical guide aims to turn the VGGT guidance into detailed recommendations,
from two main angles:

«  The contribution that notaries, registration officers and other practitioners can
bring to the discussion for law-making, implementation of legal frameworks and
legal support, considering that law is fundamental to translating international
standards into real change.

«  The identification and promotion of good practices to be applied by notaries,
registration officers and other practitioners (also useful for governments, civil
society and all actors involved in the governance of tenure of land, fisheries and
forests).

It will also explore the opportunities that systems for the preventive administration of
justice offer for implementing and advocating for the principles laid out in the VGGT,
and how such systems can benefit from the VGGT guidance to improve legal practices.

1.1 What is the preventive administration of justice?

One of the fundamental principles of the VGGT is that tenure rights must be guaranteed
and protected by the state based on the concept of the rule of law.
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The rule of law requires that rights are protected by the judicial system in cases of
conflict, particularly through adjudication and with fair compensation whenever there
is an inevitable diminution or deprivation of rights. However, litigation is not the only
way that rights are established and protected. Clear and transparent definition of
individual rights, their registration in public registers and comprehensive advice for
the parties when they make decisions with regard to such rights (transfers, partitions,
mergers, etc.) may, in real life, be even more important as means of protection; these are
likely to prevent conflicts from arising in the first place, particularly given that only few
conflicts lead to litigation. Litigation is not and should not be the primary way to create
and protect rights.

States and parties should recognize that unregulated markets do not always serve
important societal values, including social, cultural and environmental values. The
control of market transactions is an important issue in the VGGT in relation to land-based
investments (see VGGT, paragraph 12). Under the VGGT, paragraph 12.6, states should
provide safeguards to protect legitimate tenure rights, human rights, livelihoods, food
security and the environment from risks that could arise from large-scale transactions
in tenure rights. Such safeguards may include ceilings on permissible land transactions
and regulation of how transfers exceeding a certain scale should be approved. In this
context, elements of preventive justice are a highly effective means of regulating
markets, especially in order to allow weaker and vulnerable parties to acquire tenure
rights and make use of them in a protected environment.

The preventive administration of justice aims to prevent conflicts by delivering services
of justice before conflicts arise in order to protect the rights of citizens without the cost,
burdens, duration and uncertainties associated with litigation. While all legal systems
include some aspects of preventive justice (e.g. through requirements or options of
registration of tenure rights, formalities of incorporation of companies, probate or
guardianship proceedings, etc.), formal authentication requirements tend to be more
pronounced in legal systems belonging to the civil law tradition and less widely used in
common law jurisdictions. Even within each legal tradition, the concepts and elements
of preventive justice differ greatly from jurisdiction to jurisdiction — presenting a very
diverse picture across the world.

The prevention of tenure disputes is a central goal of the VGGT. Due to the diversity of
options available and considering the path-dependency of each legal system, the VGGT
cannot be expected to offer precise tools that can be implemented directly. Rather,
they define goals to be achieved and principles to be respected and protected without
stipulating specific means for realization of these: hence, the ambit of this technical
guide is to bridge this gap and to make the VGGT accessible to all practitioners in the
realm of the preventive administration of justice.

This guide aims to reaffirm to practitioners that the preventive administration
of justice is not an end itself (as it might occasionally be perceived), but serves an
important purpose in the context of responsible governance of tenure and contributes
greatly to the effective protection of the tenure rights of women and men. it aims to
show all practitioners how they can use the VGGT and the concepts underlying them
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in their daily activities in order to be more effective in protecting tenure rights from the
beginning.

Notaries, who are independent public legal officers, play a key role in the system of
preventive justice. They not only offer professional advice to citizens on many topics, with
a specific focus on land tenure rights, but they also support the state in the fulfilment of
various tasks in the public interest. Although the nature of their duties, their organization
and their competences vary greatly from one legal system to another, notaries are often
the first (and sometimes only) legal practitioners that citizens will encounter when they
want to access, create, modify and transfer their tenure rights. Having a delegation of
public power together with high legal professional qualifications, notaries should focus
strongly on the promotion of justice in a broader sense, going beyond any affiliation to
their respective clients. Their position and professional skills allow them to be excellent
potential change agents, able to promote and use the VGGT to improve governance, to
ensure the rights of women and men, and to prevent conflicts. This technical guide aims
to show notaries specifically what they can and cannot do for that purpose, how to work
responsibly, how to improve and what positive impacts the preventive administration
of justice can have on governance of tenure. The advice proposed in this guide also aims
to be as practical as possible.

1.2 Scope of this guide

This technical guide was developed in collaboration with UINL, which is an international
organization whose membership comprises notarial organizations or “notariats” from
91 countries spread across the whole world (for a list of all members, see www.uinl.
org). Given the important role that notaries play and the potential that their network
represents, the guide will have a special focus on civil law notaries and their duties.

However, the use of this guide is not limited to notaries. It will be particularly useful to
other practitioners in the field of the preventive administration of justice, most notably
registration officers, but may also prove useful for judges, corporate in-house lawyers
and attorneys — particularly when they are dealing with aspects of preventive justice
and working with notaries and registration officers. Furthermore, the guide will show
how the VGGT and best practices based on the UINL experience can be used by public
authorities and legislators in order to establish new or improve existing elements of
preventive justice. The word “notariat”, which is the original Latin word, will be used
throughout this guide to denote the institution or body representing notaries in each
country (for example, the notariat of Serbia) or, more broadly, the function itself or
notaries at a global level (for example, the social utility of the notariat, the notariat's
actions around the world).

The aim of this technical guide is to raise awareness and improve understanding of the
contribution that professionals in the field of preventive justice can make to achieving
the goals laid out in the VGGT. Practitioners should understand that by exercising their
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function responsibly and striving to implement best practices wherever possible, they
can make a considerable contribution to improving the living conditions of citizens in
their countries, to eradicating hunger and poverty (which eventually lead to conflict
and environmental degradation) and to achieving sustainable livelihoods, housing
security, rural development and environmental protection for the benefit of all citizens.
However, the guide also goes beyond awareness raising, in advocating clearly for
responsible governance of tenure through the use of the VGGT by all notaries and other
legal practitioners worldwide. It identifies challenges and showcases good practices
from all over the world in order to give specific guidance as to which elements can
be implemented to achieve these goals. Particular care was taken during the drafting
process to ensure the participation of notaries from all continents.

Lastly, while this technical guide has a strong focus on the tenure of land, it also
includes concepts and good practices of relevance to fisheries and forest tenure, as
these are covered by the VGGT. Notaries may, for instance, deal with private forestry,
properties on coastline, estate crossed by rivers or other sources of water, concessions
of aquaculture. In all such situations, notaries should verify that the tenure of those
resources is in line with the national legal framework and international standards.
They should also acknowledge the specificities of such resources regarding world food
security and global sustainable development, and to inform and advise the parties
about their rights, the limits to those rights and the duties related to them.

1.3 Preventive justice as a legal requirement

While all legal systems that follow the rule of law provide for means of curative justice
to protect their citizens in the case of a breach of their rights, the provision made for
elements of preventive justice varies — sometimes greatly — from system to system, both
in degree and type. Legislators have to make their own choices as to whether, how and
to what degree they wish to implement elements of preventive justice, depending on
their history, cultural background, political, social and economic circumstances.

Just like curative justice, preventive justice (as a form of justice) must rely on legally
binding rules that are enforced by legal means. However, as important as these
elements are, effective preventive protection of tenure rights can only be achieved
based on suggestions, recommendations and good advice. This insight is particularly
important to understanding the role of notaries, who are key actors in the preventive
administration of justice: on the one hand, the notary is an independent advisor’ who
is consulted by the parties by their own choice, and in this regard is very similar to an
attorney or solicitor; on the other hand, very much like a judge, the notary, as a public,
impartial officer of the law, creates an authentic instrument that becomes part of the
legal order based on a public legal procedure, very similar to a judgment.

The notarial authentication of legal acts can serve many useful purposes, which are
laid out in detail in chapter 2.3 as the functions of authentication.
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The rules which have to be observed depend on which purposes the legislator chooses
to follow for each type of contract or act. Legislators may choose to follow:

1. many or all of the functions described in chapter 2.3 by requiring full notarial
authentication (creating a public authentic instrument);

2. some functions (for example, by merely requiring the certification of signature or
solemnization of a private agreement); or

3. none of the stated functions, by not imposing any formal requirements for the
recognition of private act and agreements.

On the one hand, systems with a high number of full authentication requirements
(mainly in the fields of real-estate law, inheritance law, family law and company law) have
notaries as public officers of the law who, in their training and role, are very similar to
judges. On the other hand, in systems that rely on the mere authentication of signatures
and have no full authentication requirements, notaries are often not even legally trained
professionals. While this guide will focus on notaries as public legal professionals and
attempts to illustrate the full scope of (potential) notarial activity, it does so without
prejudice to the decisions that legislators in different legal systems may prescribe as
to the types of procedures. The functions performed by notaries can and sometimes
are performed by other public officers of the law (such as judges, judicial officers,
registration officers, public attorneys etc.). Accordingly, as the functions and duties
described in this guide, insofar as they are applicable in a given legal system, are mainly
performed by notaries, the term “notary” will be used throughout this guide. However,
this will also apply to other public officers in the preventive administration of justice
even though they are not or cannot be defined as “notaries” stricto sensu. Although
many of the recommendations and suggestions made will also be of interest to private
advisors, primarily attorneys (solicitors, lawyers and so on) and corporate lawyers, their
specific role falls outside the scope of this guide as they are not public legal officers;
their role is addressed in detail in Technical Guide No. 5, Responsible governance of tenure
and the law: a guide for lawyers and other legal service providers, with a particular focus on
private actors.

In order to address the specific situation of actors in the field of the preventive
administration of justice this guide will assume that legally binding authentication and
registration requirements exist. Such assumptions are necessary in this guide because
the role of preventive justice cannot be properly understood without reference to
binding legal rules. However, countries and legal systems around the world differin many
ways. Therefore, although there are many good reasons to adopt (strong) elements of
preventive justice (many of which are laid out in this technical guide), legislators will
have to decide for themselves which elements of preventive justice are appropriate in
their own legal systems. This guide tries to show the range of possible ways in which
elements of preventive justice can be used to promote good governance of tenure, as
well as to motivate the actors in this field, in particular notaries and registration officers,
to understand their important role and to establish and improve best practices for good
governance of tenure.
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1.4 Outline of the guide

After the introduction presented in Chapter 1, Chapter 2 will analyse the concept of
preventive justice from the perspective of the VGGT to assess its contribution and
relevance to the responsible governance of tenure. The guide will first show that
preventive justice is a concept integrated into the VGGT core principles (2.1). Then, it
will focus on the elements and characteristics of preventive justice implementing those
principles — registration (2.2), the functions of (notarial) authentication (2.3), notarial
ethics — as well as their overall economic relevance (2.4).

Chapter 3 will show how the ideas laid out in the VGGT can be used as an inspiration for
the practice of preventive justice, in particular when states are considering implementing,
improving and expanding elements of preventive justice in their respective legal
systems. This chapter will present some practical examples of improvement of tenure
governance thanks to preventive justice tools used consistently with the VGGT (3.1).
Digitalization, being a process that needs to be ruled by the State to be efficiently and
responsibly implemented in each country, will be dealt with in this Chapter (3.2). Then,
it will demonstrate how notaries can act as agents of change to improve the quality of
preventive justice administration while implementing the VGGT in law and in practice
(3.3).

Lastly, Chapter 4 aims to invite all practitioners in the preventive administration of
justice to cooperate and engage in advocacy to enhance their own practice and the
entire system of administration of preventive justice. This chapter will primarily address
chambers of notaries (4.1.) and show how they can contribute to improving preventive
justice and mainstreaming the VGGT on a collective level, while also cooperating with
the State (4.2.) and other professionals (4.3). Last but not least, it will highlight what can
be achieved through international cooperation (4.4).

The conclusion (Chapter 5) will summarize the insights gathered in this guide and
reflect on ways to think ahead to address the challenges of the future.

Throughout the chapters, the guide is illustrated with examples of challenges
encountered, together with the solutions that were introduced in each case. Those
examples could be considered to be good practices of preventive justice and can be
used to better develop the role of all practitioners in their respective legal order.
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2. Preventive justice and the VGGT:
contribution and relevance

This chapter will focus on the interconnection between preventive justice and the VGGT.
[t willillustrate on the one hand how the principles of implementation in the VGGT apply
in the preventive administration of justice (2.1), and on the other how preventive justice
can be a support for those principles (2.2).

2.1 How are the VGGT principles of implementation relevant to
preventive justice?

The “Guiding principles of responsible tenure governance” set out in paragraph 3 of the
VGGT distinguish between “General principles” and “Principles of implementation” (see
VGGT, paragraphs 3A and 3B respectively). Ten essential principles of implementation
that contribute to the responsible governance of tenure of land, fisheries and forests
are identified. These principles promote access to justice for all and peace through the
prevention of conflicts.

Principle 1 - Human dignity: recognizing the inherent dignity and the equal and
inalienable human rights of all individuals.

The notion of human dignity is very broad in the VGGT. Essentially, it is about treating
everyone with respect, even in the case of people who have broken the law, for instance
(such as squatters), or who have non-recognized legitimate tenure rights (as is the case
for numerous indigenous peoples) or informal tenure rights.

The Universal Declaration of Human Rights, proclaimed by the United Nations General
Assembly in Paris on 10 December 1948, sets out a common standard of protection of
rights for all peoples and nations. Human dignity is a core value of human rights, as is
shown in article 1 of the Universal Declaration of Human Rights: “All human beings are
born free and equal in dignity and rights.”

In relation to legal aspects, the equal exercise of their human rights by all individuals
should therefore be at the centre of any function, including for practitioners involved in
the preventive administration of justice. The fact that preventive justice is not concerned
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with open conflicts or violations of these rights, does not make adherence to them any
less important — rather, it is a duty to make sure that all parties are fully aware of their
rights and that any violations are prevented.

Protecting and respecting the right to land, whether urban or rural, is fundamental as
it can ensure human dignity - for instance, through the right to property or to secure
access, including in the case of vulnerable or indigenous people. It should be noted
that there have been recent developments and progress towards officially recognizing
the right to land, such as in Art. 17 of the United Nations Declaration on the Rights of
Peasants and Other People Working in Rural Areas (UNDROP), adopted by the United
Nations General Assembly in 2018. The VGGT themselves, which foster the recognition
and protection of all legitimate tenure rights and of their holders, were an important
step towards the recognition of a universal right to land.

There is a strong connection between land and individuals. There is a physical and
economic connection, because land is necessary for life, livelihoods and economic
subsistence and growth. But people are also connected to “their” land in a more
profound, cultural and sociological way that relates to their life, heritage and identity
— this is sometimes even perceived as a sacred connection, such as when evoking
notions such as "the land of the ancestors". Land and spirituality are also recognized to
be closely linked.

This multi-aspect of land is well described in the Framework and Guidelines on Land
Policy in Africa - Land Policy in Africa: A Framework to Strengthen Land Rights, Enhance
Productivity and Secure Livelihoods:

To the vast majority of societies in Africa land is regarded not simply as an
economic or environmental asset, but as a social, cultural and ontological
resource. Land remains an important factor in the construction of social
identity, the organization of religious life and the production and reproduction
of culture. The link across generations is ultimately defined by the complement
of land resources which families, lineages and communities share and control.
Indeed, land is fully embodied in the very spirituality of society. These are
dimensions which land policy development must address if prescriptions for
change are to be internalized (AUC-ECA-AfDB Consortium, 2010).

Respecting the cultural and social elements of land rights for future generations is
essential,inordertounderstand and meettheeconomicand personal needs of all people.
Such fundamental needs — and therefore rights — include food security, environmental
security, and economic security. Land can serve as a credit instrument, is of substantial
value and is ultimately a means to promote growth and social advancement. Finally,
preserving human dignity with regards to land refers to a need for legal certainty and
the prevention of rights violations, such as forced eviction or abusive expropriation.

Notaries should therefore connect closely with the communities they serve and
understand that the existential meaning of land, fisheries and forests goes well beyond
its economic value, to prevent people from any deprivation of human dignity through
land tenure processes such as reallocation or expropriation.
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Principle 2 - Non-discrimination: no one should be subject to discrimination be
it under the law and policies, or in practice.

The principle of non-discrimination is an essential element of the rule of law. Violations
of this principle are contrary to the law and can be a cause of severe conflicts in the
future.

Notaries, being public officers, should always be prohibited by law and by ethics from
discriminating against users in the delivery of their services. Authentication activity
may not be refused on the grounds of origin, religion, gender or any other kind of
discrimination. Notaries may only deny their public services if the act is incompatible
with their official duties, or when an act implies the fraudulent circumvention of
laws, third parties or public authorities (UINL Deontology and Rules of Organization for
Notariats, article 16).

However, the functions of preventive justice go beyond merely prohibiting open
and direct discrimination. Practice shows that, although non-discrimination is typically
guaranteed by the law and rules are drafted in a non-discriminatory manner, there is
often a large gap between the situation according to the law (de jure) and the actual
situation (de facto).

As the example in Box 1 and others like it show, a fair contracting situation for all the
parties should be ensured by creating a level playing field between them: practitioners
should ensure that the parties who might be subject to discrimination are fully informed
about their rights and offered assistance in the exercise of these rights. In this context,
the added value of notaries could be centred as much as possible on identifying and
addressing risks prior to providing the authentication. Subject to their duties under
national law, notaries should make sure that legal obligations are entered into on fair
and transparent terms, that they are feasible and respected in practice and that all
parties comply with their legal and contractual obligations.

Box 1. Notaries initiate the recognition of cohabitation partners (Italy)

In 2013, in response to the request of a growing number of citizens, the National Council
of Notaries in Italy created a "cohabitation contract". This comprises a written notarial
authentic agreement in which the couple, heterosexual or same-sex, defines the rules of
their cohabitation regarding the assets, the dwelling, the contribution to domestic life,
the maintenance in case of need of the partner, rental contract and ownership. It is even
possible to set up a common or separate property regime. The Italian notariat raised
political and public awareness on the subject throughout the country (through events,
guidelines, press release and so on).

Thanks to those efforts, on 20 May 2016, the Italian Parliament finally approved the law
on civil unions; this law has given legal recognition to partners and endorsed the model
cohabitation contract created by the notariat three years earlier.
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Principle 3 - Equity and justice: recognizing that equality between individuals
may require acknowledging differences between individuals, and taking positive
action, including empowerment, in order to promote equitable tenure rights and
access to land, fisheries and forests, for all, women and men, youth and vulnerable
and traditionally marginalized people, within the national context.

Taking positive actions to provide every citizen with equitable tenure rights and access
to justice is an important aspect of the preventive administration of justice. Notaries are
other practitioners within this system should take particular notice of weaknesses and
take positive actions to provide weaker parties with adequate support in order for them
to enjoy their rights equally. This applies especially to vulnerable groups and individuals.
As recalled above, notaries may be the first and often the only legal practitioners that
parties deal with in some of the most important legal decisions of their lives; this gives
notaries the opportunity to face vulnerabilities in a contracting situation and restore
contractual balance by enabling the weaker parties to understand and make practical
use of their rights. More specifically, it is the role of the notary to empower the weaker
party by providing them with institutional support, while remaining impartial towards
the other party.

In the case of markets for land use and ownership, notaries should help remedy
market insufficiencies and informational asymmetries between parties for mutually
beneficial transfers of tenure rights which lessen conflict and instability (see VGGT,
paragraph 11.2).

Principle 4 - Gender equality: ensuring the equal right of women and men to
the enjoyment of all human rights, while acknowledging differences between
women and men and taking specific measures aimed at accelerating de facto
equality when necessary. States should ensure that women and girls have equal
tenure rights and access to land, fisheries and forests independent of their civil
and marital status.

Although gender equality is a stand-alone principle of implementation, it has
implications for all other principles and forms part of the general responsibility of all
actors to respect and apply the fundamental principles of non-discrimination, equity
and justice. Women’s property rights should be specifically protected and supported
without regard to their status as wife, legally recognized partner or daughter.

Whenever the law is not already clear on this fundamental right, states should take
measures to ensure that legal and policy frameworks provide women with equal and
adequate protection, implementation and enforcement of their rights (see VGGT,
paragraph 5.4). For instance, states should ensure that women can effectively enter into
contracts concerning tenure rights on the basis of equality with men and should strive
to provide legal services and other assistance to enable women to defend their tenure
interests (see VGGT, paragraph 5.5.).
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Gender-disaggregated statistics can also be of help to lawmakers; both notaries and
registration officers are in a good position to collect disaggregated data on property
ownership, for instance.

Supervision of land transfers through systems of preventive administration of justice
allows all interested parties to better exercise and understand their legal rights and
obligations and to make well-informed decisions. Upholding gender equality in notarial
services can increase tenure security, by ensuring that the rights of all interested parties
—women and men - are identified and protected from the beginning. This will reduce
dependence on the courts to establish these rights a posteriori, with all the ensuant
economic and social consequences (cost, risk, shame, fear of exclusion, reprisals...).
Furthermore, in most countries women contribute greatly to economic growth through
their active work in agriculture.

In their daily practice, notaries should be proactive and take into account the
particular challenges that women may face and find suitable methods to address them.
On the one hand, notaries will be able to provide the necessary advice and protection
of tenure rights to women who seek their service; in such situations, they should inform
women about their rights and create an environment in which they feel comfortable to
make informed decisions without undue influence. On the other hand, notaries should
take into account the rights of women and ensure the protection of their rights even in
cases where women do not appear in their office. In particular, women'’s statutory right
to a share in inheritance or matrimonial property often requires their participation. In
addition, in many cases, women must be registered as lawful (co-)owners according to
the applicable legal rules even if they do not directly participate in the transaction.

Lastly, the administration of justice should not only address gender equality in access
toland,“butit should also achieve more gender-equitable participation in the processes
and institutions that underlie all decision-making about land’, as recommended in
Governing land for women and men - a technical guide to support the achievement

Box 2. Strengthening gender equality (Southeast Europe)

In their transition from state-run to free market economies, the countries of southeast
Europe (Albania, Bosnia and Herzegovina, Kosovo, North Macedonia, Montenegro and
Serbia) have opted for an economic model that seeks to ensure fair and equal access of all
citizens to the benefits of a free market. Their legal systems rely on the preventive control
of essential economic transactions and so notarial acts are an essential requirement of the
registration of property rights in public registers.

Although many women have assumed leading positions in the societies of southeast
Europe, an assessment of the legal framework carried out in 2015-2016 using FAQ'’s Legal
Assessment Tool (LAT) for gender-equitable land tenure (Kenney and De La O Campos,
2016) showed that properties, in particular in rural areas, are overwhelmingly registered in
the name of the husband, partner, son or brother, and identified some legal and technical
barriers to women’s access to land ownership.

Legal frameworks have made huge advances towards strengthening gender equality
in land ownership and control. Waves of legal reforms have eliminated gender-based
discrimination and provided legal safeguards for women’s property rights in marriage,
cohabitation and inheritance. In some cases, special measures have been adopted to give
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effect to these provisions, including providing incentives for joint registration of property
acquired during marriage (Arsova Mitic et al., 2019).

In Serbia, for example, a new law was passed requiring joint registration of spouses as a
general rule in the registration process.

Nonetheless, a large de jure/de facto gap remained. FAO indicated that notaries and
registration offices are key actors in ensuring that the law — when gender-neutral and
non-discriminatory — is implemented to benefit men and women equally. In particular,
women are often at a disadvantage and their interests and rights in land should be equally
registered and secured.

Notaries are in a privileged position to accelerate the realization of de facto gender
equality in land ownership and control, making them important agents of change. The
procedure of full or partial notarial authentication is considered as one of the effective
ways to protect the property rights in general and address equality through lending
adequate assistance to whichever of the parties might be in a position of inferiority
(Arsova Mitic et al., 2019).

In this context, FAO, GIZ and UINL cooperated on the organization of three regional multi-
stakeholder’s conferences - in Tirana (March 2017); in Thessaloniki (December 2017), and
lastly in Sarajevo (June 2018) - and two publications - the Guidelines on strengthening
gender equality in notarial practices - South East Europe (FAO and GIZ with the technical
collaboration of UINL, 2019b) and the Guidelines for registration officers on gender equitable
land tenure - South East Europe (FAO and GIZ with the technical collaboration of UINL, 2021).

The latter are intended to be a practical guidance document that notaries can use to
strengthen gender equality in the services they provide and to build awareness among
notaries in the region. They offer quick and easy steps and checklists to establish adequate
due diligence, identifying and protecting the legal interests of all women in two main
situations: contractual property transactions and inheritance.

Additional information can be found for practitioners wishing to know more about the
gender implications in their activities, and tips on how to engage in advocacy through
self-learning, proactivity and relations with colleagues and professional bodies.

This cooperation project was inspired by the journal of a notary and her concerns
regarding the protection of women and their property rights.

Principle 5 - Holistic and sustainable approach: recognizing that natural
resources and their uses are interconnected, and adopting an integrated and
sustainable approach to their administration.

The world is experiencing exponential growth in the global population as well as
ecological disasters and conflicts. More than ever, sustainability is a political and
practical necessity for all governments and institutions in all tenure-related decisions
that they implement.

To be sustainable, any public or private land-related project has to be well planned,
secured and documented, that is to say that the project should include clear design,
means for achievement, monitoring and evaluation. Only then can the adequate
protection of nature and people be ensured, that is a fair, equal and reliable access
to natural resources for all. This is precisely why governments should consider using
elements of the preventive administration of justice in their legal system. Planning and
checks of legality leads to greater security, requires all parties involved to reflect on
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decisions before they are executed and allows a sustainable approach to urbanization,
rural development, agricultural planning, the fight against pollution, the prevention of
natural disasters and more.

Box 3. The role of notaries regarding aquaculture (Netherlands)

FAO Fisheries and Aquaculture Department have developed National Aquaculture
Legislation Overview (NALO) fact sheets. These fact sheets consist of a series of comparative
national overviews of aquaculture laws and regulations from the top aquaculture
producing countries, and were prepared in collaboration with the FAO Development
Law Service and FAOLEX. There are 65 NALO fact sheets currently available and they are
reviewed every 2-3 years.

The Netherlands NALO fact sheet explains that, even though there is no specific law on
aquaculture, the government can lease publicly owned lands for this purpose. Therefore,
marine aquaculture in the Netherlands, which consists of extensive culture of mussels
and oysters, is predominantly carried out on the bottom of leased grounds. Like land
ownership, the long-term lease rights needed to proceed to aquaculture are established
and/or transferred by a notarial authentic act and subsequently registered with the public
registers.

Notaries and their professional organizations have a role to play in the regulation and
implementation of spatial planning and in the transfer of tenure rights over natural
resources from the state to private actors and legal entities, and among private
actors. Notaries can contribute to this objective by implementing a full control of the
legal aspects of each transaction, by informing the parties on their rights and duties
regarding those resources, by clearly identifying those resources and their users, and
by notifying the public power and the specific agencies in charge of their registration
and protection. For example, the sustainable governance of forests relies on a strong
legal control and authentication of land rights, for which notaries can provide strong
support to governmental institutions, based on solid ethics and appropriate training.
This will guarantee a trustworthy land rights register and therefore prevent wrongful
registrations leading to illegal appropriation and exploitation of the forests for
speculative interests. Prevention through clear national legal frameworks and/or local
rules for the sustainable management of forests are indispensable.

Principle 6 - Consultation and participation: engaging with and seeking the
support of those who, having legitimate tenure rights, could be affected by
decisions, prior to decisions being taken, and responding to their contributions;
taking into consideration existing power imbalances between different parties
and ensuring active, free, effective, meaningful and informed participation of
individuals and groups in associated decision-making processes.

The preventive administration of justice linked to tenure rights is a process involving
everyone: legal practitioners, the public administration and the rights holders.
The participation, and recognition, of all interested parties should be a condition sine
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qua non. In particular, in the context of decisions taken by a community for its members,
participation should ensure the consent of all individuals to the transactions, as all
individuals should be guaranteed impartial and full access to information and advice
about the consequences of the decision they will make. Being prior to the decision
itself, and so dealing with possible issues before disagreements arise and not after, is
one of the core benefits of the preventive administration of justice.

The notaries’ duty is to create authentic instruments that respect the law and match
the requirements of the participating parties. When requested to authenticate an
act, notaries do not focus solely on the formal legality of acts; thanks to preliminary
consultations, they are also able to suggest legal solutions consistent with each situation,
identifying all stakeholders, taking into account the current habits and customs of the
region and understanding the underlying issues.

Lastly, notaries should be called upon in the legislative process to provide their
feedback to lawmakers, and make recommendations for improvements and changes.
Their consultation and participation in the process will lead to a better adaptation, and
therefore a better application of the reforms on the ground.

Principle 7 - Rule of law: adopting a rules-based approach through laws that
are widely publicized in applicable languages, applicable to all, equally enforced
and independently adjudicated, and that are consistent with their existing
obligations under national and international law, and with due regard to voluntary
commitments under applicable regional and international instruments.

The law should not only be applied and enforced by impartial and independent officers,
but should above all be accessible and understandable to all. The law should not be
opaque to its beneficiaries and users. It should provide citizens with grounds allowing
them to fully exercise their rights. It is of particular importance that citizens understand
their tenure rights and duties before they make decisions that might shape the future
of their lives in irreversible ways. The law should evolve with society itself, leading to
positive change whenever possible. However, depending on the context, the level of
education and the degree of complexity of some legislation and cases, it can be very
helpful for citizens to be able to count on professionals who can play the role of teachers
of the law, explaining it to all users individually with full transparency, participating as
such in the rule of law.

This is why the preventive administration of justice requires full territorial coverage
by notaries. Whereas in countries applying the preventive administration of justice a
single notary, being an impartial public officer, could be sufficient to play this role in a
transaction, in other countries the support of one lawyer per interest may be required
in order to avoid conflicts of interest and fragmented information.
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Principle 8 - Transparency: clearly defining and widely publicizing policies, laws
and procedures in applicable languages, and widely publicizing decisions in
applicable languages and in formats accessible to all.

Transparency, accessibility and prior explanation are key concepts of the preventive
administration of justice, as providing all parties with accessible information reduces the
likelihood of future conflicts. At a regional, national and international level, transparency
is an essential prerequisite for all governments and professional organizations to be able
to protect any process from undue interference, including corruption. The preventive
administration of justice, through defined processes and public registration, provides
for such transparency.

The VGGT also underline that “States should consider using locally-based
professionals, such as lawyers, notaries, surveyors and social scientists to deliver
information on tenure rights to the public” (see VGGT, part 5, paragraph 17.3). On an
individual level, the preventive administration of justice consists of providing the parties
with valuable explanation and legal support in order that they thoroughly understand
the consequences of a contract before engaging in a transaction.

In such systems, notarial due diligence includes undertaking pre-contractual checks
and consultations. Public administrations should provide notaries with access to all
public registries relevant to their daily work. In order for notaries to be able to fulfil their
duties properly, they should seek and be granted access to transparent information on
all matters regarding their practice and make this information available to their clients.

Notaries should serve as a link between public authorities and citizens, to ensure
transparency, accessibility and clear understanding of policies, laws and procedures.
Notaries should also ensure transparency in public registers, for example on ownership
structures and the beneficial owners behind a company. As those significantly involved
in the registration process, they act as a front desk of the state.

Principle 9 - Accountability: holding individuals, public agencies and non-state
actors responsible for their actions and decisions according to the principles of
the rule of law.

Notaries are accountable for the services they deliver and should respect the ethical
rules of their function as adopted at national and international levels. In particular, the
registration and conservation of archives are critical in order to maintain a high level
of truthful information and to reduce the opportunity for transgressions. This should
be taken seriously by the notaries themselves and also by their supervising authorities
with regard to enforcement of measures.

Liability is civil, criminal and disciplinary. Civil liability should apply for any damage
and harm caused either by misconduct or negligence. The circumstances in which
fraudulent or negligentactions may giverise to criminal liability should be determined by
law. Non-compliance with professional rules should result in disciplinary responsibility.
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@® Considering the multi-faceted aspects of land (not only economic, but also social, cultural,

@ Providing preliminary information and non-discriminatory access to their services, and

@® Helping the state to monitor the use of natural resources, as this contributes to a sustainable

@® Making the rules and processes understandable and accessible to all, as this guarantees

® Understanding that these are the bases for the rule of law, as well as that notaries are

® Participating in and being consulted prior to law-making and other decisions, as this leads

There should also be an appropriate system for sanctions, random inspection and
supervision.

Principle 10 - Continuous improvement: states should improve mechanisms
for monitoring and analysis of tenure governance in order to develop evidence-
based programs and secure on-going improvements.

Continuous improvement is a requirement for any topic relating to land and people -
as our societies evolve, so do the needs of individuals, and so public authorities must
continually strive to find better solutions and a more efficient system of justice for all.

Monitoring is a central aspect of prevention - studying data and practical cases,
and having these registered and supervised, enables governments to spot patterns
and understand where an improvement is needed and how the necessary change
can be initiated. Decentralized state institutions such as notaries can make it easier to
implement changes.

Progress requires a strong commitment to a permanent process of capacity
development, through training and mutual exchanges. Responsible governance of
tenure is not the sole remit of just a few institutions, but requires an inclusive approach:
it can be achieved only by knowing its multiple facets and coordinating the work
among all the professionals (notaries, registration officers, cadastre officers, surveyors
and so on) and individuals with an interest in it.

KEY RECOMMENDATIONS 2.1
Notaries and other practitioners in the preventive administration of justice should

apply the principles of implementation of the VGGT in their daily practice by:

etc.), as this brings awareness of respect for human dignity in land tenure-related processes,
and also of the necessity of being exemplary in the way of treating every person requiring
their services.

most importantly personalized, gender-sensitive legal advice and institutional support, as
this contributes to equity and justice.

approach to land use.

transparency.

personally accountable and liable for the service they deliver.

to improvement of their practice and to the implementation of legal solutions better
adapted to local needs.
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2.2 Registration as a means for recognition and protection of rights

Paragraph 17.1 of the VGGT indicates that:

States should provide systems (such as registration, cadastre and licensing systems)
to record individual and collective tenure rights in order to improve security of
tenure rights, including those held by the State and public sector, private sector, and
indigenous peoples and other communities with customary tenure systems; and
for the functioning of local societies and of markets. Such systems should record,
maintain and publicize tenure rights and duties, including who holds those rights
and duties, and the parcels or holdings of land, fisheries or forests to which the rights
and duties relate.

A further definition of registration is given in the glossary from the Tool for
designing monitoring and evaluating land administration programmes in Latin
America (FAO, 2015):

The term Registration refers to the process of entering properties in the Public
Property Register, which shows that an entry, page or registration has been opened
or created for a property, in accordance with legal requirements, and the registry
issues it with a registration number correlating with the entry in the Registration
Book of Real Rights; this is generally known as registration or registration page which
establishes the subject, purpose and property right or other real rights whose details
are taken from the title deed.

It is this definition that can be considered relevant in this technical guide.

Although in some countries public registration may be carried out by (publicly
regulated and strictly supervised) private bodies, it remains a public function for which
the state is responsible and has a duty to ensure the quality and legality of the service.
Public registration should guarantee easy and affordable access to information for all,
improve tenure security and largely prevent involuntary infringements due to a lack of
knowledge. Public registers can also be used in mediation or in court to establish who
holds the rights. Transparency of the information in and with public registries reduces
asymmetry of information between the parties in any transaction.

Areliable public registry, accompanied by the principle of public faith, is therefore highly
beneficial forimplementation of the VGGT as it allows the recognition and safeguarding
of legitimate rights and the respect of the people who hold them, which ultimately
benefits the broader society.

2.2.1 What are the principles that should govern registration?

Although there are different systems of public registration, most registers within
systems of preventive administration of justice are governed by the following principles:
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Principle of proof and legality

The truthfulness of registered data must be verified; registration may only be realized
based on reliable (public) documents, which are typically prepared and/or authenticated
by notaries.

Principle of public faith

The FAO technical guide no.9, Creating a system to record tenure rights and first registration
(Palmer and Lamb, 2017a) describes the range of options that exists when a recording
system is set up. Choices have to be made between evidentiary and conclusive systems
(regarding ways to demonstrate the proof of rights) and constitutive and declaratory
systems (regarding ways to acquire rights). When choosing the way in which the
system will operate, governments should consider the status of the records created. In
the preventive administration of justice, due to the reliability of the content of public
registers, two situations can be found: either the records will provide evidence that
establishes a presumption of default position on the holder of rights, or they will provide
conclusive proof about the existence of the rights.

Public faith implies that the information contained in the register is presumed to be
correct and third parties may rely on registered fact. It also means that the burden of
proof will be on anyone who disagrees and that this burden may be very strict — in many
jurisdictions, a buyer of land will acquire a full legal title even from a falsely registered
owner unless it is proven that the buyer knew that the registration of the seller was false.

Moreover, registration officers are subject to the principles of impartiality and
independence. Registration is a public act and in some systems (often due to the
principle of public faith) can create and/or eliminate individual rights — therefore it is
essential that the state ensures the reliability and veracity of the registration service.
This can be achieved by: a good initial system design or by improvement of the existing
system (Palmer and Lamb, 2017b); strict limitations as to the documents required for
registration (for example, only publicly authenticated acts); the requirement to effect
registration in person before the officer or a notary; and by strict legal control of
the content of the acts in order to ensure its compliance with the law (control of the
content). Due to the important legal effects and the essential value of land in a society,
registration should only be carried out by specialized and qualified practitioners.

2.2.2 What elements are essential for public registers?

Public registers should provide immediate, comprehensive, accurate, legally certain and
reliable information. Key government registers generally include a register of commercial
entities, a civil register (in some countries the birth register, marriage register and death
register are separate, and may not be connected), address register, sales-price register
and property register (land registry/real-estate cadastre).
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Land registration records rights relating to identified parcels of land and often includes,
in addition to geospatial information on the parcel and geographical characteristics,
information on transactions relating to it. In many countries, land registers typically
consist of official registers in which the legal relationships of each property are publicly
presented. Such land registers usually provide information about the ownership, the
size of the property and any rights (such as right of way) and encumbrances (such as
land charges) to a property.

Official commercial registers in the civil law system usually provide information on
the legal status of companies, corporations and partnerships. Specifically, they can
contain information on the legal form of the company, the object of its business activity,
the registered seat, individuals with powers of representation and, if applicable, share
capital of the company.

Box 4. Confronting the challenge of company hijacking (Bulgaria)

In Bulgaria, company hijacking used to be a practice by which false directors (whose names
were registered in the registry using forged documents) used their registered powers to
act on behalf of a company in order to transfer its assets for their own purposes. Since
third parties (such as banks) could rely on the registered facts, the hijacked companies
were robbed of all their valuable assets and were left with only damage claims against the
perpetrators, which were often impossible to pursue.

In 2009 the Bulgarian notary chamber therefore established and legalized a web-based
registry system, called “Unity”, a shared database that contains notarized documents.
Since 2009, each notary in Bulgaria is obliged to enter into this system an excerpt of all the
powers of attorney they have notarized for transfers of real estate. The notarized documents
that are to be included in this integrated notarial register include withdrawals of powers of
attorney, the wills of deceased citizens, and powers of attorney that are to represent a party
when handling bank related matters, such as transferring funds to another bank account,
withdrawing funds, and so on. The Unity system is a software program, accessible only by
notaries. Passive access has been granted to certain civil servants and bank employees for
work-related purposes only; these officials can only observe specific tabs (sectors) in the
register. They have limited access to information, determined and limited by law, as they
are prohibited from and have no option to enter or modify any data.

In 2016, a legislative change was made. According to the new law, the signatures and
content regarding company decisions have to be notarized simultaneously. Furthermore,
the transfer of a partner’s share shall be concluded by a contract, with the signatures and
contentauthenticated simultaneously by a notary and entered into the commercial register
after the manager of the company and grantor of right have presented a declaration form
to the effect that there are no outstanding and unpaid obligations.

The "Unity" register of the Bulgarian chamber of notaries and the new formal requirements
have made a major contribution to the fight against fraud and company hijacking.

2.2.3 Why authentic notarial acts are key to an efficient land registration
process?

The protection offered by a registration system is not worth much if people have little
confidence in the integrity of its records. Indeed, land is of such outstanding social and
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economic importance that possible compensation in money could hardly justify the
risk of loss of property. A legal system that permits the encumbrance and exploitation
of real estate by third parties who are not part of the realm (house stealing) or the
registration as managing director and the uncontrolled action for corporations by non-
entitled persons (identity fraud) cannot meet these requirements.

In the preventive administration of justice, public registration officers can rely on the
content of the submitted documents because their legality and truthfulness is ensured
by the requirement of (notarial) authentication.

Division of labour between notaries on the one hand and registration officers on
the other has proven to be a very effective way of dealing with governance of tenure.
The upstream filter function of notaries can contribute significantly to disburdening
the registers at their front desk, as the notary ensures that only complete and properly
formulated applications are submitted to the registers. They carry out the identity and
authenticity check to ensure that registration authorizations or registry applications
originate from the beneficiaries and correspond to their free will. They also guarantee
that parties are advised on all aspects of the act, including the registration procedure.
This creates stability because parties who have been adequately advised as to their rights
are less likely to (successfully) challenge such registration. Notarial acts are then subject
to further verification by an independent public registration officer, who will create a
public record that is fully legal and reliable, thereby providing a second, independent
instance of control in the interest of the integrity of the registry.

2.2.4 Dealing with conservation of notarial authentic instruments

After an act is authenticated by a notary, it is safely stored in the archives of the
notaries (before being sent to regional or national archives for long-term conservation
in many cases).

The original versions of notarial acts are of a public nature and directly serve a public
purpose. Through a special act of law, they are endowed with a public law status which
is linked to a public ownership. The availability, integrity, authenticity and transparency
of the public document, but at the same time the adequate privacy and confidentiality
of the information contained in the acts, should be guaranteed throughout the entire
storage period.

Therefore, in order to ensure the preservation of the act, the original of the notarial
instrument stays in storage with the notary. Only copies or certified copies can be
delivered, the truthfulness of the copy relying on the authority of the notary, as does
the proper administration of the archives. In regard to land, this allows easy long-term
tracking of the different titles of rights issued on a parcel.

The archives of a notary who retires or leaves office should automatically be transferred
to their successor, or to a competent public body, under the respect of the same
conditions of professional secrecy and providing the same guarantees of integral
conservation. This is necessary for the permanent traceability and availability of the
authentic acts.
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KEY POINTS AND RECOMMENDATIONS 2.2
Public registration helps to protect and recognize tenure rights:
I Public registration is valuable because it makes information public and accessible.

Public registers should provide immediate, comprehensive, accurate, legally certain and
reliable information.

I Public registers should be governed by the principles of proof, legality and public faith.

Trust in public registers relies on the accuracy and veracity of the information they contain.
Therefore registration officers should be independent and impartial, and the information
registered should be fully reliable. This is why only public documents should be presented
to the registries.

@® Notaries can and should ensure the validity of the documents to be registered and
guarantee an efficient registration process through division of tasks and double checks.

®  Archives of authentic instruments should ensure the availability, integrity, authenticity and
transparency of the notarial act as a public document, while at the same time safeguarding
the adequate privacy and confidentiality of the private information the acts contain.

2.3 Notarial authentication: key functions and relevance for
responsible governance of tenure

Generally speaking, authentic instruments can be defined as acts that are drawn up in
the required form by the notary (or, in some cases, by other public officers with similar
functions) within the limits of their official duties, or by a person endowed with public
faith within the scope of their competence (see Principles of the notarial function, Part
Il - Notarial Documents (UINL, 2005).

The authentication procedure is in principle regulated by law. The parties involved
generally submit their declarations of intent to be authenticated orally when they use
the services of a notary. Minutes of the authentication process are recorded, as well as
the negotiation related to the authentication. The minutes must contain all the useful
personal information of the parties involved as well as their full declarations phrased in
a precise and qualified legal language by the public authority. The name of the notary
should also be mentioned. In many cases, the minutes are to be read aloud to the
participants in the presence of the notary, approved by them and personally signed by
the parties as well as by the notary. The minutes regularly contain the place and date of
the meeting. In notarial practice, the parties often attend a comprehensive consultation
appointment in advance, where the notary will respond to the wishes and explain the
legal situation in detail. On this basis, a written draft is prepared and sent to the parties

151



RIN 128 | RESPONSIBLE GOVERNANCE OF TENURE AND PREVENTIVE JUSTICE

152

in advance. Only when all questions have been clarified is the authentication deemed
valid.

In cases where an authentication is required, this is the only way to make a contract
legally effective. Just as the civil rights of the citizens require a judge to render a
judgement, the right to obtain a validly authenticated contract obliges the civil law
notary to perform a legally correct authentication. The following sections (2.3.1 to 2.3.7)
describe the key functions of a notarial authentication that can be achieved by notaries
and similar legal professionals and give recommendations for ensuring a high level of
quality in securing land rights. In order to establish and improve best practices in the
governance of tenure it is necessary for notaries — and everyone else involved - to fully
understand the functions and purposes that underlie authentication and differentiate
between these different functions and aspects of notarial practice.

2.3.1 Function of proof: a means of proof and identification

One of the most important and most widely recognized functions of notarial
authentication is to serve as full proof of an act or agreement. Authentic documents
create a valid proof (e.g.in a court proceeding), in particular for the following elements:
identity of the person, declaration of the person, date, time and place. The facts
authenticated in a notarial act can only be rebutted in a court by proof of falsification:
the function of proof cannot be questioned unless the act is proven to be a forged
document. This is not the case for private documents, which are only proof of their
content as long as no other contradictory element is presented (see VGGT, paragraphs
11.5,17.1 and 17.2).

Notaries and similar professionals typically have very few investigative powers
themselves and rely on the information as it is presented by the parties — however,
by duty, they should apply the highest professional standards, check all information
provided for plausibility, ensure the presence or representation of all the concerned
parties (notably the presence of women when dealing with transfers of a property of
the conjugal community) and request that parties amend incomplete information.

The VGGT provide in paragraph 12.11 that agreements should be documented and
understood by all who are affected and all relevant persons should be informed about
the (full) content of the contract. Even when full authentication of the entire agreement
is not legally required, notaries should encourage the parties (for their own benefit
and for the public good) to include all essential parts of their agreement in the act in
order to achieve a higher degree of legal certainty and make full use of the legal skills of
their notary. Therefore, according to most laws, in order to protect the parties involved
and ensure legal certainty and evidential value, it is obligatory to notarize all elements
essential to a transaction. This means that, for example, in the case of the donation of
a house (say by the parents to a child), any agreed user rights, compensations due to
sibling(s) and other details of the agreement cannot be tacit elements, but have to be
authenticated as integral parts of the agreement as such.
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The complete and unambiguous recording of the parties’ will in the contract, as well
as all ancillary restrictions, justifies the enhanced probative value of notarial acts. It
is therefore of utmost importance that special care is taken when ensuring that the
concluded agreement is recorded correctly and in its entirety.

Full authentication creates a reliable basis not only for structured disputes - in court
or out of court — but most of all for other administrative purposes, such as in valuation
(see VGGT, paragraph 11.4.), taxation (see VGGT, paragraph 19) and in the fight against
money-laundering and corruption (see VGGT, paragraph 6.9).

Box 5. Use of notarial authentic proof in court (China)

Preservation of evidence through authentication can be used in court proceedings.
For instance, in 2016, a notary office in Shanghai, China, received a special request for
preservation of evidence for watermelon growers who had noticed that their products
were getting smaller and smaller. A company not far from the river in which the growers
pumped water, was suspected to be discharging wastewater overnight into the river. The
growers called on the notary's office to keep proof of the analysis of various tests on the
water of this river. In such cases, the notary ensured the preservation of evidence of facts
relating to violations of environmental protection regulations.

Similarly, in April 2020, farmers of 465 households from 49 villages and 5 towns in a
county in Hubei Province suffered from significant losses as the seeds of "black beauty"
watermelons, which they had planted in greenhouses of 998 mu (approximately 66
hectares), were fake seeds. They decided to file a collective lawsuit for compensation. In
order to fix the fact of infringement, they applied to a notary office for preservation of
evidence. The notary office conducted on-site measurement, counting, photographing
and picture recording. In accordance with the notarization law of the People’s Republic
of China and relevant notary procedure rules, the notary office issued more than 120
notarized certificates concerning preservation of evidence, provided legal aid to farmers,
and waived notarized fees of more than 50 000 yuan.

2.3.2 Function of validity: ensuring the substantial validity of the act

Whereas proof, transparency and identification relate to the formal aspects of
a document, the function of ensuring validity refers to the substance of the act.
Notarial duties should mostly go beyond mere certification of the signatures of the
parties.

Reliable authentication ensures that the act is in accordance with all applicable
legal rules. For example, rules on aspects of capacity — that is, that the parties are
able to make legally binding declarations, rules relating to the limits of contractual
freedom and the observance of the more flexible principles of good faith and
contractual fairness (such as regarding restrictions on the limitation of liability, or
transfers of the burden of proof, especially when standard form contractual clauses
are used by dominant parties). Just as it is the duty of a judge to hold each party
accountable to these rules and standards of the law, it is the duty of a notary to
ensure that these rules are observed at the drafting or authentication stage.
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It is important to note that, especially when dealing with the elderly and persons
with disabilities, determining the required capacity can be a demanding task,
which can mostly be achieved through personal interaction with the parties. For
that reason, the notary should be personally involved in as many aspects of the
transaction as possible. Furthermore, notaries should, while forming their own
decision about the capacity, discuss as necessary with experts such as physicians
(particularly psychiatrists), social workers and nurses who may provide information
about medical aspects when dealing with the elderly and people with disabilities.
However, the legal support and final decision on the validity of the consent should
be determined by notaries themselves.

2.3.3 Function of warning and advice: providing legal advice and promoting
free, prior and informed consent

States should make sure that, while imposing authentication requirements on parties,
they also guarantee that parties are offered the best, most qualified and readily
available advice to resolve their legal issues. Although authentication requirements may
vary from situation to situation and from jurisdiction to jurisdiction, notaries’ duty to
advise should begin with the first introductory contact with the parties, continue with a
(personal) consultation to discuss different options for the legal implementation of the
parties’ intentions and lead to the elaboration of a meaningful draft instrument. That
draft then forms the basis of the procedure of authentication stricto sensu.

The notary should present different ways of achieving the objectives pursued by the
parties and explain the legal implications of each option. The notary has to present the
solution that is safest of several options, taking into account the law and jurisprudence at
the time of authentication. Consequently, notaries should draft the contract themselves
rather than merely giving validity to a contract prepared by third parties. Full notarial
authentication should require the notary to be in full command of all legal aspects of the
contract at hand and be able to explain and modify each contractual clause, regardless
of whether it was supplied by the parties or suggested by the notary. This requires a
degree of experience and knowledge that can only be provided in those specific areas
of the law with which the notary is entrusted. The notary should therefore take full
responsibility for the draft and be liable for negligently caused damages resulting from
their advice. Consequently, all the parties, although free to consult with other experts,
can rely fully on the advice of a single trusted and impartial legal expert in the relevant
field of law, saving both valuable time and additional cost.

Furthermore, notaries often have a duty to oversee the performance stage of the
contract. This means, above all, ensuring that all parties are present or represented
and have equal access to information and communication with the notary, and that
the obligations made by the parties under the contract are performed and fulfilled in
practice as it was agreed upon in the contract. In the performance stage, the notary
must make sure that i) all relevant changes are registered in the respective public
registers ii) notifications to third parties and/or public authorities required by law are
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made, iii) necessary approvals or authorizations are gathered and iv) that unsecured
advance-performances (such as payment of the price without appropriate security or
transfer of title without appropriate security) by the parties are prevented. Even in legal
orders and situations in which the notary is not required by law to take over such duties,
they should offer such services to the parties to make sure that the parties’ intentions
are not only recorded in the notarial act but also performed in practice.

Because the notary has a duty to inform, advise and validate the legal capacity of the
parties, notarial authentication can also guarantee that all parties to the contract are
able to give their free, prior and informed consent. FAO technical guide no.3, Respecting
free, prior and informed consent — Practical guidance for governments, companies, NGOs,
indigenous peoples and local communities in relation to land acquisition (FAO, 2014) sets
out practical actions to respect and protect free, prior and informed consent, particularly
of the communities at risk of being deprived of it:

concern about the long-term social and environmental implications of accelerated
land acquisition has grown, and international human rights and standard-setting
bodies have begun to explore and apply new norms and procedures designed to
help regulate this process. The aim is not to discourage investment and prevent the
development of new farmlands, but rather to ensure that such expansion occurs
in ways that respect rights, secure favourable and sustainable livelihoods, and
divert pressure away from areas that are crucial to local livelihoods and have high
conservation value.

Notarial authentication is one of the suggested steps in the process of respecting
free, prior and informed consent (FAO, 2014). Notaries can support the respect of free,
prior and informed consent at multiple stages, i) by identifying the rights-holders
through interview and consultation, ii) by ascertaining the legal status of the land
(through the consultation of data in public registers and other local knowledge), iii) by
providing access to independent information and advice, iv) by helping parties reach
an agreement (playing their role as facilitators or mediators in this case and making it
effective (thanks to enforceability), and v) by planning remedy and conflict resolution
(through the drafting of specific clauses and using their mediation skills).

Chambers of notaries also have a role to play, by supporting their members on
complicated legal issues. Partnerships with academia or research institutes may be
established for that purpose. Questions to be addressed may concern specific issues
of national law, or cases in foreign or international law - for example, determination
of the marital status of a cross-border couple or justification of the existence and
representation of foreign companies.

Box 6. Legal research institutes in support of notarial activities

Many notariats have created institutions with legal research capacities that can be consulted
by notaries if they encounter in their daily work difficult legal problems requiring further
research that they cannot solve by themselves. Examples include the Consultation Centre
of the Federation of Belgian Notaries in Belgium; the Notarial Research, Information and
Documentation Centres (CRIDON) in France, founded in 1962; the Deutsches Notarinsitut
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and Universities centres of notarial research in Germany; the Notarial Institute in Hungary;
and the ICONE Institute established in Switzerland in 1997. Moreover, notary chambers
of Algeria, Costa Rica, Mongolia, and North Macedonia, for instance, have set up
committees of retired notaries, senior judges, professors and/or other legal experts that
can be consulted by their members. In Puerto Rico, notaries can also consult the Supreme
Court special commission of experts.

2.3.4 Function of protection: protecting the weaker party

Providing access to justice for all includes the mission to empower the weaker parties
to fully exercise their rights, understand the issues at stake and consequently make
appropriate decisions. Nevertheless, notaries are not be allowed to police the entire
content of the contract, nor can they cancel out free market powers to the benefit of the
weaker party unless legislation specifically imposes such protections.

Laws should however allow and even oblige notaries to take into account legitimate
interests of the weaker party (as in labour law, consumer law, landlord and tenant
legislation, and so on), including interests that relate to third parties that are not directly
involved in the contract such as legitimate rights of the spouse, partner, family members
and others who are not shown as holders of tenure rights in recording systems (see
VGGT, paragraph 11.6). This could be imposed as a requirement for the validity of
transactions (see VGGT, paragraph 12.12).

For instance, in cases where the applicable marital property regime requires the
consent of spouses even if they are not registered, it will be the legal duty of the notary
to identify such rights and include the holders of such rights in the transaction process.
A failure to do so may often cause the invalidity of the transaction and/or liability of the
notary.

Depending on the context, “weaker parties” who might need special protection
could belong to diverse categories of people - girls and women, children, minorities,
indigenous peoples, persons with disabilities, people with no access to education or
information, consumers, etc. For instance, notaries should offer institutional support
to people with disabilities for them to be able to properly exercise their rights, and in
particular to ensure that the notarial authentication procedure does not imply any de
facto restriction to their legal capacity (see Box 7).

Box 7. Notaries and the UN Convention on the Rights of Persons with Disabilities (CRPD)

The CRPD, signed on 13 December 2006, is a pioneer convention leading to a change
in paradigm from the traditional model based on the “replacement” of the person, to a
model of human rights based on the intrinsic dignity of all persons and which champions
a “support” system.

Article 12 of the CRPD is the cornerstone for the exercise of rights by persons with
disabilities, as legal capacity, understood as the capacity to act, is an essential precondition
for enjoying and exercising all rights on the basis of equal opportunities. A report
submitted to the UN General Assembly in December 2017 highlighted the importance of
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the notarial judgement of capacity in this new paradigm; paragraph 77 expressly states
that in the performance of their duties, “notaries make assessments of the capacity of
individuals entering into legal relationships” and specific reference is made to the notariat
as an authority for the exercise of rights (UNGA, 2017).

In this context, in 2019 UINL published a Notarial guide of good practices for people with
disabilities: the notary as an institutional support and public authority in English, French
and Spanish. This guide examines the impact of the CRPD on notarial activities and how
notaries can support its further implementation in benefit of the recognition of the legal
capacity of all people with disabilities (UINL, 2019a).

Another category of person that could be considered as vulnerable are children.
Notaries should respect the legal frameworks and restrictions established in order to
protect minors, but they should also go beyond simple observance of the law and
engage actively for the recognition and exercise of children’s rights, specifically on land
(see Box 8).

Box 8. The role of notaries in protecting children without identities (Cote d’lvoire)

The “ghost children” or “invisible children” are estimated to be more than 230 million in the
world. They are deprived of most of their fundamental rights, including the recognition
and registration of their identities. Owing to their lack of registered identities, these
children cannot access basic public services such as healthcare or education, and become
victims of people trafficking or sordid abuses. In terms of tenure rights, they cannot be
recognized and registered owners nor holders of tenure rights.

The notaries of Cote d’lvoire, in collaboration with the Francophone Notariat Association
and the United Nations Children's Fund (UNICEF), are involved as part of their social public
service function in legislative reforms and action plans intended to alleviate this situation,
notably through the implementation of an effective civil registry. Some of the solutions
suggested to strengthen the civil registry are training, information and digitalization.

Notaries work daily with civil status information and need certificates to fulfil their duty
of certification of identification. Being familiar with this matter, Francophone Notarial
Association suggested that specific commissions be set up in each problematic country,
under the supervision of the national chamber of notaries, in order to implement processes
for generalized birth registration and regularize birth declarations made outside of legal
deadlines (Dejoie and Harissou, 2014).

In real-estate property development contracts, «<The weaker party» may enjoy legal
protections as a consumer (if we think of a typical business to consumer situation).
The weaker party may be making a once in a lifetime decision with little or no legal or
technical experience in the field, and is often facing a very experienced developer. In
such cases, notaries should use their influence on the stronger party to ensure that fair
contractual terms are used (for example, requiring a developer to offer financial and
performance guarantees). The duty should go beyond mere observance of legal rules
and include the duty to create an environment in which every party is invited and free
to express their opinion on accessible and transparent information, and is assisted in
transposing such interests into actual terms of the contract (see Box 9).

157



RIN 128 | RESPONSIBLE GOVERNANCE OF TENURE AND PREVENTIVE JUSTICE

158

Box 9. Contractual clauses created by notaries become consumer protection law (France
and Germany)

There are many examples, in which notaries have developed contractual clauses and
mechanisms that protect the consumer, which have later become standard requirements
in the field.

In France, since 1953, notaries have contributed to the creation of 87 laws, 17 decrees,
8 ordinances and 1 regulation of the European Parliament and Council. Notably, the
technique of the sale off-plan, where the buyer purchases the property before it is
actually built up, came from notarial practice and propositions. Indeed, in the aftermath
of World War Il, France had considerable housing needs. Yet, the current law did not offer
sufficient guarantees for buyers of off-plan property. The Notariat therefore developed
legal techniques to secure buyers and their financing, while allowing the developers to
carry out the constructions. The specific elements of the sale off-plan were designed by
notaries in 1965; they then integrated a working group set up by the Ministry of Justice
and the Ministry of Public Works, which led to the promulgation of Law No. 67-3 of 3
January 1967 relating to the sale of real estate to be built and the obligation to provide
a guarantee for construction defects. This law is considered to be the founding law of
real estate development. Equally under German law, payment by instalment in real-estate
development contracts is strictly regulated: a developer may only ask for such a degree
of instalments that corresponds to the amount of work delivered. Before such limits were
prescribed by the law, they were developed by notaries together with developers who
wanted to make sure that their contract will withstand fairness-tests by the courts and to
inspire trust with the parties.

Box 10. Cooling-off periods in consumer contracts (France and Germany)

In many jurisdictions, such asin France and Germany, in consumers contracts (i.e. contracts
between businesses and private persons), notaries must ensure that the private person
has had sufficient time to deal with the object of the authentication beforehand. If the
contractis areal estate purchase agreement, the notary has to provide the purchasers with
the draft contract at least ten days (France) or two weeks (Germany) before authentication.
This ensures a preventive cooling-off period in order to allow consumers to appreciate
their commitment and the legal, economic and personal consequences.

Lastly, the weaker party may also refer to family farmers in a contractual relationship
with global corporations. Notaries in charge of drafting and authenticating such
contracts should always have at heart to protect the legitimate rights and interests of
the farmers. They could do so through specific clauses in the act, financial securities
and the setting-up of supervision means (see Box 11).

Box 11. Protecting the rights of farmers (China)

In China, in 2020, in order to speed up economic development and new rural construction,
a village in Hubei Province was directed to lease more than 400 acres of non-essential
farmland to a plant research company for the development of gardens and the planting of
flowers and other industrial crops. In their overall work on the land lease contract, notaries.
collected several data (planning maps from the land management department, approvals
issued by relevant departments, rural land contract and land operation right certificate
and proof that the leased land is not basic farmland), then protected the farmers through
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specific clauses within the lease contract: stipulation that the lessee should, in the first 5
yearsand in instalments, pay all lease fees for the entire leasing term of 21 years; agreement
on a mandatory enforcement one month after the due date if the lessee fails to pay the
lease fees in full and on time; supervision of the use of the land by the village committee.

2.3.5 Function of relief of curative justice

In delivering all of the above-mentioned benefits, preventive administration of justice
can also help to relieve curative justice, as providing legal security ab initio can prevent
tenure disputes. In their daily work, notaries should act as contractual mediators so that,
ideally, all relevant points of conflict are identified and resolved before the definitive
signature.

2.3.5.1 Role of (mandatory) authentication requirements

Notaries should and regularly do exercise mandatory preliminary checks, and in many
cases even oversee the execution of the contract in the performance stage. Studies have
shown that the percentage of notarial documents challenged before a judge is very low.

Civil law notaries create legal certainty by an ex ante identification of persons,
verification of facts and law, and authentication of documents. They do not interfere
in market relations but set a secure frame to facilitate their peaceful and undisturbed
establishment and execution (Knieper, 2017).

Moreover, Arruiiada assessed that, in Spain, the notary’s involvement in transactions
“reduces the litigiousness [...] and produces a positive externality by reducing the
demand for judicial services” (Arrufiada, 1996). A recent analysis by Antonio Cappiello
of the involvement of notaries based on the data provided by the World Bank’s Doing
Business Reports (DBR) indicates that — even though the DBR recommend to make
notarial authentications optional - jurisdictions which require mandatory notarial
authentications achieve significantly better results, particularly in less developed
jurisdictions (Capiello, 2019).

To fulfil their preventive function, notaries should be strongly involved in the
preparation and follow-up of the acts. Where their duties are restricted to mere
formalities, notaries should strive to offer as many additional services as possible,
including the preparation, drafting and oversight of the performance stage (from which
many disputes may arise between parties), wherever this is appropriate. Even when
such a consultation is not prescribed by the law, parties should be offered an affordable
and accessible option to receive the necessary legal advice when this is determined to
be necessary or useful in a particular context.

Moreover, notarial authentic acts are often enforceable in their nature and regularly
replace a court judgment. By allowing for immediate execution of certain obligations,
notarial authentic instruments prevent unnecessary litigation in cases where a party is
not denying its obligation under the law but merely unwilling to perform it.
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Box 12. Study of litigation after the introduction of the notariat (North Macedonia)

In 2017, the notary chamber of the Republic of North Macedonia commissioned a study
to quantify the improvements in the legal system after the implementation of a Latin
notariat that assessed the work of the notaries over the previous 19 years. Among other
findings, the study found that complaints as to damages or annulment were filed against
notarial authentic acts in only 0.006 percent of cases and that only about 0.5 percent of
notarial decisions in inheritance cases were contested (Manevski, 2017).

In cases that do end up in court, expertly drafted acts can make the subject matter of
the case more accessible and allow the judiciary to concentrate on the underlying legal
issues without having to spend time collecting evidence and interpreting imprecise
terms of contract.

2.3.5.2 Dealing with non-litigious cases

Preventive justice is primarily intended to improve the situations of citizens, who are
spared not only the costs but also the uncertainties and stress of litigation in relation
to elements that often form the foundations of their life (real-estate, inheritance, family
law). Citizens should be able to plan their projects on the basis of transparent and
reliable tenure-related information, specifically in case of transfers outside of the circle
of trust represented by families or small communities.

The “dejudiciarization” process, also called contractualization or the freedom of
parties to arrange their own affairs, is another good example of how notaries can help
to relieve the courts of non-litigious cases where there is mutual consent and balanced
and impartial legal advice. Such cases may include adoption cases above the majority
age, agreement on matrimonial property regime, change in matrimonial regime and
divorce without conflict (generally when no minor children are involved).

Box 13. Notaries entrusted to deal with agreement on matrimonial property and
consensual divorce (Slovenia)

The Family Code in the Republic of Slovenia came into effect in April 2019. It provides for
the possibility of notarial agreements on matrimonial property and consensual divorce at
a notary's office. On the one hand, the Agreement on Matrimonial Property allows spouses
to agree by mutual consent on the content of their matrimonial property, setting rules
that differ from the default legal regime for the time of the marriage as well as for the
event of a divorce. These agreements are entered into matrimonial property registers run
by the chamber of notaries of Slovenia. On the other hand, spouses who wish to divorce
and have no joint children who they need to take care of, can, if they agree on the main
consequences of the divorce (division of their joint property, use of the couple’s housing,
financial support, etc.), agree on their consensual divorce in front of a notary. The marriage
is dissolved with the authentication and there is no need for a court decision.
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2.3.5.3 Notaries as facilitators of alternative dispute resolution

In the exercise of their functions, notaries are often confronted with delicate situations
likely to become conflictual (divorce, inheritance, real estate sales...) and, whenever
suitable, should be allowed to provide for alternative dispute resolution solutions
before any judiciary case is pursued.

First, notaries should learn through their daily practice the art of reconciling the
wills of antagonistic parties at the time of signing the notarial authentic act. If no legal
requirement exists, they should consider inserting mediation, negotiation or arbitration
clauses in the contract, with simple and effective procedures. For instance, requirements
for parties to go through a mediation process (chaired by a notary, for example) before
going to the court could be agreed upon in the contract.

Secondly, when disputes arise relating to authentic notarial instruments, parties
will often contact the notary to ask them for advice. In this event, notaries should give
objective answers and guidance to the parties, and offer to help negotiate a settlement
agreement. This can help resolve disputes at a preliminary stage (see VGGT, paragraph
21.7).

Thirdly, the VGGT recommend that states strengthen forms of alternative dispute
resolution (see VGGT, paragraph 21.3), especially at a local level, and suggest that states
use implementing agencies with their technical expertise to resolve disputes (see VGGT,
paragraph 21.4). The notaries, often referred to as the “amicable settlement magistrate,”
should build on their neutral position and extensive legal expertise to ensure fast and
effective mediation. This can be usefully combined with adjudication in order to resolve
disputes between non-registered holders of legitimate tenure rights and third parties
with a claim to their legitimate property. It might be considered more efficient to resolve
tenure conflicts though a reasonable settlement than by imposing legal solutions that,
because there were not discussed among the parties, may appear inappropriate.

Box 14. Notaries as arbiters (Germany)

An example of soft law rules are the rules of arbitration published by the German Notarial
Association (Deutscher Notarverein), which offers a court of arbitration and rules and
procedures for the efficient resolution of disputes, as well as competent arbiters (including
but not limited to experienced notaries) specializing in disputes relating to notarial law.

Box 15. Mediation through notaries (France and Germany)

The German legislator has allowed the German states (Lander) to provide for mandatory
mediation before claims can be brought before a court. Notaries have the legal competence
to act as mediators, in particular in cases relating to the consolidation of the tenure laws
of the former German Democratic Republic with those of the Federal Republic of Germany
after reunification.

In France, the notarial chamber provides citizens with a mediation service prior to court
trial. The notary-mediators must have undergone specialized training and have no
professional or personal ties with any of the parties. 14 mediation centres are disseminated

throughout the entire territory.
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2.3.6 Providing enforceability

In many countries, due to the specific authentication procedure and the comprehensive
information provided to the parties, the beneficiary can proceed with enforcement of
their claim against the debtor on the basis of the authentic act without entering a prior

court proceeding. Notarial acts can thus have the same effect as a judgment.

Particularly with regard to real-estate mortgages, the option of an expedient
enforcement proceeding diminishes the risk for the lender. This might therefore lead to
a reduction in the cost of the loan, facilitating the purchase of land and increasing the
volume of investment for the benefit of the citizens. Notaries should be aware of their
special public powers in this area, which allows for an expedient settlement of conflicts
but must be exercised with great diligence and only after thorough instruction of the

parties lest it cause very direct infringements on the rights of parties.

!

KEY FUNCTIONS OF (NOTARIAL) AUTHENTICATION
The role of notaries in a legal system should be to:

Document legal acts and provide proof of the essential elements of a legal instrument
(proof as to the identity of the person, declaration of the person, date, time and place),
and thereby to enhance transparency.

Ensure the full substantive validity of the legal instrument.

Ensure adequate information and transparency to all parties and promote the free, prior
and informed consent principle where and when appropriate.

Offer full, impartial and qualified legal advice to all parties with regard to all legal aspects
of the act.

Protect weaker parties, enabling them to understand and exercise their rights
and protecting them against exploitation of their position within the framework of the law.

Reduce litigation, to the benefit of the citizens and businesses as well as of the legal system
itself.

Enable parties to create legally enforceable instruments.
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2.4 Notarial ethics: fundamental principles in the service of
responsible governance of tenure

Although the functions and purposes of notaries and similar professionals vary
throughout the world, a number of key elements and common ethical principles of the
notarial service can be identified and recommended on a general basis.

The Deontology and Rules of Organization for Notariats, adopted by the General
Meeting of UINL member notariats in Lima, 8 October 2013, set out the fundamental
values on which the notariat should be based over time, and the features of notarial
ethics and notarial organization that are considered to be the cornerstone for a well-
functioning notariat.

"They are principles studied and disseminated for over sixty years by UINL, which comprise
the subject matters that have affected social reality and relate to the action of notaries
in the fields of ecology, information technology, money laundering, the protection of
personal data, the culture of legality and, of course, the social dimension of the notariat
(UINL, 2013)."

Other regional organizations, such as the Council of the Notariats of the European
Union (CNUE), consistently have their own codes of ethical conduct: the European Code
of Notarial Conduct (CNUE, 2009) aims to guarantee European citizens and businesses
the same protection, legal certainty and effectiveness in both cross-border and national
operations.

Notarial deontology is particularly consistent with the VGGT, in particular with the
principles of implementation as set out above (see VGGT, part 3B). For instance, the
UINL Deontology and Rules of Organization for Notariats states that, in exercising their
function, “Notaries have to promote Human Rights and, in particular, respect for life, food
and the environment (clean water and air) and contribute to the sustainable development
of society based on solidarity”, including the promotion of equity and justice (see UINL
Deontology and Rules of Organization for Notariats, article 18, and VGGT, part 3B.1).

Notaries canimplement the VGGT in their practice in many different ways, in particular:
using them as guidelines in their daily work, softly influencing private tenure governance
decisions or advocating through their professional organizations for positive changes to
the legal systems. The aim of this section is to explore the parallels between the VGGT
and notarial function and ethics, and to foster implementation of these standards.

2.4.1 Performing a public function...

First of all, notaries perform a public function. Regardless of whether the exercise of
their function is organized privately by the notaries, as is the case in a large majority
of jurisdictions, or within a state-sponsored environment, notaries are not simply legal
advisors as members of a free legal profession (like advocates or tax advisors).
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Their work includes the exercise of public powers delegated by the state to confer
authenticity to the documents they draft.

With regard to promoting responsible governance of tenure, this public function
is essential. It guarantees access to notarial public services for all citizens and control
through public supervision. This is also why in some cases notaries have particular duties
- conferred by the state authorities — to promote specific policies, report transactions,
request specific information, collect taxes, etc.

Due their allegiance to a public oath of service and their qualifications, notaries can
readily be used as decentralized public agents in many contexts. Both notaries and their
chambers, but also public authorities throughout the world, should make use of this
particular position for all relevant public policy purposes.

2.4.2 ...while being independent and impartial

Although they are public officers, notaries are independent actors and typically not
part of the administrative structure of the state. This independence affords individuals
the option to seek autonomous, confidential and impartial advice before they make
recorded decisions. The independence of such advice increases the trust of the parties
in the legal order, which becomes more transparent and accessible to them.

To ensure independence and impartiality, corruption should not be tolerated. Notaries
should never be biased by any personal advantages they might obtain from a case
they are dealing with. In order to protect their independence, firstly, their involvement
in acts that can lead to any kind of benefits — personal or financial - for them or their
direct/close family members should be prohibited. Secondly, states should ensure that
notaries can achieve a fair, reliable and sustainable income in order to limit incentives
to act improperly.

2.4.3 Exercising the function personally and being accountable

Notaries may associate and are mostly supported by qualified personnel. Nonetheless,
the personal exercise of the function remains a key characteristic (see UINL Deontology
and Rules of Organization for Notariats, articles 16 and 20). Indeed, the public authority
of the office is bestowed upon the notary personally and it should not be possible to
delegate this to another professional, a larger organization or even a corporation, such
as a law firm.

Particularly in times of globalization and digitalization, citizens should have a right to
rely on a personal advisor before making decisions relating to some of their most crucial
or valuable personal rights and assets, and to hold that person accountable. Notaries
are also accountable for their actions both towards the parties and towards the state
(see VGGT, part 3B.9 and UINL Deontology and Rules of Organization for Notariats, article
16). If they breach their duties towards the parties, they are liable for all damages caused.
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Ideally, the degree of their accountability should be spelled out by the law and specified
by the courts in order to create legal security. Every case should be studied in order
to enhance the law of liability and to make it as predictable as possible, so that future
legitimate claims can be settled promptly. In order to ensure that citizens are reimbursed,
notary laws can also require notaries to have professional liability insurance. In cases
where liability insurance reaches its limits (for example, in cases of intentional breaches
of the law), chambers should organize insurance funds to make sure that individuals are
compensated.

2.4.4 Highest educational qualifications

Notaries should have the highest legal qualifications and should continuously update
and improve their knowledge through vocational training based on the principle of
lifelong learning (see VGGT, paragraphs 3B.10 and 6.1, and UINL Deontology and Rules of
Organization for Notariats, article 15).

2.4.5 An ethical personal attitude

An ethical personal attitude in the exercise of their function is required. Notaries should
refrain from any behaviour that may entail losing the confidence of citizens in the
notarial institution, or that are contrary to the dignity of the notariat (in line with the
VGGT recommendations, paragraphs 6.7 and 6.8).

2.4.6 Professional secrecy in notarial practice

Notaries should be subject to the requirement of professional secrecy, which inspires
the trust of their users, and is consistent with their role as independent and autonomous
legal advisors. However, notaries could be required to notify certain transactions, with
a particular focus on measures to counter money-laundering and prevent corruption.
In such cases, any exception to the requirements of professional secrecy should be
transparent and predictable, both for the notary and for the citizens, in order to protect
the environment of trust necessary for legal advice.

2.4.7 Ensuring social rooting

Notaries should seek social rooting in the places where they exercise their function (see
VGGT, paragraph 6.7). This means they should always try to adapt to the requirements
and habits of the people in their locality and do their best to help them express their
needs.
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Paragraph 5.6 of the VGGT stipulates that "states should place responsibilities at levels
of government that can most effectively deliver services to the people.” Notaries are
delivering legal services to the citizens, companies and local authorities. They may
therefore represent excellent implementation of this standard, provided that the
accessibility of the notarial service for all citizens is ensured by the State and the relevant
administrative bodies (through adequate numerus regulatus, territorial competence,
authorization of mobile service and so on).

Moreover, given that good social rooting in the respective community is essential
to the acceptance and successful practice of notaries, public authorities should make
it possible for people from every region and of every background to access notarial
training and, once they have graduated, to apply to become a notary and practice in
their local community.

Finally, although social rooting is considered a benefit, it should not be transmuted
into family or political ties leading to corruption. Strong notarial ethics and disciplinary
measures should be enforced to prevent such situations.

2.4.8 Supporting the simplification of procedures

The VGGT suggest that procedures should be simplified without threatening tenure
security or quality of justice (see VGGT, paragraph 6.4.). However, issues relating to
tenure law are often complicated and can rarely be broken down to simple decisions.
Rather, simplification can only be achieved on a case-by-case basis, by presenting the
legal requirements to the citizens in an approachable manner and having the same
qualified professional assisting in the follow-up of the full procedure.

As the front desk of the registries, notaries should make it easy for the parties to
understand the law — particularly as most of the fields of law that notaries deal with
will have complex ramifications, and each case is different and so requires an individual
assessment. The duty of a notary is not to passively answer the questions of the parties,
but to actively ensure that they understand the issues at stake and to empower them to
make informed and unbiased decisions in the exercise of their tenure rights.

2.4.9 Contributing to equal and affordable services for all

Notaries should be available to all parties and should provide them with institutional
support regardless of their personal situation or of the economic value of their
transaction.

In addition to this, notaries are obliged to carry out authentications; they may only
refuse to carry out their public services if the act is incompatible with their official duties,
namely in acts that are pursuing purposes that are not permitted or are conducted in
bad faith (see UINL Deontology and Rules of Organization for Notariats, article 16).



RIN 128 | RESPONSIBLE GOVERNANCE OF TENURE AND PREVENTIVE JUSTICE

The modalities through which equal and affordable access to notarial services can be
assured are presented below. Ultimately, this aspect is also linked to access to justice
for all.

Financial affordability
Assessment of the economic relevance of an administration of justice system

Protecting rights and providing a justice system based on the rule of law always entails
financial costs - for the state and for citizens. All systems — those based on preventive
justice and those that rely on curative justice - must reflect on how best to keep those
costs affordable, particularly for the most vulnerable people, in order to fulfil the
requirements of the VGGT.

The costs of preventive elements such as authentication and registration are typically
regulated by law and as such, predictable and fairly distributed. These are considered as
regular and inevitable transaction costs (for example, registration and notary fees). The
costs of ascertaining and identifying rights in cases of doubt, and the costs of litigation,
on the other hand - which are often very hard to predict in any individual case - are
considered as extraordinary, unlikely and avoidable, and are often disregarded when
comparing the costs of transactions and tenure governance. However, when elements
of tenure governance are assessed from an economic point of view (which can lead to
very useful insights for states and other stakeholders), all relevant costs and externalities
should be taken into account, even those that might not be immediately present, in
order to ensure an undistorted picture.

In preventive justice systems notarial authentication and registration fees are borne
largely by parties engaged in a transaction, while in non-notarial systems they are
borne to a greater extent by third parties such as potential business partners or state
authorities. In both systems, there are certain trade-offs between the types of costs.
In notarial systems, authentication costs incur before registration, which renders
superfluous (significant) costs for title search, title insurance, legal opinions and/or
certificates of good standing. In non-notarial systems however, these latter ex post costs
are unavoidable, yet ex-ante costs are not eliminated completely either as the notary
is typically replaced by the solicitors/lawyers that must be engaged by both parties.
It is also important to note that although title insurance, which is usually used in after-
care justice systems as a surrogate for the lack of reliable registers, may ensure monetary
compensation, it does not guarantee the acquisition of the property as such, which is
often essential to the individual.

Economic studies have shown that although formal requirements of preventive justice
create prima facie additional visible transactional costs, the overall cost of conveyancing
is not higher per se in jurisdictions that require notarial authentication when the overall
costs are compared with the costs typically encountered by parties in systems with no, or
low formal requirements (Murray and Stiirner, 2010; Knieper, 2017; UINL, 2019; Cappiello,
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2020). Rather, according to the findings of Rolf Knieper there are “good reasons and
historical experience to suggest that preventive justice through the authentication of
important documents creates legal certainty and legal peace at individual and social
costs lower than ex post protection strategies and litigation” (Knieper, 2017, p. 77).

Establishment of a tariff

Notarial advice should be affordable to all citizens who need it. In the land market,
notaries should be accessible and offer the same quality of service to every party
regardless of the value of the transaction. This cannot be achieved through an
unregulated environment for the provision of legal services and so a fair and regulated
tariff should be established. According to article 51 of the UINL Deontology and Rules of
Organization for Notariats, “fees of Notaries shall be regulated by means of rates fixed
by law or in lack thereof, by Chambers or Professional Associations” and “rates have to
assure... general accessibility to citizens.”

The VGGT do not address the question of fees directly but ask states to make tenure-
related support and advice accessible through legal aid (see VGGT, paragraph 6.6.).
Notarial fees should not be based on the time and effort applied to an individual case,
but could be set based on the value of the transaction: in this context, citizens with lower
value transactions will pay a lower fee for the same quality of advice, while charging
higher fees for higher value transactions will allow notaries to be able to cover the costs
of their office and ensure their financial independence. This is similar to how other state
institutions cover their costs — the value based tariff embraces the positive aspects of
progressive taxation.

Taking into account the non-commercial, public nature of the office, the UINL
Deontology and Rules of Organization for Notariats states that “rates shall not allow for
any reductions or discounts leading to unfair competition based merely on price, to the
detriment of the quality and independence of the service” (article 51). However, where
necessary and in accordance with national laws, notaries should have the option to offer
reductions and pro-bono advice for disadvantaged persons (for instance, people with
disabilities, people in situations of dire poverty, the elderly) and smallholders in zones
where the market value is extremely low (for instance, in favelas or lands in desert areas).
Many national laws allow or even require notaries to reduce or waive fees in specific cases.

Moreover, it is not just holders of registered and recognized tenure rights who will seek
the services and advice of a notary. Often parties such as a spouse, a child or perhaps
even a holder of non-registered or legitimate customary tenure rights, may need legal
advice but have little or no financial means. In such cases, notaries should use all means
available to them to assist such parties, such as offering free initial advice and reducing,
deferring or waiving fees (subject to the national legal requirements).

Costs should therefore not be prohibitive, and should be adapted in each region of
the world and to each situation. The more accessible the notarial service is for citizens,
the lower the costs to them of using the service. For instance, they do not need to
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leave their work for too long, they do not need to pay high transport costs, and so on.
Improving digital access should also be part of the solution when looking to lower the
costs. Lowering costs helps to promote legal certainty by encouraging all people to
actually formalize their rights.

Box 16. Reduction of fees for the most vulnerable (Belarus, Belgium, Hungary and the
Republic of Korea)

In Belarus, about 11 percent of notarial acts each year are performed with the application
of benefits for payment. Cases eligible for payment exemption or reduction are established
by the resolution of the Council of Ministers and include disabled and elderly citizens. In
addition, the notary chamber of Belarus, territorial chambers and the Minsk city notary
chamber have the right to exempt from payment of the notary tariff in whole or in part
other persons not specified in this resolution (UINL, 2020)

In Belgium, a Notary Fund was established by law in 1999 to grant a reduction in fees
to specific citizens, under certain conditions. All notaries have to contribute to this fund.
Regarding the notarial act of purchase, homebuyers who are acquiring a modest first
family home and finance their acquisition for at least 50 percent of the value by means of a
social loan, receive a reduction of 250 euros on fees. The law also provides for a 50 percent
reduction on the loan act fee for social loans. The same fund is used for renunciations of
succession drawn up by a notary, when the net assets of the estate do not exceed EUR
5000. The declaration of renunciation is established and registered free of charge and
exempt from payment of writing and publication fees.

In Hungary, when a notary draws up an authentic act for a person who is not able to read
or write, the notarial tariff must be reduced by 50 percent. In the event of drawing up a last
will or power of attorney for a person whose health condition can affect the payment of
the notarial tariff, the notary can reduce it by up to 50 percent.

In the Republic of Korea, some applicants are exempted from the notarization fees: first,
recipients under the national basic living security act (whose recognized income level is
less than 30-50 percent of the standard median income); secondly, persons eligible for
support under the single-parent family support act (that is, parents who are supporting
their own children and are either unmarried, or are bereaved of, divorced from, or
abandoned by their spouse, or have a spouse who has lost their ability to work for a long
time due to a mental or physical disability, a spouse who is an inmate in a correctional
institution or medical treatment and custody institution, or is in military service).

Box 17. Examples of digital solutions to lower costs of notarial services for the most
vulnerable and people located in remote areas

In Belgium, the Federation of Belgian notaries (FEDNOT) has extended its existing land registry
application making it possible to obtain automatically and thus more quickly, the certificate
that provides certainty that a property can be purchased at a reduced rate of registration
duties. This reduced rate applies to property below a certain price and aims to allow more
vulnerable citizens to acquire their own property..
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Geographical accessibility

In terms of regional accessibility, a notary should be easily accessible to every citizen,
even those living in remote areas (see VGGT, paragraph 6.4.). Notary chambers and/
or ministries of justice should make sure that even in remote and rural areas there are
offices occupied by notaries who conform with the highest standards of the role.

There could be a number of solutions to ensure that all citizens can receive qualified
legal advice throughout the whole national territory. This can be achieved through
reasonable distribution, by encouraging notaries to offer branch offices, service days in
remote villages, mobile services, and/or home visits when necessary.

Box 18. Mobile services to access remote areas - the example of Columbia

In Columbia, the mobile notarial bus "Mi Notaria" provides Colombians located in the
most remote and difficult to access areas with frequent notarial services since 2016. The
bus is equipped with technological tools such as satellite communication, and also has
an elevator for people in situation of disability. “Mi Notaria” bus receives an average of 1
million users during its annual tour of more than 300 municipalities in Colombia.

Also, the State and/or the professional body should create incentives to encourage
notaries to apply for positions in remote areas in the first place - such incentives may
include chamber membership fees or mandatory contributions to pension fund fees
based on turnover rather than a flat fee for all notaries, income supplementation for
notaries in smaller offices and other forms of redistribution of income (based on the
principle of financial solidarity, UINL Deontology and Rules of Organization for Notariats,
article 33). A strict limitation of positions (numerus clausus) may be considered necessary
in order to maintain the profitability of smaller offices and territorial competences could
prevent concentrations in the main urban areas. A (redistributive) fund for notaries in
rural and remote areas could also be created in order to allow them to stay there even if
the acts they do are not profitable. Another good practice regards career management.
Notaries should be allowed to change their positions and be transferred to another
town based on predictable criteria such as seniority. In this way, notary candidates who
benefit from the latest legal knowledge and have already acquired good experience
through professional internships during their notarial training will be encouraged to
ask for appointments in rural areas and smaller cities when they first apply for a notarial
position. Such a system can encourage excellent legal practitioners to serve in remote
areas if they see the prospect of changing to a desired area later in their professional life
and so ensures a high quality of legal service in such places. Once notaries are rooted in
their local community, they might wish to stay there or decide to move on after several
years of service. In this scheme, positions in larger urban centres should be accessible
only once one has served in a smaller community before (see example in Box 19).
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Box 19. Serving first notary position in remote/rural areas (Indonesia and Spain)

In Indonesia, the notary candidates apply for a position within a chosen province through
an online system. A candidate may only apply in particular districts within the province
defined by the letter D, determined by the government depending on the number
of people, the estimated need of notaries, the banking sector abilities, the economic
activities and development etc. Districts A, B and C are opened to more senior notaries
that have obtained points through continuous training to move up.

In Spain, the request for a notary's office is resolved through a contest. The territory
is divided by a “notarial demarcation” which determines in which towns there must
be a notary, if so how many, and what class the notary's office is (first, second or third,
depending on factors such as the number of inhabitants or transactions). Each year, the
notarial contest includes the vacant notaries’ offices that have not been covered in the
previous contest and the vacancies that have occurred since. The appointment depends
on two criteria: the “first shift”, which gives preference to the notary with the longest
seniority in the notarial career over the most recent one, in strict order of admission; the
“second shift” which gives preference to the notary with more seniority in the class of the
notary’s office that is requested.

Reaching out to all users

As far as it is appropriate and subject to national law, notaries should promote the
accessibility of their office (see VGGT paragraph 6.3) by reaching out to individuals that
might need their advice but are not accustomed to consulting a notary. For example,
notaries and their professional bodies could organize open days, give presentations,
write articles about their practice, maintain presence on the internet, etc.

Notaries should also offer favourable working hours, appointments outside their office
where appropriate (@and when the law authorizes it) it and facilitate the use of modern
technology.

Box 20. Reaching out to the population through a national advice day (Argentina)

Since 2013, the Federal Council of Argentine Notaries has been organizing an annual
Federal Advisory Day. It takes place on a given day of the year in several locations in
all provinces of the country simultaneously. Its main objective is to bring the notaries’
services closer to the community by raising awareness about issues of notarial concern.
Consultations are given at no cost by notaries of all provinces, even beyond the bounds of
a particular authentication situation.

Accessibility includes the willingness to engage with citizens of all backgrounds and
age and to understand their needs. The notary should strive to be seen as a partner
empowering all citizens to enjoy and exercise their tenure rights. Notaries should
therefore engage in missions with specific groups of vulnerable people (such as the
elderly, the consumers, persons with disabilities, people in hospital) or marginalized
people (such as indigenous people, refugees or prisoners for instance). Notaries should
notably acknowledge the multiculturalism of the community they serve and take all
necessary means to give whenever possible legal expression to people in their native
language.
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Notaries shouldfully advise the parties onallrelevant aspects of the act they authenticate.
In a typical authentication situation, the notary does not charge a separate fee for his/
her advice as it is normally covered by the authentication fee. However, parties may seek
the advice of the notary without a particular authentication in mind and notaries should
be open to offer such consultations.

Box 21. Commitment of the notariat to support the community (Colombia, Italy,
Lebanon, Mexico and Viet Nam)

In Colombia in 2019, the notariat set up a social day for the provision of notarial services in the
El Buen Pastor Prison of Bogota, using the mobile notary's office "Mi Notaria" (see Box 18). More
than 160 cases were dealt with, on various topics: power of attorney, authorization, civil registry
of birth, civil marriage, consultations on family matters, acknowledgement of extramarital
children, inheritance declarations, and so on. For the inmates it was an opportunity to resolve
a number of problematic cases.

In Italy, numerous initiatives in support of access to notaries for people in situations of
vulnerability have been promoted by the Notariat since 2008. Collaboration with consumer
associations led to the realization of multiple guides on the protection of the socially vulnerable,
presented during meetings and an open day in 60 cities. Free notary advice desks have been
set up in 149 towns and cities for specific groups of citizens: victims of usury and racketeering,
prisoners, abused women, consumers support administrators. Information meetings are held
for the elderly and on the protection of the rights of people with disabilities.

In Lebanon, one and a half million Syrian refugees have come to Lebanon as a result of
displacement due to the war in Syria, which began in 2011. Confronted with this tragic situation,
the Lebanese notariat contributed to the protection of human rights and real estate property
of the Syrian citizens. In close cooperation with General Directorate of the General Security
and the Ministry of Employment, they regulated the residence of Syrian citizens on Lebanese
territory through the authentication of takeovers, powers of attorney, work contracts,
and other acts duly signed so that Syrians can obtain residence cards and work permits in
Lebanon. Furthermore, Lebanese notaries ensured the signature of powers of attorney for the
management, preservation or even the sale of real estate property on Syrian territory.

In Mexico, in 2019, notarial authentic acts were written and authorized by Mexico
City's Notary 153, Jorge Sanchez Cordero, in in Mayat'aan and Nahuatl, two of the main
indigenous languages of the country. He recalled "It is an unprecedented act in all
the Americas, it is the first time that a notarial instrument is made in these indigenous
languages, it is a watershed." The notarial authentic acts were presented in the framework
of the International Year of Indigenous Languages, proclaimed by the UN. The president
of the College of Notaries of Mexico City, Not. Marco Antonio Aguirre, said that these
acts claim the human right of indigenous peoples to express themselves in their native
language: "language, beyond being a means of communication, is a means of cultural
conservation and diffusion, and that is why we want to contribute to the population
through the social function we have always had" (Secretaria de Cultura de Mexico, 2019).

Another example is given by the Notary Law of Vietnam. The notarial services can be
performed outside of the notarial service providers’ offices in case the clients are the elderly,
people who are physically unable to travel, people who are detained or serving prison
sentences, or people who cannot go to the notarial service providers’ offices with good reason.
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KEY RECOMMENDATIONS 2.4

Notaries should contribute to implementation of the VGGT through their function and
ethics:

® Notaries are public officers appointed by the state to perform a public function, which
they personally exercise and are accountable for, both towards the parties and the state.

® Notaries should have obtained the highest possible legal qualifications and have
undergone thorough vocational training.

® Any behaviour leading to loss of confidence in public services should be avoided and
notaries should promote human rights, equity and justice in their practice.

® Notaries should be independent and impartial and should respect professional secrecy,
within the limits of transparent and predictable public requirements such as money
laundering risk alerts.

@® Social rooting should be encouraged because it leads to better understanding of local
needs and therefore to the provision of adequate services.

® Notaries should be accessible to everyone, everywhere, and should ease legal procedures
for their users, empowering them in their decision-making process and ensuring a
complete follow-up.

® Notaries can serve as decentralized agents for the promotion of public policies
throughout the national territory.

Notarial activity should provide for equal and affordable access to justice for all:
® All relevant costs and externalities should be taken into consideration when different
legal concepts or instruments are compared, in order to assess the fairest and most

affordable solution for all users.

® Any user should be able to afford notarial services; notaries should be able to afford to
advise people with no or poor financial means.

® The notarial public legal service should be accessible to all citizens, regardless of their
personal and economic situation.

® Geographical accessibility should be ensured; notaries should be available in every part
of the territory, however remote.

® Insofar as it is appropriate, accessibility should include digital access, which may also lead
to cost savings.

® Notaries could reach out to all individuals and communities that might be in need of their
services: people with disabilities, children, indigenous communities, refugees, and so on.
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3. How should the VGGT be an
inspiration for preventive justice?

As discussed above, the system of the preventive administration of justice can make a
major contribution to the goals of the VGGT and promote the implementation of the
VGGT worldwide. The VGGT seek to:

1. improve tenure governance by providing guidance and information on
internationally accepted practices for systems that deal with the rights to use,
manage and control land, fisheries and forests.

2. contribute to the improvement and development of the policy, legal and
organizational frameworks regulating the range of tenure rights that exist over
these resources.

3. enhance the transparency and improve the functioning of tenure systems.
(see VGGT, paragraph 1.2).

This section will showcase good practices in preventive justice to show how the VGGT
can inspire changes in legislation and help overcome challenges in practice in order
to improve tenure governance (see section 3.1). Particular focus will be placed on the
adaptation of the preventive administration of justice in line with the VGGT in the digital
era (see section 3.2).

The final part of this section will then conclude on the different ways that notaries
and other practitioners in the preventive administration of justice can act as agents
of change, advocating for greater consideration of the VGGT throughout the whole
governance of tenure (see section 3.3).

3.1 The preventive administration of justice based on the VGGT:
some examples

The system of preventive administration of justice can be a support for application of
the VGGT and vice versa - the VGGT can be an inspiration for introducing or enhancing
elements of preventive administration of justice in a legal system. As is true for any kind
of legislation, any such introduction must be adapted to the specificities of each legal
system.

Introducing a system of preventive administration of justice does not necessarily
entail switching from one legal system to another. In other words, the clear distinction
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between civil law systems (focusing on the preventive administration of justice) and
common law systems (based on ex post control) is no longer as obvious; globalization
has increased the interactions between both systems and their instruments, and
recognition of foreign practice has become compulsory in various national, regional, and
international private law. Preventive justice can therefore be a very useful (additional)
element for enhancing responsible governance of tenure regardless of the origins of the
legal system of a particular jurisdiction.

This section aims to showcase some examples of both change in legislation with the
involvement of notaries and best practices leading to a better governance of tenure
through the introduction or strengthening of elements of preventive justice.

3.1.1 Easing access to justice: implementation of one-stop-shops

The VGGT advocate for the simplification of procedures in order to ease the access
to justice for all. Administrative processes should be simple, clear, streamlined,
contextualized, and easy for rural communities to read and use to claim and defend
their tenure rights (see VGGT, paragraphs 6.6, 10.4, 11.3).

In this regard, one-stop-shops have several virtues, including accessibility, simplicity
and security of land tenure. A one-stop-shop eliminates unnecessary legal and
procedural barriers related to tenure rights. Especially in regions with weak or little
infrastructure, the one-stop-shop saves a great deal of time and money - in terms of
transportation, administrative procedures and so on (see Boxes 22 and 23 for examples
of successful implementation of one-stop-shops).

Box 22. Single Land offices (Madagascar and Mongolia)

In Madagascar, land policy is based on bringing together "the legal and the legitimate". A
new policy was introduced with the objective of setting up decentralized land management,
so as to enable titles to be issued within a short period of time and at costs within the reach of
all Malagasy people. This reform was undertaken by the 2006 Land Act, which establishes the
legal regime for untitled private property, based on the computerization of land information
in a local land use plan managed by an agent of the communal land office, enabling the
commune itself to gradually establish its own land cadastre. The results are quite impressive.
Over the past century or so, only 400 000 land titles had been issued in Madagascar, with the
rate of issuance being 1500 from 2004 to 2014 at an average cost of 370 euros with no less
than 24 steps required to be titled. Since the single land offices were set up in a small part of
the territory, 200 000 applications for land certificates had been submitted and more than 143
800 certificates issued within a maximum period of six months, at an average cost of 20 euros
(Mbaye, 2014).

In Mongolia, the state project “Smart Ulaanbaatar” enabled state and public services -
including social insurance, social care, civil registration, land and property relations, tax,
notarial services, banks and others — to render their services at one-stop centres within
a shorter time and with less burden to citizens. As of today, a total of 386 entities (287
administrative entities in the capital city and 99 government implementing agencies) are
located at four integrated locations, and each of the 21 provinces of Mongolia has their own
one stop centres.
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Notaries should act as an even more enhanced one-stop-shop, by not only taking care
of all procedural steps of a transaction but also, by virtue of being a legal expert, giving
impartial legal advice to the parties at the same time.

Box 23. Notaries involved in one-stop-shops (Serbia and Togo)

In Serbia, since 2019, notaries have been the only authority authorized to register mortgages.
Previously, citizens were obliged to visit the property registration office four or five times in
order to register a mortgage; now they only have to visit the notary office once to get the
service completed.

In Togo, an audit of the Togolese land tenure system carried out by the Higher Council of
Notaries of France (CSN) in November 2008 assessed serious land tenure insecurity in
the country (land conflicts represented more than 70 percent of the cases registered in
the country's courts) and suggested elements of land reform for urban and rural areas. In
November 2018, the Togolese Parliament adopted a new law on land tenure and state
ownership in the Republic of Togo (Mbaye, 2014). The law established the creation of single
land offices and digitized archiving of land data, in order to prevent multiple sales of the same
parcel of land. It also introduced new measures on the sale or exchange of land or buildings,
including a prohibition of the sale, transfer or exchange of any property that has not been
registered beforehand. The land transaction must now be approved by a notary who ensures,
beforehand, the real existence of the property, as well as the authenticity and legality of all
the documents involved. The single land offices were set up in 2019. The digitalization of land
titles and the creation of the “e-foncier” platform now allow all requests, all fee payment and
property transfer files to be submitted online. As a result, entire transfers are now completed
in six hours instead of the 2 to 5 years it took in the past. Registrations and divisions of land
are now completed in an average of six months instead of the 3 to 10 years they used to take.

3.1.2 Accessing transparent and reliable information: improving public land
registers

Having access to transparent, reliable land tenure related information is extremely
useful not only for citizens but also for state authorities. The VGGT advocate for states to:
take reasonable measures to identify, record and respect legitimate tenure right holders
and their rights, whether formally recorded or not; to refrain from infringement of
tenure rights of others; and to meet the duties associated with tenure rights (see VGGT,
paragraph 3.1-1). States should also safeguard legitimate tenure rights against threats
and infringements and should protect tenure right holders (see VGGT, paragraph 3.1-2).

Suggestions for achieving this include, firstly, to add in law a clear definition of all
categories of legitimate tenure rights (see VGGT, paragraph 8.2) and, secondly, to
identify and register in public registers all individual and collective tenure rights,
including those held by the State and by the public sector, private sector, and
indigenous peoples and other communities with customary tenure systems. State
administrative systems should be equipped to process applications for the formalization
of all legitimate tenure rights in a systemic and reliable manner (see VGGT, paragraph
17.1). Such systems should be established by public authorities to record all important
information and, for the sake of legal certainty, they should rely on authentic documents.
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Whenever possible, this legal reform should be coupled with a process of digitalization,
in order to allow easier and broader access to the information.

Box 24. Improving land records (The Netherlands and Canada)

The FAO technical guide no. 10, Improving ways to record tenure rights, p.17, mentions the
example of the Netherlands, where, "the records on rights were established to provide publicity
of transfers while the records on parcels were created to raise revenue through property taxation.
The two sets of records had duplicated and inconsistent information because they were used for
different purposes and maintained separately. Over time, the linkages and consistency between
the two sets were improved through reforms, such as by placing their management within the
same agency and requiring the parcel number to be used in acts for transfers and mortgages.
(...) The records are documents, mainly notarial deeds, which are compiled in books in the order
that they are submitted for recording, although all records are now in digital form. In addition, a
cadastral administrative database contains information extracted from the deeds and allows for
the easy identification of a parcel and the people who hold rights to it. (...) As a constitutive system,
the transfer of a right through a sales transaction can occur only with a recorded deed. As a result,
people who rely in good faith on the records of the public registry are largely protected: a person
cannot rely absolutely on records of the public registry, but he or she can assume that what is not
recorded does not have to be taken into account. Because of the high quality of information in the
system, the reports provided through the cadastral administrative data-base are similar to the title
records in a title system" (FAO, 2017b).

Quebec, in Canada, counts more than 3 600 000 real estate properties. The government
has developed a modern infrastructure that makes it possible to easily and quickly identify
the rights encumbering buildings so that the owners can fully enjoy their property rights. In
addition, purchasers and hypothecary creditors use information from the Land Registry to
assess the validity of a property title, thereby promoting the exploitation of the economic
value of the properties. With the speed with which transactions are concluded, it became
necessary to improve the current infrastructure for the publication of rights.

As a result, the following initiatives have been implemented in recent years:

+  The reform of the Quebec cadastre and renovation of the cadastral plan began in the
1990s, and should be completed in 2021. The goal is to renumber all the cadastral lots
in Quebec (horizontal and vertical) by assigning each one a unique number, as the Civil
Code of Quebec indicates that the number given to a lot is its only designation and is
sufficient in any document that refers to it.

- Thedigitalization of the land registry started in the early 2000s with the computerization
of all activities related to the publication of rights: millions of pages of deeds and
cadastral plans have been digitized and are now available for consultation by notaries
and other users remotely. In addition, a notary can submit a registration requisition using
the online registration requisition service. The procedure is reliable and secure, as it is
certified by an official digital signature.

Reliable public registers can increase the level of security of tenure. In particular, the
law may provide for mandatory registration of rights in a public register in order
to be recognized or opposable to third parties (see VGGT, paragraph 17.2). However,
mandatory registration can be a threat to legitimate tenure rights if this requirement is
not supported by an effective, systematic and accessible registration system that allows
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these tenure rights to be recorded and protected fairly. In this context, publicity of the
rights through public land register can protect legitimate tenure right holders against
forced evictions and unlawful dispossession (see VGGT, paragraphs 3.1-2, 4.5, 9.5). These
kinds of improvements to the legislation and implementation of public registers can be
made without converting to a brand new system. In particular, when the old system is
parcel based, it may be advisable to adapt the existing system, which is already known
and used by the public registration officers, and to encourage them to execute the new
provisions gradually.

3.1.3 Adopting a holistic and sustainable approach: urban planning and
protection of the environment

States draft laws to organize and regulate the protection of the environment and vital
resources such as water, agricultural land and forests. One of the most important tools
for controlling the use of land, forests and fisheries is spatial planning. Although spatial
planning is a public task, it typically affects privately held land and aims to balance
public and private interests.

Rules on urban planning are fundamental in order to regulate the growth of housing/
living areas and the densification of main cities in order to prevent its spread over to
vital agricultural and natural land plots. Several solutions for this may be encountered.

Box 25.Providing alegal framework for sustainable urbanization (France and Mauritius)

In France, the notariat, in collaboration with economists, academics, surveyors and urban
planners, designed the ‘kit de la copropriété’ [condominium ownership kit] to help countries
developing their tenure jurisdiction in relation to regulating urban densification. The kit
comprises model laws (a pre-defined set of legal dispositions that states can choose to adopt
in whole or in part so that they become the country’s actual national law), draft contracts and
other legal tools that can be used to implement condominium ownership in a national legal
framework. The kit is designed so as to be adaptable to each country’s particular needs and
culture and has already been presented in Cameroon and Mauritius.

In 2015, Mauritius launched the ‘Smart City Scheme’, designed to create more than 15 smart
cities in order to meet the challenge of growing urbanization - in 2050, nearly 60 percent of
the country’s population will live in cities, compared to just over 40 percent currently. The
Mauritian Government launched an international call to reform its legal regime relating to
housing estates as, in its current state, it did not allow good management of the infrastructure
involved in the project. The call was won by the French Ordre des Géometres-Experts (Order
of surveyors) and Higher Council of Notaries, and a multidisciplinary team of experts worked
on three kits for the legal framework and management of Smart Cities. First, the above-
mentioned kit on condominium ownership; secondly, a kit on landowners' associations,
which contains proposals for new legislation and a model nomenclature note; third, a kit on
the division of volume. The legislative texts were adopted by the parliament on 9 November
2018 and entered into force from 1 March 2019. The country is now equipped with modern
legislation to regulate Smart Cities.
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For instance, the widely used concept of condominium ownership (“copropriété”) can
be useful in densely populated urban areas. A “copropriété” can be defined as a building
whose property is divided among several persons and includes on the one hand,
private areas (individual apartment unit, cellars, and so on) and on the other, common
elements (land, networks, roads, corridors, roofs, and so on), for which ownership and
responsibility are shared. This concept is emerging in many legal systems, but more
legal developments may be necessary to facilitate the efficient use of land. Moreover
in many countries, permits are typically required to build new real estate, and renovate
existing buildings (to comply with new safety and environmental norms). Notaries
should support the state in the implementation of public spatial planning and verify its
correct application to each situation. For instance, they should encourage the parties
to respect responsible spatial planning and obtain all necessary authorizations to build
or modify a property, or create an easement for instance, and inform the parties about
the relevant legal requirements. They may also be asked to authenticate transactions
that are necessary to prepare zoning and development plans (particularly at a local
level), including transfers between public and private bodies. Lastly, it can be part of the
notaries’ mission to monitor the legality of the envisaged use of land through a series of
checks before completing the definitive transactions.

Box 26. Creation of protection mechanisms in the public interest and to protect the
environment (Slovenia)

In Slovenia, notaries certifying a signature or drawing up a notarial act in a real estate sales
contract have to follow the stipulations of the Land Register Act and check whether the
contract has been reported to the competent tax authority, and tax has been assessed and
paid.Land Register Permission has to be provided by means of a certificate from the competent
authority about the eligible use of land in accordance with spatial planning documents and
on any spatial actions that apply to the territory where the land is located. The certificate
shows the type of real estate (agricultural, forest, building), whether the municipality has
a pre-emptive right for that land, whether the real estate is on a protected territory under
the Nature Conservation Act, is a cultural monument under the Cultural Heritage Protection
Act, or is protected under the Waters Act, etc. If the certificate confirms that the land is
agricultural land, a forest or a farm, the competent administrative unit issues a decision under
the Agricultural Land Act that confirms the legal transaction or a certificate attesting that
no confirmation is necessary. If the land lies on a territory defined as an important area, the
competent defence office has to provide its consent before any type of legal transaction, and
the consent has to be submitted to the notary.

Pre-emptive rights of the state and other public bodies must be respected by the
notaries when drawing up the act. For instance, pre-emption rights of the state can
be appropriate or even necessary in the agricultural sector in order to protect essential
resources for agricultural use and prevent speculative trading of agricultural land. In this
context, the notary could be missioned to notify the real-estate contract to the state.
Through such a notification, the state has the opportunity to control the sale and use
of agricultural land, in accordance with national law; if there are imperative reasons of
overriding publicinterest, the state can take over the contract under the same conditions
as those that were applicable in the original contract (see Box 27).
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Box 27. Protecting agricultural land through pre-emptive rights (France)

In France, the Land Development and Rural Settlement Corporations (SAFER) were created
in 1960. Their initial objective was to reorganize farms, as part of the implementation of a
more productive agriculture, and to install young farmers. Since then, the SAFER missions
have broadened to protect the environment, landscapes and natural resources such as water,
and to support local authorities in their land projects. The law gives SAFER pre-emptive rights:
they are systematically informed by notaries of sale projects regarding rural property and
can buy the property in priority instead of the initial purchaser in order to resell it to another
assignee whose project better responds to local development issues. The objectives of this
pre-emption right are to maintain the agricultural vocation of a property; avoid overbidding
on prices; encourage local development; protect the environment. SAFER exercised 1380 pre-
emptionsin 2018, for a surface area of 6600 ha and a value of EUR 68 million (0.4 percent of the
total number of draft sales notified to SAFER).

It may also be useful to provide information about previous pollution, risks in the areas,
water provision and sewerage to any user and purchaser of a building and/or plot of
land, if such information is collected and documented. Tenure rights are typically
balanced by duties (such as the duty to keep the land clean of pollution, or in some
situations, to install necessary sewerage, or in case of easement, to provide convenient
access to the beneficiary) in order to respect the long-term protection and sustainable
use of land, fisheries and forests (see VGGT, paragraph 4.3). Notaries should warn the
parties about potential inconsistencies between the type of land and their purpose of
use; for instance, if the land is polluted, or mines are underground. They should give as
much details as the law and administrative services can provide in order for people to
make wise decisions.

Legal, and if not, contractual sanctions should be prescribed for cases where a land
user is guilty of intended pollution and rehabilitation should be compulsory to avoid
further contamination of natural resources and degradation of the whole environment.
In their daily work, notaries should inform their users on such rules and sanctions even if
they are not part of the core duties of instruction that notaries have towards the parties.
Notaries should also advise parties on whether or not the intended actions comply with
the regulation and on the consequences of such actions. From a legislative point of
view, notaries should be included in the legislative process in a consultative capacity, on
all aspects of relevance to their functions, including the creation of incentives. They can
be integrated in task forces created for these purposes.

3.1.4 The role of notaries in land consolidation, voluntary exchanges and
expropriation

In 2020, FAO produced a legal guide on land consolidation which defines land
consolidation as follows:

"Land consolidation is a legally regulated procedure led by a public authority and used to
adjust the property structure in rural areas through a comprehensive reallocation of parcels,
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coordinated between landowners and users in order to reduce land fragmentation, facilitate
farm enlargement and/or achieve other public objectives, including nature restoration and
construction of infrastructure" (FAQ, 2020, p 3).

Land consolidation should be highly participatory, gender-sensitive and ensure that all
participating landowners are at least as well off after the procedure as they were before.
Land consolidation is one of the tools that may contribute effectively to achieving the
2030 Agenda for Sustainable Development and the sustainable development goals
(SDGs). It must be respectful of human rights and follow certain principles in order to,
among other things, ensure the protection of legitimate tenure rights and be respectful
of the environment (FAQO, 2020).

The FAO guide considers three types of land consolidation in rural areas: voluntary,
majority-based and mandatory land consolidation. The guide encourages countries to
adoptaland consolidation process that s carried out under an administrative or judiciary
procedure, whereby a land consolidation plan (also called “re-allotment plan” or the “re-
parcelling plan) is approved by a public entity before submission for the simultaneous
registration of property rights. In this context, the administrative decision of the Land
Consolidation Commission or other body adopting the land consolidation plan should
be the sole basis for the registration of the land ownership and other land-related rights
deriving from the plan, as opposed to normal bilateral land market transactions. The
Land Consolidation Law should provide for cost-effective registration of the changes to
the property rights through submission of the adopted plan as the basis for registration,
rather than through the submission of many separate documents as in normal land
market transactions (FAQ, 2020, p. 138). In this process, and in national systems that rely
on notaries to confer authenticity on legal acts and contracts, the notaries’ functions
could be to ensure proof, transparency and identification of the right holders.

However, in countries where land consolidation is not currently regulated by specific
provisions, the re-parcelling may be initiated and carried out by the land owners
themselves outside of any public framework. In this case, the re-parcelling will follow
the general rules of sale and land exchanges and notaries will perform all of their normal
functions.

Furthermore, some states opt for hybrid systems, where notaries verify the original
land rights of participants and their consent to the land consolidation plan before its
formal adoption and registration. This is likely to be more cumbersome, but in some
cases may also enhance the acceptance by parties of the land consolidation process
and allow them to understand further steps (see VGGT, paragraph 13.6). Notaries’ local
knowledge, expertise and reputations thus come into play. Although participating
in such private redistribution efforts will often be time-consuming for notaries, it is
important that notaries and their chambers live up to their public function and accept
such duties. States, on the other hand, if using notaries to promote such agreements in
the pursuit of the public good, should assist notaries, provide necessary (if applicable
simplified) procedures and ensure adequate compensation to create incentives for
notaries to fulfil their obligations in the best possible manner.
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Box 28. The role of notaries in rural land requisitioning (China)

Over the last 40 years, marked by rapid and sustained urbanization, the need for requisitioning
certain building land has increased exponentially in China. In this context, Chinese notaries
have been drafting compensation contracts concerning the requisition of rural land,
including clauses on the economic compensation of the farmers and the resettlement of
relocated villagers. Notaries then supervise the compensation and resettlement contracts
implementation. For instance, in 2018, a villager in Xi'an City, Shaanxi Province had a dispute
with the requisition agency over the area and value of his house built on the land. In 2020, an
agricultural company had a dispute with the requisition agency over the value evaluation of
more than 500 mu of economic forest. In both cases, notaries supervised and preserved the
evidence during the survey and evaluation process conducted by the asset evaluation organ
and the parties reached an agreement.

Expropriation is “a fully mandatory instrument, involving in most cases, monetary
compensation rather than land” (FAQ, 2020, p 9). According to the VGGT, expropriation
should be limited to cases where land is required for public purposes (see VGGT,
paragraph 16.1). In systems based on the rule of law that protect the right to private
property, expropriation is an ultima ratio measure (see VGGT, paragraph 16.9) that
should only be adopted if offers to acquire the required resources based on fair valuation
through market transactions are not successful — particularly if holders of tenure refuse
to sell their land even though a fair offer has been made. Notaries can assist efforts
to create incentives to sell land by helping to negotiate acceptable terms, which may
include offers to compensation in land rather than monetary compensation and rights
to repurchase properties once they are no longer needed for public purposes (see VGGT,
paragraph 16.5). Data collection can also provide a better overview of the sale prices for
land and so be useful in cases of expropriation, to calculate the fair compensation.

KEY RECOMMENDATIONS 3.1

The VGGT can inspire various improvements in legislation and practices strengthening
the preventive administration of justice:

©  One-stop-shops should be considered whenever possible to simplify the procedures and
ease the access to justice for all.

©  Such one-stop-shops can and should also rely on digital solutions to enhance their
performance.

© Notaries may be in charge of those centres and take care of the entire process for citizens
from first contact to public registration.

©  Public registers should be assessed for potential improvements to provide the most
accurate and transparent data possible.

©® They should integrate the necessary (digital) tools to record all individual and collective
tenure rights including legitimate rights.
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l States should make extensive use of notaries in their sustainable management: involving

© Notaries should inform the parties about all the information available about the plot of

© Notaries can help in land consolidation, redistribution and expropriation by providing

© They can also collect data such as sale prices in order to assess fair economic

them in decision-making and law-making processes regarding spatial planning and the
protection of the environment, entrusting them with the notification of land and natural
resources transfers, etc.

land and/or natural resources at stake: risks, pollutions, rules on their use, and sanctions.

proof, transparency and identification of the rights holders of such projects and
supporting market-based transactions outside of specific land consolidation projects.

compensation.

3.2 Strengthening preventive justice and qualified legal advice in
the digital age

A legal system should always adapt to new trends and address the evolving needs of
citizens. Digitalization is one of those. Although it is the responsibility of the state to
change the legal framework to allow digital support, circulation and archive and provide
for their responsible use and efficient control, the reforms can and should be initiated or
influenced by notaries and their chambers through regular consultation and feedback.

Digitalization can be defined as a process of replacing or enhancing usual means (be it
human resources or material resources) with new technologies, therefore transforming a
tool or process into a fully or partly digital one. This section strives to look at digitalization
in terms of opportunities and challenges for the preventive administration of justice
through some practical examples, with a special focus on the implementation of digital
solutions in developing countries.

3.2.1 What opportunities does the digital era bring for the preventive
administration of justice?

If used properly, information technology (IT) tools can offer many opportunities for
improving responsible governance of tenure, sometimes even at low cost. Citizens,
governments and notaries can all benefit from digitalization in the preventive
administration of justice.

3.2.1.1 The key opportunity of digitalization: availability for all

For citizens, digitalization can provide enhanced access to the information needed and
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the possibility of tracking land related processes and applications. As the Internet is
everywhere, they might not even need sophisticated electronics such as computers - it
could be as easy as opening a phone. There are now more than 7 billion mobile SIM
cards registered worldwide: thanks to phones, access for the population, including the
poorest, is broader (Lamb, Tonchovska and McLaren, 2019).

In that context, digitalization is therefore an opportunity to increase the availability of
the service to citizens - offering wider and more transparent access to publicinformation
and, by combining virtual exchanges and physical meetings, an improved relationship
with the professionals involved in the governance of tenure, easier processes for
authentication and registration, etc.

Digital tools could allow a cleaner and clearer registration process while minimizing
opportunities for corruption: the fewer procedural steps there are, the fewer people
have the opportunity to ask for extra money in order for a tenure right to be publicly
recognized. This significantly reduces costs for citizens and improves public services.
The digital connections between public services such as tax authorities and land
registers could also be of great use: automatic notification of change of ownership will
help to eliminate data inaccuracies, prevent payment notifications being sent to the
wrong person and, ultimately, enhance the collection of taxes.

For government authorities, digitalization enables better data collection and
management. The global availability of tools such as smart phones can generate an
impressive quantity of important data in a short period of time: “these technologies can
be used also for surveying property boundaries for the registration process, including first
time registration, sub- divisions and automatic change detection.” Digital tools can also
facilitate the conservation of archives.

For notaries, full digital access to property registration archives as well as to key
registers and the establishment of electronic connections with those registers should
be promoted. This will not only make their actual work easier but also, in particular
in developing countries or for people reluctant to use the new technologies, it could
represent an additional service offered by the notary.

3.2.1.2 The benefits of having notaries implement digital tools

Both states and citizens should understand the benefits of using notaries to implement
and use digital tools.

For governments, the use of notaries reduces front-office (receiving the clients) and
back-office (scanning and checking the documents) work for public services; this means
their staff can focus on their core administrative and oversight tasks and missions and
optimizes staffing costs. This only requires implementation of a simple module - it
does not need to be expensive and highly developed software to start with: “building
a complex IT system with a modern architecture will often take years and a lot of money
and the existing services may not improve at all. The IT system is just a tool, like a pen, for
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doing something. It is a very advanced pen, but a pen, nonetheless” (Lamb, Tonchovska and
McLaren, 2019, p. 110).

Moreover, the quality of the data delivered by notaries are of great value to public
authorities: “You don’t need to wait years, as the data submitted in digital form by notaries
and legal professionals are usually of good quality; the applications can go directly to the
back office for approval” (Lamb, Tonchovska and McLaren, 2019, p. 125). Notarial authentic
instruments are created based on the standards set out in chapter 2, which ensures that
the information submitted to the registers is correct and conclusive, and reflects the
true and informed decisions of the parties.

Box 29. Better service through notaries in the digital era (Croatia)

In Croatia, recent changes in the legal framework have made it cheaper to effect public
registrations through notaries, attorneys or lawyers rather than having to go to the property
registration office itself. This benefits everyone — clients get better and cheaper access to
services, while the government receives all documents in digital form and digitally signed by
a professional legal expert, which ensures a better quality of applications, with preliminary
checks done in the civil register, commercial register, address register and tax register.

Another very valuable contribution by the notaries is that they avoid and report errors
in the registered information, such as misspellings of names, birthdays, addresses, etc.
in the property registers (as the records are old and have been maintained manually for
years). There should be a service for notaries to report errors in order for the quality of
the data included in the registers to be continuously improved.

Finally, chambers of notaries should be proactive and work with the competent
authorities to develop e-services when the key registers are not yet digitalized, and to
test and report errors identified for e-services that have already been implemented.
Whenever a technology is available, chambers should promote the technology to the
notaries, and train and engage them in using the new tools.

For citizens, notaries can provide online advice and quick and transparent, one-stop
access to public services. People can visit a notary office instead of going directly to the
public administration, thereby avoiding expensive transport costs or, as stated above,
multiple and/or potentially corrupted procedures. Notaries can grant them immediate
access to accurate, selected information and, in an ever more complicated legal world,
give them full advice. Notaries can prepare and submit an application electronically on
behalf of the parties, issue property extracts directly from the property register, etc.

3.2.2 What challenges do the new technologies bring?

The opportunities of the digital era bring with them numerous challenges. These too
affect citizens, governments and notaries: how to ensure data protection? How to
guarantee identification through digital means? How to ensure the best possible legal
advice in the decision-making process? How to prevent hacking and security failures
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in the systems, which could lead to falsification of documents? How to ensure the
conservation and accessibility of the documents in future as digital technologies evolve?
How can transcription errors be avoided during the transition from paper registers to
digital ones? How can the accessibility of information to all users be ensured, including
people who are not familiar with the new technologies or who lack the economical
or educational skills to use them? Should notaries be worried about ultimately being
replaced by the new technologies?

3.2.2.1 Human legal advice and administrative support is still needed

Particularly in developing countries or for people in situations of vulnerability or dire
poverty, nothing can replace human relationships when it comes to providing legal
advice and administrative support.

Authenticity is derived not just from the notary’s signature, but from the notary's
explanations and their discussions with the parties to inform their consent, as well as
from the clarity with which the consent is expressed. Therefore notaries do not need
to worry about being replaced by new technologies; instead, they should seek to
use those technologies to facilitate their daily tasks and improve the delivery of their
service. Using new technologies this way will enable notaries to concentrate on their
core competences and tasks for the benefit of their clients, and perhaps allow them to
devote more of their time to advising clients.

Although itis technically feasible to eliminate in-person contact, this would not satisfy
the needs of all citizens to access consistent legal advice, or the notaries’ duty to verify
legality. In particular, weaker parties — who are unaccustomed to legal procedures
and whose entire livelihoods may be at stake in a notarial procedure (for example,
procedures relating to the acquisition or sale of land or to an inheritance) — deserve
a high level of protection, which in some circumstances the notary can best ensure in
person rather than through videocalls. An in-person consultation at the notary’s office
can provide parties with a safe environment to express their thoughts and wishes and
consequently to make good decisions about their future. Therefore, physical meetings
will not be consigned to the past. However, using digital tools to allow full preparation
and follow-up online could make the physical meetings more valuable and convenient
for all.

3.2.2.2 Technologies as facilitating tools

Allactorsinthe preventive administration of justice should use technologies as what they
are: tools, not goals in themselves. Digitalization is becoming increasingly important for
day-to-day notarial activities. Notaries across the world are playing a pioneering role in
digitalization. In several countries, they keep digital archives, and use or even provide
e-signatures, with notary chambers sometimes acting as certification authorities.
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A full study on the characteristics of the notarial authentic act released by the UINL in
2019 noted:

Compatibility with the new technologies. The drafting of the Authentic Instrument is
not in the least incompatible with the new technologies. On the contrary, their speed
and adaptability greatly assist the Notary’s work without compromising prior legal
certainty. The Notariats of many countries are using electronic media and signature
technologies today both for preparing the original deeds and for issuing duplicates,
archived copies and Registry notices or communications with other public bodies.
The Secure Verification Code provides access at all times to the Authentic Instruments
anywhere in the world (UINL, 2019b).

Actors in the preventive administration of justice can also think ahead by studying
digital tools and their potential use at a global level and through multi-stakeholders’
platforms: biometric identification, blockchains, artificial intelligence, etc.

Implementation of digital identification systems, for instance, corresponds to a key
mission of notaries around the world, namely the verification of users’ identity to
prevent fraud. Proof of identity is the first step to accessing one’s rights and services. In
2018, UINL endorsed the Principles on identification for sustainable development: toward
the digital age, produced by the World Bank:

The organizations endorsing these shared Principles recognize the potential of
strengthened identification systems to support development and the achievement
of the Sustainable Development Goals. We believe that creating inclusive, secure, and
trustworthy identification systems can empower individuals and enhance their access
torights, services, and the formal economy. (...) However, at the same time that building
identification systems - particularly digital ones — creates opportunities to further
development goals, it may also create a number of challenges and risks. This Declaration
therefore identifies a set of common Principles fundamental to maximizing the benefits
of identification systems for sustainable development while mitigating many of the risks
(World Bank, 2017).

Another example is the possible use of blockchain technology to guarantee the
traceability and accuracy of documents issued by the notaries. This technology does
not replace the need to keep a secure centralized archive of notarial deeds, but can be
used to extend the functionality of a digital archive.

3.2.2.3 The protection and conservation of data should be ensured over time

Cybersecurity and data protection present serious challenges to be addressed as
priorities when dealing with sensitive information. A technology should not be left
without human supervision and so a service that is open to all without controls should
not be an option. In this regard, private entities should not be allowed to own or display
citizens’ data without the control of the state; that is why software developments and
implementation should always be publicly monitored.
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In this context, notaries can make convenient intermediaries, given their status as public
officers. Citizens can use notarial services to request specific public data - in this way,
they can have easy access to the data they are interested in/linked with, without being
given uncontrolled and unlimited access to sensitive data from other private and public
persons, with the decision as to who might have legitimate grounds to access specific
sensitive data entrusted to a public officer.

In addition, the security and privacy of the information contained in notarial acts
must be preserved throughout the entire process, from the draft to the conservation of
documents. A digital act should use a certified electronic signature that can be verified
permanently. Such certificates may include confirmation of the notary's professional
and public officer status. Notaries, and particularly their chambers, should control and
use appropriate mechanisms to protect digital archives of notarial acts and ensure their
accessibility over time regardless of the evolution of technologies. Whenever possible,
chambers should own and manage the digital tools set up for notaries.

Box 30. Digital conservation and archives of notarial authentic acts (France and
Germany)

In France, the Association for the Development of Notarial Services (ADSN), created in 1983
and controlled by the Higher Council of Notaries of France, is in charge of the electronic
central storage system of the notaries of France, MICEN. MICEN is a server designed to ensure
the centralized storage of all French notarial acts. It guarantees the perfect conservation of
electronic authentic instruments for 75 years before they are handed over to the relevant
departmental archives. Regular reformatting of MICEN, provided for by the law, and
adaptation of the file format over time, allows it to keep up with technological change and
ensure the durability of the data.

In Germany, the legislator has assigned the public mission of digitalizing the safekeeping of
notarial acts to the German federal chamber of notaries, which will maintain the Electronic
Archive of Authentic Acts from 2022, handling approximately 7 million new documents per
year. The electronic documents that are stored can be accessed and read by the notary or the
chamber of notaries for a period of 100 years. The archive is stored on data centres that are
certified according to recognized international safety standards. A long-term archiving format
ensures the readability of the acts over time. To ensure the confidentiality of the electronic
documents, every single document is individually encrypted by the notary before it is stored
in the Electronic Archive of Authentic Acts.

3.2.2.4 Lessons learnt from the Covid-19 pandemic crisis

The spread of the Covid-19 virus has had important consequences for notarial activity in
various countries of the world. Many notariats have examined the possibility of digital
notarial authentication in compliance with the fundamental principles for the exercise
of the notarial function. In this context, it should be emphasized that the direct contact
between the notary and the parties should remain an essential element of providing
the notarial services.

Moreover, states should always respect the principle of technological neutrality —
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that is, it should be left for the notary to decide which means is appropriate in each
specific situation, in order to ensure that the decision-making process is flawless and
that consent is obtained freely, to identify the parties, evaluate their capacity, and in
general to verify the legality of all the elements that constitute the act the notary must
authenticate.

Faced with this crisis, governments might decide to allow notarial authentic acts to
be concluded on the basis of a virtual appearance by the parties in front of the notary;
in this case, the videoconferencing and e-signature platforms chosen should ensure a
secure and high-quality interaction between the notary and the parties signing the act:
sound, image and digital transmissions that allow the notary to adequately perform
their functions, in particular the function of advice and protection.

The protection of users' data and the confidentiality of discussions in compliance
with professional secrecy should also be a priority. For that reason, that management
of such platforms should be controlled by national notarial bodies, in order to ensure
their independence, transparency and security. Ideally, the company that has the
technological tools enabling remote electronic signing of authentic instruments should
be owned by the notarial public institution itself. If this is not the case, they should avoid
being at the mercy of a monopolistic company and instead contract various qualified
service providers who are accredited and approved by the national chamber or used by
other public bodies with similar security standards.

3.2.3 Examples of locally adapted technologies being used to enhance service
delivery

Secure ways of drawing up, authenticating, using and transmitting public authentic
instruments electronically in relation to tenure rights are currently being developed
around the world. The examples presented below can be considered to be good
practices for using digitalization to improve the preventive administration of justice.

3.2.3.1 Public registration e-services

Simple e-services can be implemented by notaries and public registration officers to
simplify many land tenure related procedures and improve access to information by
progressing the digitalization of documentation. In each case, the close cooperation
and proactiveness of all actors was of great help.

In Albania, the chamber of notaries worked in close cooperation with the property
registration authority to develop and test new e-services to allow notaries to access
the digital archive and block a property online for transfer. If the data are only available
on paper, the local offices have three days to digitize and submit the digital file to
the notary. If the data is already available in the digital archive, the system sends the
digital files automatically without delay.
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In Algeria, considerable resources have been put in to modernizing digital
communication and accessibility to land-related information: digitalization of cadastre
services, the use of satellite photographs for the census and identification, delimitation
and measurement of plots of land.

In Cuba, a computer application to enable interoperability with public registries
is currently being created. It is expected that this will be able to be inserted in the
"Bienestar" platform, which is used to provide citizen services. Through this application,
notaries can check several types of data and also access the citizen’s unique file. This will
help to improve identification of the applicant.

In Estonia, the e-Notary system is an online environment that allows electronic
communication between notaries, the state and service users. Online queries can be
made to more than sixteen different registries. The system is owned by the chamber
of notaries and server administration is undertaken by the centre of registers and
information systems, adepartmentunderthe Ministry of Justice, which also provides user
support, trains users and develops the system. E-notary is an everyday tool for notaries
that helps them to acquire information from different databases, prepare the wording
of contracts, forward contracts to various registers and monitor the implementation
process of contracts. The e-Notary system has increased the efficiency of notaries’ work.
The e-Notary program can only be used by notaries and their employees. In February
2020, two new IT tools were launched for the notary service users. An Estonian digital
identity card or a mobile-identity must be used to log in. The self-service portal allows
users to view notaries’ online calendars to book an appointment, submit preliminary
transaction information to the notary, view and comment on draft contracts; later it will
enable users to access the authenticated contract, pay the notary’s and state fees, then
securely obtain a legally valid electronic copy, free of charge.

In Italy, notaries can access the real estate and cadastral registers directly in telematic
mode, immediately check the title or plans of a property and check whether a mortgage
has been registered on the property. Notaries are also responsible for transmitting the
authentic act of transfer of ownership electronically to the office of property registers
and the land registry, which transcribe the act immediately. In corporate matters,
after signing the act of incorporation and the by-laws, the notary directly requests the
registration in the register at the Chamber of Commerce, which proceeds within one to
two days.

In France, transmission to the property registry by the notary is performed through
the “Télé@ctes” system, a remote transmission system accessible to all notaries and also
installed in the public services concerned. Notaries carry out dematerialized exchanges
between their offices and the tax authorities and public registers.

In Mauritius, UINL, and more specifically its French member, the Higher Council of
Notaries of France, are currently assisting notaries with digitalization of their data
exchanges with land registries and implementation of the electronic authentic act.
Legislation methodology and drafting will also be provided in two main fields: off-
plan sales and the supervision and regulation of two professions (condominium
administrators and real estate agents).
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In Mongolia, pursuant to the Amendments Notary Law dated 31 May 2019, the
chamber of notaries is responsible for registration of notarial acts for the whole
territory of Mongolia, for the establishment of the database for such information and
registrations, and is also entitled to electronically exchange and share information and
data with the state registration, taxation and other related entities. Accordingly, the
Mongolian chamber of notaries is currently working with the state administration of land
affairs, geodesy and cartography on technical solutions for the exchange of information
between the chamber’s database system and the land and cadastral database system.

In the Russian Federation, a multi-institutional IT system was introduced several years
ago and so all government and municipal authorities are connected and exchange
information. For cases in which the data is not available digitally, the deadline for
digitalization and responding in digital form is three days. This is used for validation of
passports, marriage certificates, property rights, etc. Notaries have e-services and a 24/7
help desk is available for property registration services.

Before 2019, notaries in Serbia were obliged to submit notarized contracts for property
registration to three different authorities: the Ministry of Justice, the tax authority under
the Ministry of Finance, and the property registration authority (Republic Geodetic
Authority) under the Ministry of Construction. Since the introduction of new e-services
in 2019, notaries submit the notarized contracts through a single IT system and receive
digitally signed certificates from the property registration authority.

In Viet Nam, several provinces and cities have implemented digital management of
notarial files, which enables notaries to review the history of a property and transactions
related to it (authorization, creation of wills, inheritance, mortgage). Notaries can
also consult the database on properties to see whether properties are within the
government’s development plans, are subject to conflict, have owners with court
judgements against them, or whether transactions on the property are restricted.

Systems for tracking online applications using mobile phones have been introduced
in Albania, Bosnia and Herzegovina, Croatia, North Macedonia, the Russian Federation,
Serbia, Ukraine and other countries. This is a very simple e-service, which can be
developed in a day without the need to have a fully automated IT system. Such system
leads to more transparent administrative processes, minimizes therefore the risk of
corruption and diminished the need for parties to call notaries for follow-up matters.

Finally, there are multiple projects by major international and regional organizations
currently underway to set-up e-governance. For instance, the European Union has
launched several projects regarding new laws on e-signature and new e-services
through e-government platforms. Notably, the European Union funded e-government
projects and has for many years supported Bosnia and Herzegovina to draft a new law
on e-signature, establish a certification authority and develop and test several e-services.

3.2.3.2 Electronic signatures and notarial authentic instruments with online appearance
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In many countries, notaries can create electronic notarial documents by replacing
handwritten signatures with electronic ones using a ‘signature card’ that is attributed
to them personally and that includes encrypted data relating to the identification
and signature of the notary. The act can be prepared on the usual drafting software,
the annexes are scanned and, during the appointment, the authentic instrument is
displayed on a screen. After reading the deed and incorporating any amendments,
the notary validates it with their signature key. Transmission of the complete act to the
parties and public administrations can also be done electronically.

In Brazil, a national authorization was issued to allow divorces, inventories, shares,
purchases and sales, donations and powers of attorney to be processed through the
e-Notary platform. These procedures are carried out under the ICP-Brazil certification
standards with the participation of the notary. Since its implementation in 2020
the e-Notary counts on the platform more than 10 000 acts, 11 300 digital notarized
certificates and 1 500 notaries (Colegio Notarial do Brasil, 2020).

In Estonia, in addition to the self-service portal, a law permitting remote authentication
entered into force on 1 February 2020: a person can get a notarial act authenticated
from wherever he or she is via video bridge by using an Estonian identity card or mobile
identity will be used to log in and sign the act.

In France, a decree dated 20 November 2020 authorized remote authentication of
powers of attorney if the parties cannot physically come to the notary’s office. In that
event, the appearance in front of the notary takes place through videoconference: the
identification of the parties and verification of their informed consent should be carried
out through means approved by the national chamber of notaries. Both the parties and
the notary sign with a qualified electronic signature (the highest level of security).

In the context of the transposition into national law of European Union Directive
2019/1151 of the European Parliament and of the Council of 20 June 2019 amending
Directive (EU) 2017/1132, as regards the use of digital tools and processes in company
law, the German, Italian and the Spanish notariats have developed a secure online
procedure for the establishment of corporations. In addition to the procedure requiring
the physical presence of the parties, parties will also have the option of setting up a
limited liability company in an online procedure — without doing away with the public
authentication and control and advice by a notary. The procedure must on the one hand
be user friendly for the parties, and on the other respect the highest security standards
in order to ensure a legally certain identification.

3.2.3.3 Electronic circulation of documents

Global organizations and states are willing to rely on notaries in the matter of the digital
circulation of documents. This is notably the case for the Hague Conference on Private
International Law (HCCH) e-apostille process, where notaries are designated by several
states as the specific authorities for the certification needed to control the accuracy of a
document circulating abroad.
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On 1 December 2017, the chamber of notaries of Estonia began issuing e-apostilles
and launched a Category 2 e-Register, as part of the electronic Apostille Program
(e-APP) under the Hague Convention of 5 October 1961 Abolishing the Requirement of
Legalisation for Foreign Public Documents (the Apostille Convention). Users can now
apply for both e-apostilles and paper apostilles via the new notaries’ website, as well as
checking the validity of apostilles issued in the e-Register (HCCH, 2017).

Since 1 July 2019, notaries in Latvia are also competent to legalize public documents
with apostille. Notaries are thus the delegates of the State to validate the procedure
for the issuance of documents such as university diplomas, birth certificates, extracts
from criminal records or marriage certificates, established in Latvia and intended to
be delivered to a foreign institution in any state party to the Apostille Convention. The
procedure is fully digitized. CNUE, in its announcement underlines:

"This new competence granted to Latvian notaries reflects the growing commitment of
European governments to reduce their courts’ workload, thereby increasing the efficiency of
the administration of justice. Latvia joins Estonia, Hungary, Romania and Spain, which have
already placed their trust in their notaries to issue apostilles." (CNUE, 2019).

3.2.3.4 International sharing of information

Digital communication should also be considered in terms of international and
interprofessional sharing of information.

In Europe, the European Network of Registers of Wills Association is an international
non-profit association governed by Belgian law, created in 2005 by the Belgian, French
and Slovenian notariats. States that have a register for the recording of wills and that
adhere to the European Network of Registers of Wills Association can interconnect
their registers, thus enabling all European citizens to discover wills left by any deceased
person regardless of the country in which that will was registered. The Association now
has 20 member notariats and one partner; 14 members benefit from complete and
automatic interconnection, in addition to the register of St Petersburg that allows access
to information on the Russian register.

In Latin America, a collaboration agreement was signed on 17 December 2019 by
the General Council of Notaries of Spain, the Conference of Ministers of Justice of the
Ibero-American Countries (COMJIB) and the Ibero-American Network for International
Legal Cooperation (IberRed). Under that agreement, the Notary Certification Agency
(ANCERT), a technology company for which the Spanish General Council of Notaries
holds 100 percent of its share capital, will design and implement the Iber@ platform.
ANCERT provides a simple, advanced and qualified (or recognized) electronic signature,
which is a security mechanism that makes it possible to guarantee the integrity,
authenticity of origin and non-repudiation of the signed content. This online platform,
with public and private access, will make it possible to manage digitally signed requests
for international legal cooperation in a secure communication environment between
central authorities.
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It will link 500 members from different sectors of justice belonging to 22 Ibero-
American states.

3.2.4 Embracing digitalization in developing countries: key elements

Although transferring public registers and notarial authentications to the digital age is
a priority for many countries, the reliable and well-performing structures of the rule of
law that are suitable for a free market economy have often not been fully developed in
developing countries or in transformation economies that are still adapting to the free-
market economy.

The specific challenge here is to embrace digitalization and — at the same time - to
consolidate the rule of law and the function of preventive justice without jeopardizing
the legal environment.

Some of the preconditions for benefiting from the digital era include:
+ national strategies and laws on data protection and privacy should be developed;
« laws on electronic signature should be passed;

« a certification authority should be designated and authorized to provide
e-signatures;

+  the law on administrative procedures, the property registration law and all related
laws should recognize digitally signed documents;

«  e-access to registers should be authorized for notaries, as notaries’ e-services are
directly related to the e-services provided by the registration authorities.

KEY RECOMMENDATIONS 3.2

The VGGT should be considered when implementing digital solutions enhancing the
preventive administration of justice:

I Digitalization can enhance the quality of service.

Any digital solution should benefit citizens, the government and practitioners, aiming to
make processes faster, cheaper and simpler.

© Notaries can act as a relay between the state and citizens in the delivery of digital public
services — on the one hand providing qualitative data to the administration, reporting
errors, and being proactive by suggesting, testing and providing feedback on new
e-services, and on the other hand ensuring an easier process and expert support for
citizens.

© Policies and laws should evolve to ensure a responsible use of technologies, taking into
consideration the protection of data and cybersecurity.
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l Technologies can provide public authorities with a great variety of data of interest for the
responsible governance of tenure.

© Technologies can greatly facilitate notaries’ tasks, and digital tools for identification,
communication, conservation, preparation and follow-up should be studied carefully.

© Human supervision should never be cut out as technologies are merely tools; citizens
should be protected from security defaults and the lack of personalized legal support.

© Digital platforms for the delivery of public services should be managed and controlled by
public authorities.

©  Electronic signatures and remote authentication are useful tools - in a secure and
confidential digital environment and provided the notary has the right to decide whether
or not the solution is sufficient to identify the person, inform them, protect them and

©  certify their full consent.

E-services can start from a simple online tracking system application, or digital access to a
register, through to the set-up of full e-governance or remote electronic authentication.

© Digitalization is of great interest regarding interprofessional and international circulation
of documents and sharing of information.

© Indeveloping countries, digitalization should be implemented cautiously in order not to
jeopardize the consolidation of the rule of law.

3.3 Notaries as agents of change: their role in the development of
new laws and procedures

Notaries can support legal reforms in line with the principles set down in the VGGT
in several ways — including through their good practices, which, either through
legislative changes or by setting standards in relevant practical legal literature and
case law, may become part of the legal framework itself. Notaries can also be involved,
through the information gathered to draw up their authentic acts, in data collection,
the production of accurate statistics and the sharing of information with public
institutions. At the national level, notaries should draw up proposals and communicate
them to lawmakers and state administrations through their representative bodies
(national chambers) and congresses. Finally, notaries can exert influence through the
International Union of Notaries and other regional institutions by publishing guidance.
These actions can lead the legislator to introduce a system of preventive justice within
the country or enhance the existing preventive justice system and tools.
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3.3.1 Assessing legal frameworks and participating in legal reforms

Legal assessments and participation are both very important in preparing legal reforms,
and notaries can play a role in both areas.

On the one hand, the VGGT (paragraph 26.2) encourage states to set up multi-
stakeholder platforms and frameworks atlocal, national and regional levels to collaborate
on implementation of the VGGT. Including all stakeholders in the process of legal reform
ensures that reforms are adapted to the actual current needs of the population and that
the new laws are applied by all practitioners. When introducing preventive justice in a
legal system, states should ensure that the policy, legal and organizational frameworks
for tenure governance are consistent with their existing obligations under national and
international law and have due regard to voluntary commitments under applicable
regional and international instruments (see VGGT, paragraph 5.2). In this context,
notaries and other professionals in the preventive administration of justice should be
consulted during the law-making process.

On the other hand, notaries can use their practical experience to provide input to
assessments of existing legislation and how it could or should be reformed. Since
2010, UINL has made projects related to land tenure security a priority, putting
notarial expertise at the disposal of states and organizations and regularly providing
governments with draft tenure law. In assessing legal reforms, notaries should have at
heart the desire to help devise practical and cost effective solutions, avoiding unjustified
self-promotion and conflict of interests.

Box 31. Ensuring efficient formal preliminary assessment: UINL provides a
standardized document

All legal reforms should always be preceded by a formal assessment of the national legal
situation, in order to ensure that the legal reform is adapted to the needs and specificities
of the country. UINL has worked to produce standardized land tenure audit documentation.
All UINL experts in charge of carrying out an audit of a country's land tenure system can now
work from the same standardized document, which will gather all the useful information to
be forwarded to the authorities in order to initiate the statement leading to the legal reform.

Notaries and similar professionals are in an excellent position to identify issues and
gaps and propose changes in the law. Cooperation between notaries and the public
sector should not be limited to their day-to-day work; notaries should work together
in order to identify needs for development and reform of tenure law. Indeed, even in
well-developed legal systems there is always potential for improvement, and so regular
review of the legal system should be planned, as societies evolve and public opinion
shifts. Notaries should share information with the state, should be involved in legal
reforms and give feedback to lawmakers on the application of legal provisions, the need
for possible amendments and on their practical implementation.

197



RIN 128 | RESPONSIBLE GOVERNANCE OF TENURE AND PREVENTIVE JUSTICE

198

Box 32. Associating notaries to legal reforms - some examples

Globally, the notariat has been involved in various multi-stakeholder land tenure audits and
land tenure reform, such as:

«  Togo: Audit report submitted to the Minister of Justice and the Prime Minister, in
partnership with the expert-surveyors (2009).

«  Montenegro: Audit mission for United Nations Development Programme (2010).

«  Haiti: Participation in the French inter-ministerial cadastre/land security project since
2010.

«  Viet Nam: Submission of the audit report on land security in the country's three economic
centres (Hanoi, Danang, Ho Chi Minh) in partnership with IGN International, Bull and
Assistance to the Development of Exchanges in Economic and Financial Technologies
(ADETEF) (2011).

«  Egypt: Preliminary evaluation mission of the reform of the land registration system (2011).

- Qatar:Atthe request of the Ministry of Justice of Qatar, evaluation mission of the country's
land tenure system and formulation of proposals for an improvement of the regulations
in force for disputes at the level of the Courts of Appeal concerning land tenure (2011).

«  Madagascar: Collaboration in the National Land Programme of the Minister of Land
Management and Decentralization; audit mission (2010) and evaluation missions (2011-
2012), in particular for the World Bank

o Tunisia: Audit of land tenure in urban areas submitted for the Marseille Centre for
Mediterranean Integration (2012).

«  Burkina Faso: Provision of expertise on the Agricultural Investment Code for the Euro-
African Institute for Economic Development, chaired by Michel Rocard, an OECD partner
(2013).

As far as it is permissible, and subject to the requirements of professional secrecy,
notaries should share their observations and relevant data (ideally in an aggregated
form so as to ensure the protection of personal data) that might be necessary for the
sustainable development of governance of tenure rights and property law. In particular,
notaries and their professional organizations should report on the legal problems and
issues that their service users have to contend with and lobby for practicable solutions
to such problems.

Box 33. Notaries at the forefront of the identification of tenure issues for the
improvement of government land policies (Cote d’lvoire and Senegal)

In Cote d’lvoire, the notariat has developed a permanent communication channel with
the Ministry of Construction and Urban Planning as well as with the Ministry of Agriculture,
through which notaries submit citizens’ complaints relating to potential improvements to the
procedure for issuing property titles. The Ivorian notariat is also part of a chain of land actors
(along with urbanists, surveyors, cadastre agents, and public land services) consulted by the
government on land issues through working groups currently tackling topics such as property
transfers, urban land registration, and building permits. For example, the Ivorian notariat
played an active role in a seminar/workshop organized by the Ministry of Agriculture and
Rural Development and the Ministry of Women, Child Protection and Solidarity, with financial
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support from the European Union, entitled ‘Securing land rights for women and social cadets
in rural areas’. The Ivorian notariat also participated in the sessions of the property transfer
working group, jointly organized by the National Investment Promotion Centre, the Ministry
of Construction and the World Bank, for the development of a charter for a titling project in
Abidjan, then to be rolled out in all cities in the country.

In Senegal, the notarial profession participates in most land-related institutions and notably
within the Land Reform Commission. During the last Congress of African Notaries in October
2019 (UINL, 2019d), strong recommendations were made and transmitted to the Senegalese
Chancellery, including in particular: i) recharacterizing the right to use unregistered land,
recognizing that it is transferrable, seizable and transmissible; ii) establishing a streamlined
system for the identification of unregistered land and its rightful occupants; iii) establishing
and regularly updating a land registry dedicated to unregistered land; iv) extending the
mandatory involvement of the notary to transactions on unregistered land, regardless of
the nature of the contract or the status of the parties. Notaries in Senegal are in permanent
contact with the Administration of Estates, Land Registries and Cadastre services. Regular
consultation meetings with these various services allow problems relating to land tenure to
be identified.

In any law reform, obsolete or inefficient laws should be repealed. It is good practice for
any new law to clearly state which laws it supersedes and which previous laws it repeals
in order to prevent confusion and problems of interpretation when it enters into force.
Notaries can form part of the task force in charge of identifying the legal provisions to be
withdrawn and confirming the alignment of the new law with international obligations
and recommendations, such as the VGGT. Once changes have been formalized, notaries
should support the new legislation and explain all the details and legal consequences to
their service users in an easy, understandable and comprehensive way.

Box 34. Securing Land tenure - examples of actions of the notariat in the world

Within the framework of the cooperation between France and Haiti managed by the Haitian
Interministerial Committee for Land Management (CIAT), the French Notariat participated
in missions to assess the land situation in this country following the earthquake of January
2010 in cooperation with the Union of Notaries of the Courts of Haiti. These missions made it
possible to draw up an inventory of the situation and the actors involved in the land tenure
sector and to define the priorities to be given to rapidly secure land tenure for the benefit of
the poorest. The Notariat brings its legal and land tenure expertise in the field of legislation
methodology and drafting in order to draw a modern Haitian notarial law and various texts in
the field of land registration and publicity. Four draft texts related to land reform in Haiti were
finalized in January 2016: draft laws on the notarial activity, on surveyors, on cadastre and on
land registration. Due to local political instability, these texts are still in the process of being
adopted by the Haitian Chambers of Parliament.

In Southeast Europe, in 2017-2018, the German cooperation agency (GlZ), in cooperation
with the German Federal chamber of notaries (Bundesnotarkammer “BNotK”) developed
practical, locally applicable solutions focusing on a regional exchange of experiences in the
context of the project “Electronic Communication of Notaries with Public Registers” which
aimed at strengthening the rule of law within the framework of the preventive administration
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of justice in South-East Europe countries by setting up, through digitalisation notably,
reliable registers that allow property rights in real estate and the status of companies to
be determined unequivocally. The project fostered a strong cooperation between various
stakeholders within individual countries as well as between stakeholders from different
countries. The ministries of justice, courts, registration authorities, chambers of notaries and
other relevant institutions committed themselves to the same strategy (create a modern,
technically progressive but yet reliable and fair environment for transactions) and to
implementing the same objective (the realization of legal reforms in order to further develop
electronic communication while strengthening the preventive administration of justice).
First, a strategic declaration on electronic communication of notaries and registers was
signed. Second, the current legal situation was analyzed and necessary legal amendments
were drafted for individual jurisdictions. Third, on a technical level, software solutions that
implement the objectives were developed. Fourth, on an organizational level, the partners
appointed national experts or bodies to accompany and support the aims and challenges of
digitalization for the individual stakeholders.

3.3.2 Providing land tenure security in practice

The effective prevention of tenure disputes, which is at the heart of the VGGT General
Principle 5, depends on how notaries exercise their function in their day-to-day practice
and interpret existing laws. Notaries should be conscious of the integrity of the entire
legal system and that each instrument authenticated by a notary becomes part of the
legal order, and look beyond simple legal rules to the underlying spirit of the law.

On the one hand, notaries should pay particular attention to the rights of human

Box 35. Defending the rights of Indigenous Peoples and local communities — UINL
commitment as a member of the International Land Coalition

At a global level, UINL is a member of the International Land Coalition, a broad and diverse
network that bridges a wide range of views on land rights and governance but shares a
common vision and values to catalyse joint action in country. International Land Coalition
promotes a campaign called “Land Rights Now” which engages active citizens, media,
communities and organizations worldwide to promote and secure the land rights of
Indigenous Peoples and local communities: “Our goal is to secure these rights everywhere.
Our target is to double the global area of land legally recognized as owned by Indigenous
Peoples and local communities by 2020. We need to take bold action on this matter.
Securing these rights is a necessary condition to eradicate poverty and hunger, to fight
climate change, and to build a world of justice where human rights are protected for all”
(https://www.landrightsnow.org/fr/) Being part of International Land Coalition’s networks,
UINL can communicate with notaries all over the world on how local communities try to
defend the land they worked and lived on for generations against global and often non-
responsible businesses. Notaries being aware of such issues should then engage into
advocacy to provide sustainable land (to live, to grow food, to work...) to the most vulnerable.

rights advocates and land activists, in particular the rights of peasants, indigenous
peoples, fishers, pastoralists and rural workers (see VGGT paragraph 4.8.). They should
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take measures to avoid inadvertently obliterating rights through the legal and titling
processes, e.g. pastoralists’ rights to graze at certain periods, rights of way, rights to
gather wood and fruits, etc. Reference to the FAO technical guides on commons and on
pastoral land can be very useful for that purpose (Davies et al., 2016 and FAO, 2016).
On the other hand, notaries have an important role to play in securing the land rights
of indigenous people and local communities, as they can help parties to achieve full
formal and legal recognition of these rights.

Around the world, notaries have been involved in “titling” projects for over ten years.
Titling can be defined as the process to deliver guaranteed property titles in order
to allow all citizens, especially the most vulnerable and the poorest, to enjoy decent
housing and secure property rights. Titling strives to give a formal existence to informal
tenure rights. In this context, notaries have been very creative throughout the year to
propose promising and innovative instruments in favour of land tenure security.

Box 36. “TSS” - simplified and secured title on land

In 2011, Notary Abdoulaye Harissou published a study “La terre, un droit humain” ([Land,
a human right], Harrissou, 2011) in which he proposes the creation of an original and
ambitious title on Land: the so-called simplified and secured title (TSS for “titre simplifié
et sécurisé” in French). The TSS is an official, simple document that every citizen, including
the poorest, can obtain in a short time and at low cost. Certifying the ownership of the
inhabited hut, the plot of cultivated land or the small farm, it could be bequeathed
or transmitted by inheritance. To avoid the uncontrolled commodification of land
and the destruction of the environment, however, it should include an inalienability
clause. The creation of TSS involves various actors: surveyor, notary, sociologist or
anthropologist, and computer scientist. Its issuance should be supervised, monitored
and controlled by a commission including representatives of local traditional structures..

Box 37. From informal to formal property rights (Argentina, Colombia and Madagascar)

In Argentina, in 1994, Law 24.374 on land regularization created a special regime to allow
low-income occupants of urban buildings to access property rights on their housing. It sets
up a two-step process: First, regularization thanks to a preventive registration in favour of
the occupant in the Real Estate Property Registry through a notarial document; Second,
consolidation after a period of 10 years by the definitive recognition of the property in the
name of the beneficiary. The initiative yields socio-economic and cultural benefits. It leads to
achangein the living conditions of these populations and their integration into the city. In the
city of Buenos Aires, the so-called "Villa miseria" (slum areas) are affected by the regularization.
Demarcation of the land on which the slum is developing, then registration of each plot and
finally identification of the occupants are necessary to complete the process. In the most
populated region, which is the Province of Buenos Aires, the administrative procedure as well
as the authentication of the writings and the entry in the state register is the full responsibility
of the notary, who voluntarily accesses this type of social work. More than 100.000 family
homes were included in this program in the province. A legislative amendment introduced
by Law 27.188 on "Historical Repair of Family Farming" extended to the rural environment
the application of this regime originally applicable to urban areas. Therefore, farmers
can also benefit from this measure for the rural property where they reside and produce.
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In Colombia, the Superintendence of Notaries and Registry technically and legally supports
the territorial entities in the process of sanitation and formalization of fiscal properties and
urban slums. Inter-administrative agreements are signed with territorial entities through
which the rights of possession and occupation of individuals are formalized, as well as the
incorporation of institutional use goods to the patrimony of territorial entities, such as
schools, hospitals, parks, municipal palaces and governments. The formalization program
guarantees the beneficiaries’ legal security of property, increases the possibilities of accessing
national government programs (home improvement grants) and mortgage loans, and finally
increases the resources of local authorities through the collection of taxes, with the aim
of contributing to the economic and social development of the regions and the country.

The procedure consists notably in validating the information provided by the territorial
entity to determine the legal nature of the properties; requesting a certificate of land use
and risk from the Planning Advisory Office; carrying out a field visit to validate the occupation
of the property and identification of the occupant; establishing a widely publicized notice
identifying the beneficiaries of the program, against which an appeal for reversal may be made.

The resolution of assignment is prepared free of charge, notified personally and entered
into the register. Finally, the mayors and/or governors are accompanied in the delivery of the
property titles to the beneficiary population.

An example of this is the agreement signed with the Santa Marta District Mayor's Office, which
is projected to start benefiting 400 families this year, to give continuity to the progress made
in the previous year, when 3 500 property titles were issued. Between 2012 and 2019, the SNR
has contributed to the delivery of 73 266 property titles at the national level.

In Madagascar, before the Land tenure reform, land tenure rights were proven by registration
done by the land services, which had very little capacity for work. The high cost of this
formality and the corruption of the administrations further increased the reluctance of the
Malagasy citizens to ask for the issuance of their title. This has led to significant deregulation:
uncertainty about land rights, lack of guarantees for investors, boundary disputes, lack of
urban planning due to a lack of up-to-date information to be able to plan the territory and
levy taxes, an increase in lawsuits, and so on. This is why, in 2005, the government decided
to launch a vast land reform to counter this deregulation. The reform was based on four
pillars: the modernization of land conservation, the decentralization of land management,
the adaptation of land legislation, and a national program of communication and training
in land tenure. This led to the creation of a land certificates that farmers can obtain from the
nearest land office. These documents include the photographic identification of the land and
the identification of the person using the land, as well as certificates from village chiefs and
withesses.

3.3.3 Collecting feedback from users

Notaries should also make sure that they gather all the relevant information from
the parties in order to allow them to ensure and improve the quality of their service.
Notaries and their professional organizations should foster a service culture and ethical
behaviour and seek feedback (e.g. through surveys) to help them improve the quality of
their service, meet expectations and satisfy new needs (see VGGT paragraph 6.7).

This may include reporting that goes beyond regular inspections carried out by
supervisory bodies (see VGGT paragraph 6.8.) and offering users means of addressing
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complaints - either through chambers or towards the notaries personally. Where it
is appropriate, chambers might institute an ombudsman or another official to help
individuals address relevant issues. As in many cases, both chambers of notaries as well
as individual notaries are addressees of such standards.

KEY RECOMMENDATIONS 3.3

Notaries are in a good position to act as agents of change and advocate for the
dissemination of the VGGT principles within legislation and public procedures.
To achieve this, governments should:

involve notaries in the process of making and improving laws;
have notaries participate in the assessment of current laws;
ask notaries to establish prior audits;

include notaries in multi-stakeholder consultation groups.
Notaries should:

© identify areas where the policy and legal framework could be strengthened to address
the challenges to tenure rights that they come across in their daily activities;

© share recommendations, observations and relevant data (within the limits of the legal
framework and professional secrecy) with competent authorities and other stakeholders;

© bein permanent contact with the government agencies and ministries in charge of land
reform;

I once adopted, disseminate and explain the new legal frameworks to citizens.
seek feedback from their clients in order to improve the delivery of their services.
Notaries can also provide land tenure security in practice, by:

©® helping indigenous people and local communities achieve formal recognition of their
rights;

© finding appropriate solutions to address the tenure challenges faced by the poorest, such
as titling, when and where relevant;

? being creative in the solutions they propose.
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4, Cooperation and advocacy

The promotion, implementation, monitoring and evaluation of the responsible
governance of tenure are important segments of the VGGT and all actors are
encouraged to increase cooperation and engage in advocacy through various means.
Raising awareness and enhancing the use of the VGGT in relation to the preventive
administration of justice can be achieved thanks to representative bodies (4.1), but also
in relation with the public administration (4.2), other professionals (4.3) and international
cooperation (4.4).

4.1 The role of professional bodies

The VGGT primarily target states, but they also offer guidance to all actors in the field of
tenure governance, regardless of their affiliation to the state.

Professional bodies such as chambers of notaries — and in particular national or
regional chambers — are crucial in the dissemination and implementation of the VGGT
as important standards of practice. The chambers are invited to engage with other state
actors, professional organizations, administrative bodies, governments and legislators
and draw on their experience to promote sustainable tenure governance.

4.1.1 Raising awareness among their members about the VGGT

Professional bodies should promote the dissemination of the VGGT among their
members.

Indeed, raising awareness and explaining the role of the notariat in the overall
context of tenure security and promotion of justice is the first step in contributing to
implementation of the VGGT. The promotion of soft-law instruments such as the VGGT
is likely to demonstrate to all actors that notaries have a role to play in the responsible
governance of tenure and duties that go beyond the application of laws stricto sensu.

National chambers should proactively promote the VGGT and other related
instruments, such as this guide and the Guidelines on strengthening gender equality
in notarial practices in South East Europe (Arsova Mitic et al., 2019). They can do this by
providing adequate resources for publication of the material, and also by creating and
sharing simple communications (such as infographics, diagrams and visualizations)
and check-lists with their members, with adequate tools to fulfil their duty of due
diligence. To allow greater use and easier access, materials should be made available
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on well-known platforms/clouds simply and quickly. They can be relayed by regional
associations, with translations if needed, and also sent to each member through
dedicated correspondence. Last but not least, chambers can organize seminars,
webinars, e-learning training, partnerships with universities and so on. This technical
guide is just one example of a tool that chambers can use in order to encourage their
members to promote their social function.

4.1.2 Continuing practice and knowledge development, improvement and
training

The UINL Deontology and Rules of Organization for Notariats underline, in article 15, that:

Notaries have to carry out their professional activity competently and with adequate
training, especially for the key functions of advice, consultation, interpretation and
application of the law. As a result, they shall be required to bring their knowledge up
to date both legally and technically. In fulfilling their duty of lifelong learning, they
will be required to follow the instructions provided by their Chambers or professional
Associations.

Box 38. Training provided by UINL

Since 2012, UINL provides young notaries with an academic training available in Spanish,
French and English intended to enable the understanding and application of the concepts of
comparative law and international law through the exchange of good notarial practices. The
World Notariat University includes online preparatory work and an on-site seminar in Buenos
Aires (Argentina) or Rome (Italy) depending on the year. The training cycle is organized around
a general topic fixed for the duration of the UINL legislature, addressed through four modules:
family, person, succession, estate. Additional workshops deal with the notarial function and
the authentic act (digitalization, circulation, and so on).

The UINL continental academies provide vocational training on topic of interest for notaries
and various professionals of the region. They consist of seminars and attract a large public
(which can include civil servants, judges, university professors, international organizations
representatives and others professionals) in order to exchange ideas, disseminate studies
and organize workshops to communicate on the important role of civil law notaries. The
American and European academies have been created a long time ago and the Asian and
African academies are currently being implemented.

Finally, the UINL is building up a global virtual educative platform providing notaries with
academic training and a digital library in Spanish, French and English. The VGGT and their
technical guides, as well as the Guidelines on strengthening gender equality in notarial practices -
South East Europe (Arsova et al., 2019), the Guidelines for registration officers on gender equitable
land tenure - South East Europe (FAO and GIZ with the technical collaboration of UINL, 2021) and
the leaflet on Achieving SDG indicator 5.a.2 in the Western Balkans and beyond. Partnerships for
gender equality in land ownership and control (FAO and GIZ, with the technical collaboration of
UINL, 2020) will be made available on the platform. Specific trainings and e-learning courses
for the above mentioned Global Platform, Academies and Universities will also be prepared.
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Both initial training and continuous training are of utmost importance for notaries, who
need to be always up to date with legislative reforms, developments in case law and
other developments in the legal community in order to exercise their function. Notaries’
chambers should provide their members with a training offer throughout their entire
careers. Knowledge and use of the VGGT should be part of the training that is promoted
by national and regional chambers of notaries. This could be as part of the initial training
of candidate notaries or as an element of continuous training of notaries. Training can
be organized online or in situ, during specific congresses and meetings. To be effective,
training should always be based on practical examples and illustrations and leave room
for questions.

Box 39. Training notaries in Africa - creation of a Notary law degree (Niger)

Since its official launch on 6 December 2016, the Niamey University (Niger) Master degree
in Notarial Law has been welcoming students from 19 African countries and allowing both
initial and continuing training. The creation of this Master degree is the result of a partnership
between the Ministry of Justice and the Ministry of Higher Education of Niger, the notarial
chamber of notaries of Niger, the University of Niamey, UINL African Affairs Commission,
Francophone Notarial Association, the Higher Council of Notaries of France and the General
Council of Notaries of Spain. The courses are given by Nigerian and international professors
and supported by training materials within the framework of the above cooperation.

4.1.3 Using disciplinary liability to monitor application of the VGGT

The VGGT can be used to interpret and substantiate legal norms or codes of professional
ethics. Article 26 of the UINL Deontology and Rules of Organization for Notariats
underlines that “either directly or through the Chambers or Associations of Notaries,
the State has the power to scrutinize, check, inspect and sanction notarial activities (...)".
The VGGT themselves remind that “public and private sector parties should adhere to
applicable ethical standards, and be subject to disciplinary action in case of violations”
(see VGGT paragraph 6.8). Professional liability and sanctions whenever ethics are
violated can be effective tools to ensure the application of common principles included
both in professional codes of ethics and the VGGT. To do so and given the non-legally
binding nature of the VGGT, some intermediary steps might be needed either through
(administrative and court) practice, disciplinary notarial codes or even through changes
in the law.

Apart from their personal liability for compensation to the parties who suffered the
damages of the infringements, notaries who are in breach of legal norms should face
disciplinary liability. The competent authority or body, under the supervision of the
ministry of justice, should investigate each case either officially or at the request of
parties reporting the infringement. Notably, the following are considered deontological
infringements in accordance with the rules of the notarial code of deontology and
consistently with the VGGT: signature of authentic acts or notarized documents contrary
to the law, or involving the fraudulent circumvention of the law or an overt abuse of
right; failure to provide assistance or professional advice or opinions to the most
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vulnerable party or consumer; failure to explain the general clauses of a contract or the
abusive nature of the clauses imposed by one of the parties; failure to respect human
rights or drafting of acts contrary to human dignity; infringement of rules concerning
the environment, urban planning, water, air, coasts, agriculture, forests or mines; failure
to verify titles or registers and previous documents; loss of independence or impartiality
in the exercise of the notarial function and in the drafting or authorization of acts.

Infringements should be classified depending on the gravity of the breach. The Article
57 of UINL Deontology and Rules of Organization for Notariats rank from modest to severe
and very severe, and provide for relevant sanctions in each case (fines, reprimands,
temporary suspension, expulsion).

Professional bodies are protagonists in the regulation of the sanction procedure. Indeed,
in the absence of Laws, article 60 of the UINL Deontology and Rules of Organization for
Notariats reminds that:

Chambers or Associations of Notaries shall draw up regulations establishing how
sanction procedures shall be carried out, determining the sum of corresponding
monetary sanctions and the length of the temporary suspension from Service.

And they also underline in the foreword that:

The infringement of ethical rules has to be punished and it is up to national Chambers
to determine sanctions and related application procedures; the national Chambers
will also have to establish practical procedures to ensure strict compliance with the
deontological duties set out in this Code.

4.1.4 Relying on an effective chamber organization to support the
dissemination of the VGGT among notaries

Counting on the efforts of the professional bodies of notaries to support the VGGT,
their dissemination and implementation by notaries requires a functioning internal
organization and the recognition of their duties and scope of missions by the State.

The chambers should be under the supervision of the Ministry of Justice to enable
efficient organization and the achievement of common goals (UINL Deontology and
Rules of Organization for Notariats, Title I, article 6).

Membership in a chamber should be compulsory for the exercise of the notarial
function. Notaries should be affiliated to a unique national chamber or association of
notaries under the supervision of the Ministry of Justice. If there are any local chambers
within the country, their relationship with a unified national chamber should be clearly
defined as well as the competences and duties of each.

Depending on the precise legal framework, chambers can carry out many important
tasks. Article 7 of the UINL Deontology and Rules of Organization for Notariats establishes
the following:
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Without prejudice to their remit established by notarial laws, the Chambers or
professional Associations of Notaries are in charge of organizing the exercise of
the notarial profession, representing it, upholding its interests and accomplishing
the social function of the Notariat. In representing the notarial profession, the
Chambers or Associations of Notaries will be required to comply and ensure
compliance with the provisions of this Code, by overseeing the proper exercise
and upholding of the notarial function, among notaries and vis-a-vis third parties.

With regard to the organization of the chamber itself, the governing bodies
should be elected democratically by the members (Article 7 of the UINL
Deontology and Rules of Organization for Notariats).

The members of the governing bodies should also be required to have a spotless
discipline and organization:

In exercising their functions, the members of the governing bodies of Chambers
or Professional Associations will be required to act in accordance with the rules
of caution, justice and equity, making sure to retain the ethics and dignity of the
profession, the efficient exercise of their function and respect for the rights of
individuals (UINL Deontology and Rules of Organization for Notariats, article 24).

Considering the rather small number of notaries for each country, the success
of the work of the chamber depends highly on the efforts of each individual
members. Collegiality should be promoted. Yet, effective organization should
not be limited just to the professional staff of the chamber but also to the way it
includes all notaries, including those who do not hold active chamber functions,
in the promotion of the expertise and social function of the notariat. Chambers
should be representative, inclusive and motivate all members to participate
in pro-bono work in all fields of chamber work, such as training (of notaries,
candidates, law students and other legal practitioners), lecturing, contributions
to legal scholarship, improving services of the chamber, cooperation with other
(legal) professions, international cooperation, involvement in law-making at all
levels (local, national and regional) to name just some very important aspects.
Article 24 of the UINL Deontology and Rules of Organization for Notariats reads:

Notarial bodies shall put in place appropriate mechanisms to encourage fellow
colleagues to (...) foster the participation of all member notaries in the various
tasks and activities to be developed.

4.1.5 Sharing knowledge, exchanging experiences and collaborative
efforts

The professional organizations should explain the VGGT and emphasize
efficient methods to fulfil an ethical governance of tenure. Information should
be shared between notaries themselves, through their international, national
and regional professional bodies.
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Chambers should encourage the exchange of experiences and collaborative efforts to
improve practices. They should invite members to share solutions implemented but
also difficulties and challenges encountered in their daily practice. This can help solve
problems identified, on the one hand, and showcase good practices, on the other hand.
Such exchanges can be achieved by physical meetings but also by an efficient digital
network, including discussion platforms, forums, webinars, etc.

Moreover, chambers should encourage support and solidarity among notaries. Article
27 of the UINL Deontology and Rules of Organization for Notariats states that “a good
climate of understanding and harmony among members Notaries” shall be favoured, in
particular to “help and support new notaries in the efficient exercise of their function.”
This support should include the set-up of events and materials allowing to become
acquainted with developments related to the exercise of the notarial function, such as
the VGGT, and how to apply them.

4.1.6 Public promotion

It is important to recall that:

the publicity of the activity of notariesand the dissemination of the principles and benefits
of the system of Latin-type Notaries will only be promoted institutionally by professional
Associations; notaries themselves should refrain from individual advertisements that
can be considered as commercial acts aimed at attracting clients (Article 29 of the UINL
Deontology and Rules of Organization for Notariats).

Hence, professional bodies such as notary chambers or associations have the most
discretion to promote the social function of the notariat, including the VGGT. Chambers
should use this discretion and make the relevant information accessible to all members,
partners and, most importantly, to the users of the notarial function, the citizens
themselves. Websites, email newsletters and social media networks could be of great
help to achieve this.

However, the principles laid out above should not prevent chambers from allowing
and encouraging their members to disseminate information (that is not considered
individual promotion and advertisement) in order to promote the social functions of
the notariat.

Considering that notaries are typically located throughout the entire national territory
and are consulted daily by many people, individual notaries form a particularly effective
and accessible network in order to share important information with regard to tenure
governance with the citizens.
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KEY RECOMMENDATIONS 4.1

Chambers of notaries have a key role in the promotion and implementation of the VGGT
as well as in the monitoring and evaluation of their use by their members.

They should rely on a strong effective organization:

© through a unique national representative body under the supervision of the Ministry of
Justice;

© byanswering to a strict code of conduct and reporting to their members through
democratic processes;

I by requiring compulsory membership of all notaries in the country;
by being representative and inclusive as much as possible.

They should raise awareness among their members about the VGGT by:

providing resources and communication material easily accessible;
organizing physical and online seminars, discussion platforms, etc;
publishing guidelines;

encouraging the exchange of challenges and good practices.

They should train their members to adequately apply the VGGT by:
providing for initial and continuous vocational training;

I helping the new notaries to settle.

They should ensure the compliance of notarial practice with the common standards of
the notarial ethics and the VGGT by:

monitoring notarial activity and police infringements;

implementing disciplinary rules;

supervising the sanction procedure.

They should promote the VGGT to a broader public by:

I including them in their digital communications (websites, networks, newsletters, etc.)

inciting notaries to release the information directly to the citizens.
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4.2 Cooperation with the state and public administration

Paragraph 6 of the VGGT recalls that:

States should ensure that implementing agencies and judicial authorities have the
human, physical, financial and other forms of capacity to implement policies and
laws in a timely, effective and gender-sensitive manner. (...) States should provide
prompt, accessible and non-discriminatory services to protect tenure rights, to
promote and facilitate the enjoyment of those rights, and to resolve disputes (...).
(see VGGT paragraphs 6.1. and 6.3).

The usefulness of notaries to the state and public administration has been largely
explained above — with regard to public registers, spatial planning, legal reforms, data
collection and, more generally, for communicating between the citizens, including
the most vulnerable, and the State and considerably disburdening state bodies from
verification and information tasks.

This section focuses on three additional areas of cooperation between notaries and the
state in the preventive administration of justice, in which use of the VGGT could lead
to clearer and cleaner governance of tenure: the implementation of useful additional
registers, tax management and financial fraud prevention.

4.2.1. Implementing useful additional registers

Notaries receive a lot of information about private matters (custody rights,
administration of assets, lasting powers of attorney, wills, etc.) and so they may
suggest implementing registers to ensure the confidentiality and traceability of this
sensitive information through secure databases or platforms — such as central registers
of wills, central registers of lasting powers of attorney and the electronic archive of
authentic acts. Such registers could be kept by the chamber/council of notaries, as an
intermediate state administration, on a statutory basis under the supervision of the
ministry of justice. Public authorities — especially courts (that is probate courts, custody
courts) and tax and anti-money-laundering authorities — may particularly appreciate
such notarial platforms because of their compliance with maximum safety standards
and because they can check the relevant information they contain regularly, such as
the existence of lasting powers of attorney.

4.2.2 Participating in the definition and implementation of tax regulations

Whether notaries collect taxes on behalf of the state and other public administration
themselves, or assist the financial authorities in the levying of taxes in other ways
(for example, by making mandatory declarations), they can be reliable decentralized
agents of the tax administration. Even though they are not tax advisors as such, notaries
should ideally be familiar with the tax implications of the acts and transactions they
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authenticate and inform parties about their duties under the applicable tax regime.

Taxes should encourage socially, economically and environmentally desirable
behaviours, such as registering transactions or declaring the full sale value (see VGGT,
paragraph 19.1). Notaries should be consulted by governments during the conception
and execution of tax laws and regulations, in order to fit them to the current needs
and opportunities of the citizens. For example, notaries could suggest incentives for
certain operations leading to better governance of tenure, such as improving gender
equality by considering registration fees per property instead of per right holder in
cases of registration of marital property (FAO and GIZ, 2021), and providing reduction or
exemption to specific groups of vulnerable people.

Whenever possible, secured digital networks should also be set up between the tax
administration and notaries in order to deal with each case easily and quickly, ensuring
a high level of security and data protection and consistent information sharing.

Tax administration could also be supported by notaries in order to enhance
transparency, which is a pre-requisite for strengthening the fight against criminal acts,
such as tax evasion, corruption and money laundering.

4.2.3 Fighting against money laundering and terrorism financing

The VGGT place particular emphasis on transparency and the avoidance of corruption, in
particular when dealing with financial investments in land. An effective risk assessment
can reduce the opportunities for criminals to use land transactions for such purposes.
Moreover, the International Monetary Fund (IMF) recalls that the corrupted financial
flows generated by economic crime, particularly money laundering and financing
of terrorism, lead to the diversion of resources away from responsible use, and that
effective controls against this promote integrity and stability of financial markets.

Article 17 of the UINL Deontology and Rules of Organization for Notariats states that:

In the field of money laundering, Notaries shall offer their co-operation and provide
all the necessary information they have to the competent authorities (...) Notification
to the authorities of any doubtful transaction liable to involve money laundering shall
not be considered an infringement of the duty of professional secrecy, as it makes the
general interest and common good prevail.

Several of the main international organizations dealing with this topic, and specifically
the Financial Action Task Force - an independent inter-governmental body that
develops and promotes policies to protect the global financial system against money
laundering, terrorist financing and the financing of proliferation of weapons of mass
destruction - pointed out the need to include notaries in money laundering prevention
models. By virtue of being at the heart of real estate transactions in most jurisdictions,
notaries are among the officers likely to identify transactions with a risk of money
laundering. Furthermore, notaries are often involved in reviewing the documentation
for the transfer of shares and/or for transactions that enable participation in a company’s
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equity. Their duties extend to the execution of private documents or opening of safe
deposit boxes held at a bank that are in the name of a deceased person.

Box 40. Risk indicators in the notarial sector

To support notaries in their responsibility of identifying those transactions, the UINL
developed, jointly with the Financial Action Task Force of Latin America (GAFILAT) the “Risk
indicators for the notarial sector”, published by UINL in November, 2019¢c. The objective of
this document is to provide clear and precise guidelines to help notaries to improve their
processes of identification, control and analysis of notarial transactions, in order to detect
those that may be related to money laundering or terrorist financing and report them to the
competent authorities. The indicators have been classified taking into account the various
risks that may be present in notarial transactions: risks associated with the client(s) or
participant(s); risks associated with the transaction; risks associated with means of payment;
risks arising from repeated transactions. In order to identify the risk alerts associated with the
transaction, the main types of business in which the notary may be involved were considered,
and the following were identified: commercial transactions; real estate transactions;
financing transactions; authorizations, powers and appointments; minutes and recognition
of signatures; other transactions.

For that reason, notaries should be guided to identify situations where there is a
risk of money laundering or terrorist financing and given solutions to assist public
administrations in the dismantlement of such suspicious transactions by reporting
them. In this context, in 2018 UINL established the Guide of good practices in the fight
against money laundering and terrorist financing in the notarial sector, including a range of
methodologies, systems, tools, and applied techniques. It serves as a reference for the
89 UINL Member Notariats, in order to assist governments and global organizations in
the prevention, detection and prosecution of money laundering. Notaries everywhere
should also participate actively in technical assistance projects provided by the
international financial institutions.

Box 41. Notaries as key institutions in the fight against money laundering (Spain, Peru,
Italy)

In 2019, the Financial Action Task Force published the Guidance on the Risk-Based Approach to
Combating Money Laundering and Terrorist Financing for Legal Professionals. In that document,
the Financial Action Task Force proposes a series of measures to governments aimed at
combating money laundering and the financing of terrorism and protecting the integrity of
the international financial system. Among these measures, it points to the Beneficial Owner
Database created in 2012 used by notaries in Spain as a model to be followed:

the Anti-money laundering (AML) system used by Spain’s notaries represents a
considerable advance for Public Authorities, which thanks to its implementation now
have access to (...) a single database with information on all the public instruments and
policies notarized and witnessed in the country.

The Spanish Beneficial Owner Database has identified the real owners, accredited in 86
percent, of more than 2 300 000 legal persons, both companies and associations, foundations
and political parties.
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In 2005, the Spanish notariat set up, pursuant to Ministerial Order, the “Centralized Body
for the Prevention of Money Laundering prevention” assuming, on behalf of the notaries,
obligations such as the analysis of suspicious transactions and their reporting to the Financial
Intelligence Unit; risk analysis and preparation of the internal Anti-money laundering and
financing of terrorism policies; definition of risk indicators for the notarial sector; training
and supervision of compliance. It is made up of professionals specialized in the prevention of
money laundering who analyse the transactions all notaries' offices. It has produced various
guides; resolved more than 7000 notaries queries; provided training sessions; established
common risk indicators; carried out sectoral risk analysis; set up remote supervision of all
notaries' offices, etc. This body served as an inspiration for the creation of similar bodies,
notably in Peru (see below).

In 2016 in Peru, the Centralised Body for Prevention of Money Laundering and Financing of
Terrorism was created to contribute to the work of the Financial Intelligence Unit. Through
this tool, all information on the procedures carried out by notaries are compiled in a database
which data are then sent to the Financial Intelligence Unit. Detection of operations covering
up the offence of money laundering was previously complicated because these actions were
carried out from various notaries' offices and also because the notaries reported individually
to the Financial Intelligence Unit.. The notarial chamber of Lima first signed an agreement with
the General Council of Notaries of Spain for the development of centralized technological
tools that allow the improvement and expansion of the collaboration of notaries in the fight
against money laundering, terrorism, acts of corruption and tax fraud, among other crimes.

The Italian notariat carries out a constant activity of analysis regarding the Anti-money
laundering and financing of terrorism. It has been collaborating with multiple financial public
authorities and was the first professional association in Italy, in 2009, to assume the role and
responsibility of anti-money laundering authorities. In 2014, it developed guidelines and
Technical Rules to be followed in order to comply with anti-money laundering obligations,
and created a network of delegated notaries for anti-money laundering activities throughout
Italy. Among professionals, notaries are the ones who make the most suspicious transaction
reports: they cover 91.25 percent of the total amount of reports sent by professionals and
4.4 percent of the total (data from the Financial Intelligence Unit 2020). In 2019, the notariat
was officially included among the key institutions for the fight against corruption and money
laundering in the UNODC report.

KEY RECOMMENDATIONS 4.2

Notaries should propose services to state authorities to implement policies beyond the
traditional fields of cooperation:

Notaries can manage additional databases (wills, power of attorneys, sale prices, etc.).
Notaries can be involved in developing, implementing and applying tax laws.

Notaries have been recognized as key actors in the prevention of money laundering and
terrorist financing. They should be part of prevention models and participate in technical

assistance projects established by international financial institutions.

Specific centralized bodies, databases and documents should be available for notaries to
enable them to comply with their obligations.
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4.3 Cooperation with other professionals

Notaries cooperate with various professionals in the course of their day-to-day work,
such as employees of public registers and the public administration, surveyors, tax
advisors, public accountants, auditors, attorneys, judges, other civil servants, etc. The
quality of relations between notaries, surveyors, and public registers is decisive in their
daily work on land tenure issues — a project will only be completed and adapted if
the process is inclusive and involves all the actors. Transparency and coordination are
essential, in terms of both the actions taken during transactions, the documentation
provided, and the explanation given.

Box 42. An example of inter-professional cooperation worldwide (IAJ and UINL)

Strong international cooperation has been established between the international association
of judges (IAJ-UIM) and the UINL. During their last joint seminar, it was emphasized that legal
certainty at supranational level is a fundamental element of development, and that such
cooperation is an “example of international and interprofessional collaboration at a time
characterized by the elimination of barriers between different countries and professions”.
Judges and notaries pursue the same objective in the exercise of their function. Carlos
Lesmes, President of the General Council of the Judiciary and the Supreme Court of Spain,
inaugurated the International Seminar of the Judges and Notaries at the Notarial College of
Valencia (Spain) on May 24, 2019 with the observation that:

The consolidation of the rule of law as an essential framework for coexistence, legal
certainty as a key to economic progress and an adequate service to citizens as ultimate
goal of our activity (...) judges and notaries are essential to a quality justice that affects
citizens around the world, with legal certainty as a principle of justice, to achieve a more
just world, a better world. (Carlos Lesmes, Inauguration speech, May 2019)

At a more general level, implementation of the VGGT requires inter-professional
exchange and cooperation. Judges, and notaries in particular, are simultaneously
delegates of public authority and part of an efficient and fair administration of justice.
Whereas notaries deal with non-contentious cases in the realm of the preventive
administration of justice, judges have a duty to decide contentious matters in the
realm of curative justice. However, these two aspects of the legal system are very much
interconnected: on the one hand, notaries’ knowledge of case law and judicial practice
means they can prepare authentic acts and contracts that comply with the requirements
set by the jurisprudence of the courts. On the other hand, judges must be familiar with
the requirements and necessities of contractual practice, and understand the needs of
the parties as recorded by the notaries, in order to deliver justice in the case.

Close cooperation with lawyers, solicitors or attorneys is also essential. Notaries can
sometimes act as arbitrators or mediators before court proceedings are initiated. With
regard to vocational policies, both notaries and attorneys are practitioners who provide
legal advice and are subject to similar legislation with regard to many aspects of their
day-to-day work. Both have practical legal skills and an intrinsic knowledge of people’s
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needs and so their professional organizations are therefore very important stakeholders
in all procedures relating to legal reform.

Lastly, and as part of the broader scope of legal practitioners, notaries should
collaborate with all legal practitioners on implementation of the VGGT within the
preventive administration of justice. In addition to this technical guide, addressed to
notaries, a broader technical guide published by FAO in 2016 — Responsible governance
of tenure and the law - A guide for lawyers and other legal service providers (Cotula et al.,
2016) — translates the VGGT into practical processes and provides guidance on how to
technically improve tenure governance. That guide may be used by a wide range of
actors, including notaries.

KEY RECOMMENDATIONS 4.3

In order to advocate for the responsible governance of tenure consistent with the VGGT,
notaries should cooperate with a broad range of professionals in addition to the usual
practitioners in the preventive administration of justice: judges, lawyers, and potentially
all legal service providers.

4.4 Cooperation at global level

4.4.1 International cooperation between notary chambers

International cooperation allows professionals to work on a problem so broad that
neither an individual practitioner nor a national chamber can tackle it effectively alone.
Close collaboration should therefore be encouraged and utilized as it is an excellent
way to find broad and sustainable solutions beyond the individual level. International
cooperation is thus essential to the dissemination and implementation of the VGGT.

The International Union of Notaries (UINL) is an example of such cooperation. A
nongovernmental organization (NGO) that aims to promote, coordinate and develop
the function and activities of notaries throughout the world, UINL currently comprises
91 Member Notariats on four continents. UINL provides its expertise to international
organizations and governments in order to improve normative frameworks that affect
citizens worldwide. This covers an extensive range of topics, of which responsible
governance of tenure is one. When UINL is asked by governments or international
organizations to provide an expert point of view or find a solution related to the
responsible governance of tenure, it should use the VGGT as guidance whenever
possible.

UINL has published various guidelines over the years on specific aspects of the notarial
function intended to be used by notaries in their practice. For instance, between 2017
and 2019, the main tools published (in English, French and Spanish) included:

«  The Study on the definition of notarial authentic act and annex on costs (UINL. 2019b):
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this briefly sets out and clarifies the reasons why the effectiveness of the authentic
instrument is superior to that of other documents, namely because it enjoys public
trust. Moreover, it exposes considerations that the costs of the notarial authentic
act should not be higher than the cost of comparable solutions. This study can
usefully be linked to the VGGT as affordability is one of the priorities throughout
the recommendations for a responsible governance of tenure.

«  The Notarial guide of good practices for people with disabilities: the notary as an
institutional support and public authority (UINL, 2019a): this guide deals with notaries’
support of the Convention on the Rights of Persons with Disabilities (CRPD) for the
recognition and exercise of their rights by persons with disabilities. Notaries are
considered institutional support providers and authorities for the completion of
rights. As vulnerable groups are at high risk of not accessing proper legal support
and therefore of being deprived of their land rights, strengthened support by
notaries to those in need is consistent with the VGGT.

- Good practices on the prevention of money laundering and terrorist financing in the
notarial sector (UINL, 2018): this document has been prepared in order to facilitate
notaries’ compliance with the obligations established by the Financial Action Task
Force regarding Anti Money Laundering and Terrorist Financing. It consists of a brief
explanation of the obligations to prevent money laundering and terrorist financing
to which, in accordance with the Task Force Recommendations, notaries are or
should be subject, a section of general principles and a final section specifying
good practices for compliance with prevention obligations. Financial flows being
key to responsible investments in land, the fight against economic crimes resonates
greatly with the VGGT.

«  Risk alerts in the notarial sector (UINL, 2019¢): the objective of this document is to
provide clear and precise guidelines to help notaries to improve their processes
of identification, control and analysis of notarial transactions which, according to
their competences, allow them to detect those which may be linked to money
laundering and the financing of terrorism.

Furthermore, UINL is currently working on guidelines regarding notarial activities in the
digital era, including some reflections on the delivery of notarial services during and
after the COVID pandemic. In drafting those guidelines, UINL should use the VGGT as
guidance to implement its recommendations.

UINL encourages the sharing of knowledge and exchange of best practices and
provides effective means of promoting the VGGT, such as dedicated conferences and
workshops, as well as its general website and social media channels. UINL also relies on
four regional commissions to disseminate locally relevant information: the commission
of American affairs, commission of African affairs, commission of Asian affairs and
commission of European affairs. Lastly, it is worth noting that although UINL's members
are the national top-level chambers, UINL also offers individual memberships to notaries
to participate in and follow its work.

Another example of regional cross-border notarial cooperation can be found within

1 Austria, Belgium, Bulgaria, Croatia, Czech Republic, Estonia, France, Germany, Greece, Hungary, Italy, Latvia,
Lithuania, Luxembourg, Malta, Netherlands, Poland, Portugal, Romania, Slovakia, Slovenia and Spain.
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Box 43. UINL/CNUE tools for citizens: cooperation at the service of the citizens

Today, many working and retired European citizens decide to live outside their countries of
origin. As a result, in their new countries of residence, these expatriates may face issues such
as: how to purchase property, how to deal with conditions of vulnerability or incapacity and
how to handle succession in case of death. UINL and CNUE provide citizens with simple and
useful answers to the most frequent questions concerning four areas of the Law (property,
vulnerable persons, successions and couples).

International cooperation can also be conducted on a bilateral or multilateral basis
between two (or more) national notary chambers that are considering common issues
or that have borders in common. Lastly, cooperation can initially take the shape of
informal bilateral contacts, later leading to formalized cooperation agreements. For
example, the notariats of Southeast Europe have cooperated closely on the application
of the VGGT - and in particular the principles of gender equality — in notarial practice
and land tenure registration.

Box 44. “Training the trainers” - the example of a regional programme

CNUE with the support of the European Union sets up the training programme “Europe
for Notaries - Notaries for Europe” from 2018 until 2020. The project was initiated by the
European Commission with the goal to equip legal practitioners to implement EU law and
foster the sense of a common European judicial culture based on mutual trust. In partnership
with the national notarial authorities, 21 seminars were organized in 14 Member States.
This programme responds to the European Commission’s aim to offer at least half of legal
professionals in Europe the opportunity to follow European training at local, national or
European level by 2020.

Box 45. Multilateral cooperation: the Hexagonale

The Hexagonale is a cooperation by the notary chambers of Austria, Czech Republic, Croatia,
Hungary, Slovakia and Slovenia - all of which have a strong affiliation to Austrian-Hungarian
legal traditions. They meet twice a year to discuss changes in the law and the effects on daily
practice, and also to support each other with their own experiences in solving problems.
During the reintroduction of the Croatian notary's office in 1995, for example, the Hexagonale
supported Croatia with their know-how and experience, especially with regard to the
organization, structure and tasks of the notary chambers. Numerous joint workshops were
held and Croatia was able to benefit considerably from the experience of the other members
with similar systems.

4.4.2 Cooperation with international organizations

The 2030 Agenda for Sustainable Development, adopted at the United Nations (UN)
Sustainable Development Summit on 25 September 2015 (UN General Assembly,
2015), is defined on a global basis — and improving the quality of tenure governance
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on a global scale requires international cooperation. International cooperation will
encourage all sides to share their national and regional experiences with like-minded
partners in other parts of the world and learn from this experience in order to improve
their respective legal systems.

Full cooperation with international institutions such as the UN and its agencies, the
World Bank and NGOs - especially on land, human rights and sustainable development
matters — is necessary to achieve the SDG. In this context, notaries across the world
should realize their potential to contribute to the improvement of the quality of tenure
governance. They should put their expertise at the service of this international network,
by establishing partnerships and through the actual implementation of common
projects. In particular, notaries can promote the use of the VGGT in global programmes
and be agents of change to improve the responsible governance of tenure worldwide,
participating in global reforms as experts, legal practitioners and public officers. Notaries
worldwide should also provide international organizations with their assessment of
issues when they are faced with them and suggest tailor-made solutions, explaining the
interests and benefits of the preventive administration of justice to achieving the goals.

The UINL is currently a trusted partner to several international institutions in the
defence of human rights, the fight against money laundering, the prevention of land
tenure rights violations, the protection of the most vulnerable persons, the promotion
of gender equality and more broadly the reach of sustainable development for all.

In addition to the examples spread out in this guide, here are a few other examples:

« UINL has been involved from the outset in a community of practice at the heart
of the Global Forum on Law, Justice and Development that aims to develop
and foster an innovative, people-centered business model that views social and
environmental sustainability as a goal comparable to profit — the Human-Centered
Business Model (HCBM) project. The idea of the project stems from recognition of
several existing initiatives around the world reflecting the private sector’s growing
interest in social and environmental issues; it underscores the strong commitment
of the public, as consumers, towards sustainable businesses that respect human
rights. The project is an ambitious idea promoted by the World Bank and now
led by the Organisation for European Co-operation and Development (OECD)
Development Centre Department. The proper consideration of all individuals
and the express call for the respect of human dignity at the heart of this business
model are in line with the provisions of the VGGT (paragraph 3B.1). Established in
2017, today the project counts 46 partners, the vast majority from academia. The
development of this new model, which has just entered the operational phase with
pilot projects, takes into consideration legal aspects and regulations, stronger than
in corporate social responsibility, governance, financial instruments, tax regimes,
procurement and stakeholder relationships. UINL is an operational partner of the
Human-Centered Business Model project and drafted standard statutes for both
profit and not-for-profit companies that adopt this new model.

- UINL signed a cooperation agreement with the Hague Conference on Private
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International Law (HCCH) for the implementation of joint projects, particularly in the
context of the international protection of adults. In this context, UINL participates
in workshops and meetings that bring together notaries, legal practitioners,
judges, health and social welfare experts, academics and civil servants working in
the field of adult protection. The general objective is to increase the protection of
vulnerable adults in Europe and worldwide by promoting implementation of the
Hague Convention of 13 January 2000 on the International Protection of Adults,
and to identify different ways to complement and strengthen the operation of
the Convention. The VGGT (paragraph 7.4) recalls the need to support all persons
interested in the legal recognition or allocation of tenure rights and duties. In
particular, this concerns the most vulnerable, such as the elderly.

« In 2018, the ONCE Foundation (National Organization of Spanish blind people)
and UINL signed an agreement to contribute to the effective application of the
CRPD. UINL also participates in projects led by ONCE to benefit access to justice
for all people with disabilities. This is also consistent with VGGT recommendations
(paragraph 7.4).

« UINL is a sponsor of and speaker at the World Bank Land and Poverty conferences.
At these conferences, attended by various representatives of governments, civil
society institutions and the private sector from more than 120 countries, the
latest research and innovations in policies and good practice on land governance
around the world are presented. They have become one of the largest international
events on land governance and offer notaries a platform to share and disseminate
information on their global projects (notably related to land titling, gender
equitable registration, affordable justice, vertical urbanization and digitalization).
In 2019, FAO, GIZ and UINL collaborated on a paper titled “Achieving SDG Indicator
5.a.2 in the Western Balkans: the Role of Notaries” (Kenney et al., 2019) which was
submitted for presentation at the World Bank’s Land and Poverty Conference. UINL
also participated with FAO and GIZ on the topic “Can land administration foster
gender equality? From laws to action: Achieving SDG indicator 5.a.2 in the Western
Balkans”. UINL was also involved in the following presentations:

- "Towards the registry of the future Preventive administration of justice — an
economic catalyzer for the future?! — an analysis of the economic relevance of
reliable and transparent public registers”

«  "Howtorealize the potential of blockchain for land administration? An example
of the use of the Blockchain by the French Notariat: enforceable copies”

«  “Emerging technologies, data ownership and privacy - embracing emerging
technologies; preconditions, threshold, possibilities and guarantees”

«  “Improving interoperability of registries and open data access - digitalization
of public registers and the role of legal professionals — a connection for the
future”.

The journal of the Albanian notary gathering her concerns regarding the protection of
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women property rights, which leads to the Guidelines on strengthening gender equality
in notarial practice - South-East Europe (FAO, 2020) was presented during those works.

On 22 October 2016, in Paris, UINL signed a cooperation agreement with UN-
Habitat to intensify notarial legal expertise in the work of the agency. Following
this agreement, UINL has participated in various works related to a responsible,
fair and secure access to land. UINL notably participates in the Global Land Tool
Network, which held numerous events with a particular focus on gender issues
related to access to land, to share notaries experience and expertise in matters
relating to land tenure and security. The Global Land Tool Network is a coalition
of international organizations aiming to secure land and property rights for all
through the implementation of pro-poor and gender appropriate land governance
solutions and tools for both urban and rural contexts. According to its own
definition, the Global Land Tool Network is a vehicle for the implementation of
global land instruments such as the VGGT. Its network is a platform for partnerships
and continuous engagement and practical solutions. UINL participated for instance
in the annual meeting of UN-Habitat in Nairobi in April 2018 on the topic: "Together
moving tenure security for all to the next level" and in the World Urban Forum
in February 2020 in Abu Dhabi (United Arab Emirates) where they presented the
condominium ownership status. The 10th World Urban Forum brought together
25,000 participants from 165 countries - public, private and non-governmental
organizations - working to improve living conditions in cities. The United Nations
General Assembly recognizes the World Urban Forum as the main international
summit on territorial development.

KEY RECOMMENDATIONS 4.4

International cooperation is essential for the promotion and implementation of the VGGT
worldwide:

Notariats and individual notaries should consider the benefits of belonging to regional
and international organizations such as UINL or CNUE, or smaller multilateral or bilateral
cooperation, in order to obtain harmonized guidelines and share best practices.

Notaries should contribute to the work of international organizations (such as those
in the UN system, the World Bank and other organizations) on land, human rights and
sustainable development matters.

They should do this by establishing a working relationship with relevant international
organizations (through membership, partnership agreements, memoranda of
understanding etc.) and implementing specific projects such as audits, conferences,
workshops, guidelines, model acts and laws, etc.




Conclusion
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5. Conclusion

Tenure law is intended to confer rights on people and allow them to exercise these rights.
However the complexity of the law, and the parties’ lack of familiarity with rights and
procedures, can easily lead to parties making mistakes or being misled in the exercise of
these vital rights. The complex nature of tenure laws is a consequence of the complex
and manifold relationships humans have with regard to their most important resources
—including land, forests and fisheries — as well as of the need to balance many diverging
private and public interests by law.

In orderto ensure thatall citizens can exercise theseimportant rightsin relation to some
of their most valuable resources, preventive elements have always been of particular
importance in tenure law. In most jurisdictions it is in the area of tenure law that the
strongest elements of preventive justice are found. The concept of preventive justice
acknowledges that rights can be recognized not only through curative means (that is,
litigation and conflict) but also through their prior authentication and registration, and
that this is beneficial to the interests of the holders of such tenure rights.

The VGGT present a coherent and broadly accepted set of standards for justice in
tenure law. They offer valuable advice for all actors in the preventive administration
of justice with regard to the tenure of land, forests and fisheries, including (but not
limited to) notaries and registration officers. When properly administered, elements of
preventive justice can inspire trust in the functioning of the state with regard to the
protection of essential resources.

The practical recommendations and best practices proposed and illustrated in
this technical guide were intended to motivate all those involved in the preventive
administration of justice to focus on the core elements of equitable and responsible
tenure as they are highlighted in the VGGT. Practitioners in preventive justice in tenure
law, most notably notaries, can and should use the ideas, values and concepts laid out
in the VGGT to improve the quality of tenure governance.

This technical guide has shown that all practitioners in preventive justice should
consider the multifaceted nature of land (that is, not only economic, but also social,
cultural, religious aspects etc.) and reflect on the aspect of human dignity in land
tenure-related processes. The rules that govern the preventive administration of justice
in general and the notarial profession in particular are based on underlying principles
of justice (see chapter 2.1) and ethics (see chapter 2.4) and serve a range of particular
purposes in a legal system (see chapters 2.2. and 2.3). A profound analysis of the VGGT
and their meaning for preventive justice, as well as of the principles underlying the
central concepts of preventive justice, namely authentication and registration, helps all
stakeholders understand the role these elements play in the protection of tenure rights,
and how they can be strengthened and further improved.
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A majority of users — including small and medium-sized business, private individuals
and particularly parties in a weaker contractual position or in a situation of vulnerability
(such as women, minorities, disabled persons, consumers in business-to-consumer
situations, etc.) will benefit greatly from the protection offered by the various elements
of preventive justice requirements. Preventive administration of justice is an important
tool for ensuring the fairness of the legal order and the accessibility of the law, by helping
to create a level playing field. In this regard, the role of notaries is to protect and be of
service to such weaker parties. Notaries should be aware of their responsibility as actors
of public justice and strive to promote fair and just governance of tenure in their fields
of activity, for example, by following the principles and examples laid out in this guide
in the spirit of notarial ethic and the VGGT.

The aim of this guide was to feature both the central concepts of justice laid out in the
VGGT, and a wide range of best practices from notaries across the world so as to inspire
all those involved in preventive justice to perpetually improve their impact. One of the
central lessons is that it is crucial to take an active part in the evolution of tenure law and
governance, and to be open to social and technological developments while remaining
true to the fundamental aspects of (preventive) justice described above. Notaries and
their professional bodies should therefore take an active role in a given legal system, in
order to enhance their impact in supporting justice in tenure law and their contribution
to good governance of tenure.

These important goals require strong, effective and attentive professional bodies that
areready and willing to have clear communication with their members, the professionals
themselves, and are open to the (often changing) needs of citizens and businesses.
Notaries and their chambers should also interact openly with state actors, other
professional organizations, nongovernmental organizations and all other stakeholders
and engage in advocacy, on a national and international level.

Digitalization is a challenging but very promising process for all parts of our societies.
Not just in the public field, but also for private companies and private citizens,
digitalization offers significant advantages in terms of the reliability and availability
of relevant information, notably in the legal field. However, proper implementation of
digitalization requires large investments of financial and human resources and requires
all actors to revisit well-established practices and habits. The smaller the companies or
entities, the weaker the citizens, the more difficult it can be to find suitable approaches
and solutions to these challenges. Given the great challenges digitalization poses - in
particular for smaller chambers, smaller states and weaker or disadvantaged citizens —
all notaries, as well as their regional, national and international associations should work
closely together as well as with international organizations and NGOs.

Digitalization and the use of modern technologies —notably recent experiences in
the COVID-19 pandemic — have brought about many important improvements and
changes, but they have also highlighted the limits of technology with regard to the law.
The law is and will always be a means of addressing human needs, and human needs
can only be appropriately addressed by human legal practitioners who have a personal
relationship of trust with the parties they serve. This notion is one that all stakeholders
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dealing with preventive justice in the 21st century should keep in mind and continue
to promote regardless of technological means, changes and opportunities — to remain
accessible and trusted advisors serving the people of their community to improve their
lives.
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Law 27,188 on the historical reparation of family farming for the
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17 de Diciembre de 2014

Royal Decree of December 29, 1999 organizing the control of
the Notary Fund
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§ 17 Beurkundungsgesetz (August 28th 1969, BGBI. | S. 1513 as
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§§ 55 ff. Notarial Law
§§ 55 ff. Beurkundungsgesetz
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(November 7th 1990, BGBI. | p. 2479)
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[S.2479)

The Conciliation and Arbitration Court of German Notaries -
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Der Schlichtungs- und Schiedsgerichtshof Deutscher Notare —
SGH, DNotV GmbH (https://sgh.dnotv.de/)

22/2018. (VIII. 23.) Decree of the Minister of Justice on notarial
fees

22/2018. (VIII. 23.) IM rendelet a kdzjegyzbi dijszabasrol

Law 20 May 2016, n. 76
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and discipline of cohabitation (16G00082) GU General Series
n.118 of 21-05-2016

Framework law 2006-031 of November 24, 2006 establishing
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The Code civil Mauricien (amendment) act 2018, Act No. 15 of
2018, 9 novembre 2018

Amendments Notary Law, 31 May 2019

Land Registry Act of 3 May 1989, containing regulations with
regard to the public registers for registered property, as well as
with regard to the land registry - Valid from 27-06-2020

Kadasterwetvan 3 mei 1989, houdende regelen met betrekking
tot de openbare registers voor registergoederen, alsmede met
betrekking tot het kadaster - Geldend van 27-06-2020
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Republic National basic living security act, Act No.12933, 30 December
of Korea 2014.

Single-parent family support Act, Act no. 4121, 1st April 1989

Serbia Law on the Registration Procedure for Cadastre of Real Estate
and Utilities, published in the"Official Gazette of Republic of
Serbia”, number 41 of 31 May 2018.

Slovenia Family Code - National Assembly (Official Gazette of the
Republic of Slovenia, No. 15/17 of 31 March 2017)

Druzinski zakonik — DZ (Uradni list RS, $t. 15/17 zdne 31. 3. 2017)

Togo Law n ° 2018-005 of June 14, 2018 establishing the Land and
State Code
Loi n°2018-005 du 14 juin 2018 portant Code foncier et
domanial

Viet Nam Viet Nam Notary Law, 26 june 2014 No 53/2014/QH13

International instruments

Legally binding instruments

Directive (EU) 2019/1151 of the European Parliament and of the Council of 20 June 2019
amending Directive (EU) 2017/1132 as regards the use of digital tools and processes in
company law

Hague Convention Abolishing the Requirement of Legalisation for Foreign Public
Documents (Apostille Convention). 5 October 1961

United Nations Convention on the Rights of Persons with Disabilities (CRPD). 13
December 2006

United Nations Convention against Corruption (UNCAC). 31 October 2003.

Non-legally binding instruments

Framework and Guidelines on Land in Africa: Land Policy in Africa: A Framework to
Strengthen Land Rights, Enhance Productivity and Secure Livelihoods, September
2010.
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United Nations Declaration on the Rights of Peasants and Other People Working in
Rural Areas (UNDROP) adopted by the UN General Assembly in 2018.

Voluntary Guidelines on the Responsible Governance of Tenure of Land, Fisheries and
Forests in the Context of National Food Security (VGGT), May 2012.

United Nations Universal Declaration of Human Rights, proclaimed by the United
Nations General Assembly in Paris on 10 December 1948.

Web sites

ANCERT
www.ancert.com

(in Spanish only)

comJiB
https://comijib.org

European Network of Registers of Wills Association (ENRWA)
http://www.arert.eu

FAO website

https://www.fao.org

Financial Action Task Force (FATF)
https:/www.fatf-gafi.org

Francophone Notarial Association
http://notariat-francophone.org

(in French only)

Global Land Tool Network
https://gltn.net
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Governance of tenure FAO website

https://www.fao.org/tenure/en/

The Hague Conference on Private International Law (HCCH)
https://www.hcch.net

(in Spanish and Portuguese only)

IberRed
https://www.iberred.org

(in Spanish and Portuguese only)

1A)
https://www.iaj-uim.org

Land Right Now
https://www.landrightsnow.org/fr/

Notaries of Europe (CNUE)
https://www.notariesofeurope.eu

ONCE (Spanish National Organization for the Blind)
https://www.once.es/

Organisation for Economic Co-operation and Development
https://www.oecd.org

SAFER (Land Development and Rural Settlement Corporations)
https://www.safer.fr

(in French only)

Stakeholder Community Once-Only Principle for Citizens. Estonian e-notary
https://scoop4c.eu/cases/estonian-e-notary

240



RIN 128 | RESPONSIBLE GOVERNANCE OF TENURE AND PREVENTIVE JUSTICE

Secreteria de Cultura del Gobierno de Mexico.

Recibe Secretaria de Cultura primeras escrituras de toda América en lenguas
indigenas, donacion del Colegio de Notarios de la CDMX.
https:/www.gob.mx/cultura/prensa/recibe-secretaria-de-cultura-primeras-
escrituras-de-toda-america-en-lenguas-indigenas-donacion-del-colegio-de-
notarios-de-la-cdmx?idiom=es-MX

UINL (website)
https:/www.uinl.org

UN-Habitat (website)
https://unhabitat.org

United Nations Chidren’s Fund (UNICEF)
https://www.unicef.org

World Bank

https://www.worldbank.org/
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he Voluntary Guidelines on the Responsible

Governance of Tenure of Land, Fisheries and
Forests in the Context of National Food Security
were unanimously adopted by the Committee on
World Food Security (CFS) in 2012. These
Guidelines provide direction on how to recognize,
protect and support legitimate tenure rights and
their holders, including extralegal or informal
individual and collective tenure rights, as well as
those derived from customary and indigenous
governance systems. The recommendations of the
Guidelines are highly relevant for actors involved
in the field of preventive justice, in particular
notaries, registry officials and other professionals.
This technical guide aims to build on abstract
concepts set out in the Guidelines to develop key
recommendations to help professionals promote
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responsible governance of tenure for the benefit
of all, while fulfilling obligations in a responsible
manner. This guide shows how the concepts and
principles of the Guidelines can be operationalized
in the day-to-day work of preventive justice
practitioners, while identifying challenges and
showcasing good practices. It analyzes preventive
justice to assess the contribution to responsible
governance of tenure and uses the Guidelines as
inspiration for preventive justice practice.

This technical guide is a product of the fruitful
collaboration between FAO and UINL and the
mutual commitment to support preventive justice
practitioners while putting the principles of the
Guidelines into practice and ultimately supporting
the achievement of the Sustainable Development
Goals.
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Union Internationale du Notariat

International Union of Notaries

10 Razones

que fundamentan ser parte de la
Unién Internacional del Notariado

Cristina N. Armella | Presidenta de la UINL | Roma | Febrero de 2022

La Uniéon Internacional del Notariado (UINL)
nacio por la conviccién de aquellos que en 1948
entendieron que una organizacion internacional
integrada por notariados de tipo latino contri-
buiria, con vocacion universal, a la promocion y
proteccién del Estado de Derecho, a la estabilidad
global y a la seguridad juridica y la paz social de
las comunidades a las cuales se les brindaria el ejer-

cicio de la funcién publica notarial.

Setenta y cuatro anos después afirmamos que la

UINL ha transitado un camino de crecimiento

sustentable, fortalecimiento interno y expansion
continua, que abastece a las dos terceras partes de

la poblacion mundial.

Estas bases fundamentan las multiples razones que
consolidan el concepto de pertenencia de los no-

tariados que son Miembros de la UINL.
Por ello, los notariados que son Miembros de la

Unién Internacional del Notariado (UINL) gozan

de las siguientes prerrogativas:
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UINL Unién Internacional del Notariado

Ser parte de una organizacion internacional que
sostiene los principios y fundamentos del
notariado de tipo latino y la deontologia
notarial como comun denominador de vincula-
cion inclusiva aun frente a la diversidad social, po-
litica, econdmica, cultural, racial y religiosa de
todos sus miembros, lo que los fortalece frente a
los ciudadanos de sus paises y aun frente a los

gobiernos, porque promueve y protege el estado

de derecho.

Beneficiarse con la expansion del notariado de
tipo latino en el resto mundo. El actual abas-
tecimiento del servicio notarial a las dos terceras
partes de la poblacién mundial mantiene un avan-
ce sostenido con la incorporacion de mas organi-
zaciones notariales nacionales, lo que demuestra la
eficacia del sistema y garantiza el fortalecimiento
de la funcion publica notarial que es garante de la

seguridad juridica y la justica preventiva.

Prevalerse de su condicion de miembro des-
de el mismo momento de la aprobacién de su ad-
hesion, que le permite participar desde el principio
en los proyectos propuestos en los planes de accién

de los sucesivos presidentes de la UINL, con vos y
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voto como integrantes de los distintos ¢rganos de
la UINL, sus Comisiones Continentales, Intercon-
tinentales y Grupos de Trabajo, lugares desde
donde pueden exponer y defender sus conocimien-
tos, sus corrientes de opinion y decisiones en todos
los temas en andlisis, lo que consolida su sentido

de pertenencia.

Participar de una red mundial de 91 miem-
bros (2022) que con independencia del nimero
de notarios y notarias que los integran (Ej. Ando-
rra - China), gozan de total igualdad de derechos
y obligaciones que les brinda una convivencia ins-
titucional participativa y democritica y que les per-
mite conocer en tiempo real (presencial o virtual-
mente) cuiles son los problemas y soluciones del
ambito notarial en los distintos paises y continen-
tes, que sirven de modelos preventivos (evitar que
suceda en el suyo propio) o reparadores (aplicando

soluciones similares).

Gozar de la defensa que implementa la UINL
con respecto a los intereses del notariado
en problemas, la que se realiza a través de di-
ferentes acciones, que se efectivizan por medio de
comunicaciones escritas, basadas en argumentacio-
nes que surgen de los distintos documentos que
contienen conclusiones en materias del 4rea hasta
en contactos con los notariados y sus autoridades

politicas nacionales, con presencia en el lugar de



misiones integradas por miembros expertos de la
organizacién internacional y aun con la interven-

cion de otros notariados miembros.

Beneficiarse de la promocion y defensa de
la especificidad del Notariado Latino y de
la neutralidad sistémica entre el Common
Law y el Civil Law en los organismos inter-
nacionales. La UINL y sus miembros participan
en proyectos y conferencias internacionales con los
mayores organismos internacionales del mundo
(Banco Mundial, ONU, PNUD, UNESCO, FAO,
HCCH, UNICEF, ALADI, etc.) y con la Comisién
Europea sobre varios temas de actualidad de inte-
rés para el notariado (titulacion de tierras, circula-
cion de documentos notariales, desarrollo soste-
nible, igualdad de género, derechos de las personas
vulnerables, entre otros). Esto permite subrayar la
importancia del notariado en un sistema juridico
y evitar las reformas legislativas impulsadas por las
instituciones internacionales que serian incom-
patibles con la seguridad juridica promovida por
los sistemas de administracion de la justicia pre-

ventiva.

Tener acceso los notarios y notarias de cada nota-
riado miembro a una formacién educativa de
alto nivel académico, ya sea nacional, regional,
intercontinental o mundial, tanto en persona co-

mo virtualmente o en forma mixta (presencial y vir-
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tual). Las herramientas de capacitacién continua
de la UINL son variadas y se ajustan a cada especi-
ficidad local: Academias Continentales, Univer-
sidad del Notariado Mundial y la Plataforma
Educativa Virtual, ademas de los Seminarios, Se-
minarios Técnicos, Encuentros, Congresos, etc.
También existe formacién muy valiosa en el con-
texto de los partenariados con los organismos in-
ternacionales y europeos (acceso y titulacion de la
tierra, prevencion del lavado de dinero y financia-
miento del terrorismo, apoyo institucional a las

personas con discapacidad, etc.).

Tener acceso a las directrices sobre todos los
temas de actualidad que interesan al nota-
riado, elaborados por los integrantes de las dis-
tintas comisiones intercontinentales y grupos de
trabajo, con un alto grado de “expertise”, como ser
los decédlogos de las buenas pricticas notariales en
materia de personas con discapacidad, del ejercicio
de la funcién publica notarial con comparecencia
en linea, de la prevencion del blanqueo de capita-
les, como asi también de la calificacion del riesgo
en la misma materia y de la ley notarial modelo,
entre muchos otros. Estas directrices se difunden
por medio de comunicaciones puntuales, de la
propia pagina web, de la Revista RIN y de las redes
sociales, y pueden ser readaptadas por cada no-
tariado para mejorar su prictica interna, aun con
el auxilio de los expertos de la UINL o de notaria-

dos hermanos.
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Tener acceso, también a muchos documentos
internos inéditos como encuestas, estadisti-
cas e investigaciones cientificas y economi-
cas comparativas. Estos documentos pueden ser
utilizados por los notariados miembros para com-
parar la evolucién legislativa y las practicas en los
distintos paises y para proponer reformas legislati-
vas favorables para los ciudadanos locales y, aun,
para solicitar nuevas competencias, como, por
ejemplo, en temas de competencias materiales en

asuntos no contenciosos.

De participar de la Asamblea anual de notariados
miembros, durante la cual pueden expresarse y
ejercer su voto y gozar, en un pie de absoluta igual-
dad, de la posibilidad de crear lazos de hermandad,
intercambiar experiencias y buenas practicas y de
retroalimentarse conociendo flaquezas y fortale-

zas reciprocas. Y una vez cada tres afios de ser invi-

tados al Congreso Internacional del Nota-
riado de la UINL, magno evento que retine a
todos sus miembros para estudiar cuestiones nota-
riales de actualidad y cuyas conclusiones forjan la
historia del notariado mundial. Esta enumeracién
no agota la totalidad de las cuestiones que diaria-
mente son materia de la actividad de la Union In-
ternacional del Notariado. No obstante, pretende
aprehender en enunciados breves los rasgos mas
destacados de nuestra organizacién internacional,
para que, frente a las preguntas ;jpor qué existe la
UINL?, ;por qué los notariados son miembros de
la UINL?, ;qué da la UINL a los notariados y a los
notarios y notarias que los integran? ;por qué de-
bemos pagar una cuota de membresia?, podamos
responder con orgullo cual es la esencia que sofa-
ron sus fundadores hace casi 74 afos, cual es su
historia (en tanto la UINL ha sabido preservarla)
y cual es su futuro de grandeza que sabremos cons-
truir a través de un plan estratégico que nace en
pandemia y con la resiliencia de todos sus miem-

bros unidos

Roma, 25 de febrero de 2022
Cristina N. Armella
Presidenta de la UINL
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Le notariat du Japon

[e notariat dans le monde

Le notariat du Japon est membre de I'Union Internationale du Notariat (UINL) depuis 1977.
En partenariat avec I'UINL, La Semaine Juridique présente ce notariat d’Asie qui préside,
en 2022, la Commission des Affaires Asiatiques de I'UINL.

STATUT DU NOTAIRE

Les notaires japonais sont nommés par le Minis-
tre de la Justice et rattachés aux bureaux des affai-
res juridiques de district du Ministere de la Justi-
ce. Cependant, les notaires exercent leur activité
de maniére indépendante et recoivent leur rému-
nération directement de la part des clients, et non
par un financement public. Ainsi, bien que les no-
taires soient considérés comme des officiers pu-
blics, leur statut est trés différent de celui des
fonctionnaires ordinaires. La plupart des notaires
actuels ont été nommés en postulant a cette fonc-
tion aprés avoir exercé pendant plus de 30 ans la
fonction de juge ou de procureur. Le systéme
japonais est donc tres différent de celui des pays
(France par exemple) ou les notaires peuvent
exercer en tant que tels, dés I'obtention de leur

diplome.

COMPETENCES

Les notaires japonais exercent 4 types d’activités :
+ la préparation d’actes notariés : les testaments,
les accords de prét, le paiement des frais d’éduca-
tion des enfants apres le divorce... peuvent étre ef-
fectués par actes notariés.

Plus récemment, la loi a exigé que certains types
de contrats spécifiques soient établis sous forme
d’actes notariés, tels que le contrat de tutelle
volontaire et le bail a durée déterminée pour les
entreprises.

+ la certification d’actes sous seing privé : cette
certification joue un role important, notamment
dans les transactions internationales ;

+ la certification des statuts de société, au moment
de la constitution de la société commerciale ou de
toute autre société ou fondation ;

+ et enfin, l'attestation de la date.
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TARIFS

Le tarif est défini par décret ministériel et est ap-
pliqué dans tout le pays. Les frais sont calculés en
fonction de la valeur monétaire de I'objet d’un con-
trat ou d’un testament. En ce qui concerne la cer-
tification de certains actes (comme les statuts de
société par exemple), 'arrété ministériel détermine

un tarif fixe en fonction des documents concernés.

L e systéme notarial japonais a été créé selon les
Reglements du 11 aotit 1886 (loi n° 2), et est ins-
piré du systéme notarial francais. Les pouvoirs con-
férés aux professionnels étaient tout d’abord
limités a la préparation d’actes notariés. En 1908,
les Réglements ont été remplacés par la loi sur le
notariat (loi n°® 53 du 14 avril 1907, en vigueur de-
puis le 16 aott 1909), sous I'in fluence du droit
allemand, et les pouvoirs des notaires ont été éten-
dus a 'authentifi cation des documents sous seing
privé. Les fonctions initiales de préparation des
actes notariés ont été maintenues dans 'actuelle

loi sur le notariat.

Cependant, il existe de grandes différences entre
le systéeme japonais et les autres sys témes de nota-
riat latin. D’une part, les actes notariés japonais
ont force exécutoire uni quement pour les créances
monétaires. Par exemple, si le débiteur promet,
dans l'acte, de payer une somme d’argent spéci
fique, et déclare également, dans ce méme acte,
qu’il est prét a accepter I'exécution forcée et qu’il
n’honore pas sa promesse, le créancier peut direc-
tement demander 'exécution forcée contre le dé-
biteur sans engager un proceés civil. D’autre part,
les contrats, en matiére immobiliére, ne sont pas
tenus de faire I'objet d’un acte notarié. La loi sur

le notariat a été révisée par la loi n°13 du 17 mars

RIN 128

1939 (en vigueur depuis le ler janvier 1940) pour
intégrer 'authentifi cation des statuts lors de la cré-
ation d’une société, puis par la loi n°® 110 du 26
juin 1996 (en vigueur depuis le ler janvier 1998)
pour mettre en place un systéeme de certification
des documents sous seing privé. Suite a la loi n°
152 du 8 décembre 1999 (en vigueur depuis le ler
avril 2000), il a été possible des 2000 d’attester de
la date de maniere électronique officiellement
pour un docu ment électronique, et d’authentifier
des documents privés de facon électronique. Puis,
depuis 2002 (loi n°® 152 précitée), le champ d’ap-
plication de l'authentification électronique « e-
notarisation » (création de I'acte sous forme élec-
tronique avec signa ture numérique) a été étendu

aux statuts de sociétés.

Des comités composés de notaires volon taires pu-
blient régulierement des études a partir du recueil
par ' Association Nationale des Notaires du Japon,
de cas de pratique notariale. Cela a permis des pro-
grés impor tants dans la préparation des actes no-
tariés et ceux-ci ont ainsi recu la confiance non seu

lement du public mais aussi des tribunaux.
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Le notariat du Sénégal

[e notariat dans le monde

Le notariat du Sénégal est membre de I'Union Internationale du Notariat (UINL) depuis
1989. En partenariat avec I'UINL, La Semaine Juridique présente le notariat sénégalais,
trés engagé pour le rayonnement du notariat en Afrique et dans le monde.

STATUT DU NOTAIRE

Le notaire sénégalais est aujourd'hui, comme dans
l'ensemble des pays d'inspiration juridique ro-
mano germanique, investi de la mission du service

public de l'authenticité.

COMPETENCES

Les notaires au Sénégal sont char-gés d'authen-
tifier les actes principaux de la vie civile notam-
ment : contrats de vente de biens immobiliers,
constitutions de sociétés civiles ou commerciales,
contrats commerciaux, constitutions de droits
réels et obligations assorties de stretés, et ['ensem-
ble des actes intéressant la vie de la famille (con-
trat de mariage, donation, testament, liquidation
partage de succession), etc.

La charge de notaire est inaliénable et intransmis-

sible. Elle est créée par I'Etat qui en est le proprié-
taire exclusif.
Les notaires ont une compétence territoriale na-

tionale.

La profession est régie par les textes suivants :

+ décrets n° 60-308 du 3 septembre 1960 et n° 79-
1029 du 5 novembre 1979 fixant les conditions
d'exercice de la profession de notaire ;

+ décret n® 2002-1032 du 15 octobre 2002 appor-
tant une meilleure protection de l'exercice public
de l'authenticité ;

+ décret n® 2009-328 du 08 avril 2009 renfor-cant
notamment le pouvoir disciplinaire de la Cham-
bre des notaires ;

+ décret n® 2020-1524 du 17 juillet 2020 fixant le

statut des notaires.
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TARIFS

Le tarif des notaires est fixé par le décret n® 2007-
1500 du 13 décembre 2007 portant modification
du décret n® 2006-1366 du 8 décembre 2006.

L exercice de la profession de notaire nait au S¢-
négal avec le Traité de Paris de 1815, signé entre la

France et la Grande Bretagne.

Les prérogatives notariales, alors limitées sont d'a-
bord confiées a des fonctionnaires affectés a la co-
lonie et remplacés tous les 4 ou 5 ans, au sein des
greffes des tribunaux d'arrondissement de Gorée

et de Saint-Louis.

Le premier, « greffier notaire » prend ses fonctions
le 24 mars 1817. Tout comme ses homologues mé-
tropolitains, il ne recoit qu'occasionnellement des
actes authentiques, et exerce ses fonctions de no-
taire, cumulativement avec celles de greffier du Tri-
bunal d'arrondissement, d'huissier de Justice, de
commissaire-priseur, et aussi de secrétaire du Con-
seil de Gouvernement. Dés le milieu du 19¢ siecle,
des sénégalais commencent a occuper les postes
de « commis greffier notaire », substituant les gref-
fiers métropolitains titulaires, a 1'occasion de

leurs congés.
Un décret présidentiel en date du 15 avril 1893 dé-

cide de la séparation du greffe et du notariat, sur

le rapport du ministre des Colonies.
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Le décret du 13 octobre 1934 modifie le statut
des notaires en Afrique occidentale francaise, et
reprend, dans ses grandes lignes, la loi révolu-
tionnaire francaise du 25 Ventdse An XI, et des
décrets des 14 juin 1864 et 28 aout 1887 organi-
sant l'exercice de la fonction de notaire, au Sénégal,

mais aussi dans d'autres colonies francaises (Anti-

lles et Inde).

Puis d'autres charges seront successivement créées
ex nihilo entre 1908 et 1952. Clest a la suite de l'ac-
cession du pays a l'indépendance, le 20 aott 1960,

que les premiers décrets d'application sont publiés

(V ci-dessus).

Aujourd'hui, le notariat sénégalais aspire a renfor-
cer son organisation institutionnelle pour mieux
accompagner les notaires en termes de formation,
d'aide a l'installation, de discipline et de défense

de leurs intéréts.

La Chambre des Notaires travaille également a la
finalisation du fichier central des dispositions de

derniéres volontés.
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3 QUESTIONS

A ALIOUNE KA

PRESIDENT DE LA CHAMBRES & 2
DES NOTAIRES DU SENEGAL

Alioune Ka est notaire a Dakar. Il est titulaire
d'une maitrise en droit privé option droit judi-
ciaire et d'un diplome d'études approfondies
(DEA) en droit privé.

Il a été nommé président de la Chambre des no-
taires du Sénégal (CDNS) en juillet 2020 aprées
en avoir été successivement le trésorier, le se-
crétaire général et le vice-président. Il présente

le notariat du Sénégal.

Comment le notariat du Sénégal a-t-il
réagi a la crise sanitaire mondiale de

Covid-19 (service public, fermeture des
offices, télétravail, acte & distance...) ?

La fermeture des offices a obligé les professionnels
du notariat a s'adapter et a révolutionner leurs ha-
bitudes de travail. Le confinement a mis le mental
des notaires a rude épreuve et engendré une perte
économique importante. Le télétravail n'était pas
encore une pratique répandue et des inquiétudes
ont été soulevées notamment en ce qui concerne
la signature des actes authentiques par les parties.
I1 avait été proposé de faire des visioconférences

afin de discuter en direct avec le client et de conti-
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nuer a assurer au mieux un role de conseil et d'ac-
compagnement. A cet effet, les notaires ont utilisé
les nouveaux moyens de communication tels que
WhatsApp ou Zoom, ce qui a pu contribuer a
brouiller la frontiére entre vie professionnelle et vie
personnelle. Par la suite et dés que cela a été possi-
ble, le notariat du Sénégal a organisé des journées
portes ouvertes. Il s'agissait de faire connaitre la
profession de notaire aux citoyens sénégalais, et de
les inviter a se rapprocher de leur notaire pour sé-
curiser les contrats et opérations juridiques qu'ils
effectuent. Une transaction immobiliére sans l'in-
tervention du notaire sera plus probablement liti-
gieuse par la suite car il n'y aura pas eu de conseil
avisé d'un professionnel du droit, officier public de
I'Etat pour assurer une sécurité juridique préven-
tive. La CDNS envisage plusieurs événements fu-
turs dans le méme objectif de proximité avec les

usagers : conférences, émissions avec les médias, etc.

L'UINL est trés engagée dans la lutte
contre le blanchiment de capitaux.
Au Sénégal, une nouvelle plateforme
de paiement électronique dédiée
aux notaires a été finalisée.
Pouvez-vous la présenter ?

La Caisse des Dépots et Consignations (CDC)
vient de finaliser un projet de réalisation d'une pla-
teforme de paiement électronique dédiée aux no-
taires, en partenariat avec 2 banques nationales,
permettant ainsi aux notaires de disposer d'un
moyen de paiement siir et rapide. La mise en place
de cette plateforme de paiement est la satisfaction

d'une vieille doléance de la CDNS de pouvoir dis-

254



UINL Unién Internacional del Notariado

poser des moyens de paiements sécurisés. En effet,
dans l'exercice de leur ministére, les notaires doi-
vent faire face 4 de nombreux flux de versements
et de paiements de sommes d'argent a la clientele
et aux administrations. Cette plateforme digitale
permettra siirement aux notaires, par son caractére
inno-vant, de procéder avec simplicité, rapidité et
sécurité a leurs opérations comptables et bancaires.
Elle constitue, en outre, un rempart efficace contre

la délinquance financiére.

Le notariat du Sénégal sert grandement
le rayonnement du notariat en Afrique
et dans le monde. Pouvez-vous donner
quelques exemples de son implication ?

En effet, depuis son intégration a I'UINL en 1989,

le notariat du Sénégal s'est toujours montré actif.

ORGANISATION PROFESSIONNELLE

65. LE CHIFFRE

Charges notariales implantées sur toute 1'étendue
du territoire et réunissant 92 notaires et environ

250 collaborateurs.

INSTITUTION ET GOVERNANCE

La Chambre des Notaires du Sénégal a été créée
en 1980. Elle dis-pose d'un bureau composé d'un
président, deux vice-présidentes, un secrétaire gé-
néral, un secrétaire général adjoint, une tréso-
riere, un trésorier adjoint et deux syndics. Le
bureau est élargi au comité directeur composé de
notaires membres. La CDNS est membre de l'en-
semble des organismes internationaux, organisant
la promotion de l'activité notariale et prescrivant
des regles d'éthique, relativement a 'exercice de la
profession, et tout particulierement de ['Union In-
ternationale du Notariat (U.LLN.L) et de sa Com-
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Notre confrére Daniel-Sédar Senghor a par ailleurs
été le premier président de 'UINL issu du conti-
nent africain, de 2014 a 2016. En 2017, nous orga-
nisions 'Université du Notariat d'Afrique puis en
2019 le Congres des notaires d'Afrique. Enfin,
point notable de notre implication a l'internatio-
nal, c'est notre consoeur Fatou Mballo-Thiam qui
a été chargée de la coordination internationale du
Theme II « Le notaire et la personne physique » du
Congres international de I'UINL de 2019 et de la
préparation pour l'ensemble du continent africain

de 'Académie Notariale Africaine.

PROPOS RECUEILLIS PAR ELODIE LETOUCHE,
CONSULTANTE POUR L'UNION INTERNATIONALE
DU NOTARIAT (UINL)

mission des Affaires Africaines (CAAF/UINL),
de I'Association du Notariat Francophone (ANF)
et de I'Institut International d'Histoire du Nota-
riat (ITHN).

FOCUS

Lors du premier forum international sur le role
des femmes notaires au XXI siecle, organisé par
I'UINL sous l'égide de la présidente Cristina N.
Armella, premiére femme élue a cette fonction de-
puis la constitution de 'UINL en 1948, la notaire
sénégalaise Fatou Mballo-Thiam a traité du theme
du titrement au service de l'autonomisation des
femmes en Afrique. L'ensemble du webinaire est
disponible sur la plateforme de elearning de

I'UINL www.uinlearning.org

POUR PLUS D INFORMATIONS: WWW.UINL.ORG
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TEMA |

La funcion publica notarial

en el ambito virtual

Coordinador Internacional:
Not. Carlo Alberto Marcoz (Italia)

CONCLUSIONES

El XXX Congreso Internacional del Notariado se
celebra justo después de la aparicion de la gran
pandemia de Covid-19 y en un momento de gran
y rapida innovacion en todos los ambitos, econo-
micos y sociales, desde la produccion de bienes
hasta la prestacion de servicios, desde la comuni-
cacion hasta la forma en que las personas se rela-

cionan entre si.

La digitalizacion de la sociedad y la desmateriali-
zacion son hoy un gran reto para el notariado en

todos los paises.

1

En casi todos los paises, los notarios utilizan ins-

trumentos digitales en el ejercicio de su funcion.
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La difusion de los sistemas de redaccion de los do-
cumentos sobre soportes digitales puede facilitar
la gestion de los expedientes y permitir a los nota-
rios una labor mas simple. El acceso directo a los
registros publicos por medios electronicos acelera
los procedimientos, tanto para los usuarios como
para las instituciones. La gestion directa de deter-
minados registros permite una informacion rapida

y completa.

El ejercicio de la funcion notarial a través de las
nuevas tecnologias permite una gestion mas rapida
y eficaz de los datos y un mejor resultado para los
ciudadanos; la funciéon del notario, como funcio-
nario publico imparcial que atribuye a los actos

una seguridad y una fuerza fundamentales en los



dmbitos socioecondmicos mas importantes, perma-

nece inalterado.

El uso de sistemas digitales también puede facilitar
la relacion del notario con los requirentes y darle
ventajas en términos de eficiencia en su trabajo y

modernizacion de su imagen.

La sociedad ha avanzado hacia la digitalizacion
de las relaciones humanas. Este fendmeno socioe-
conomico genera una brecha entre los ciudadanos
alfabetizados digitalmente y los que son victi-
mas del analfabetismo digital, ya sea por su vul-
nerabilidad o por la falta de infraestructuras. Todos
los ciudadanos, pero sobre todo estos ultimos,
demandan agentes que les escuchen, les respondan
y les proporcionen seguridad juridica preventiva.
Estd en la naturaleza del notario acompanar a las
personas vulnerables y tendra que adaptar sus
métodos para mantener el vinculo de confianza y

proximidad.

2

Quizis la mayor innovacion a la que se enfrentan
los notarios es la consecucion de sistemas para la
celebracion de documentos publicos con compare-

cencia "online" (en linea) de las partes.

La cuestion ya no es si se puede realizar un "acto
en linea", sino como se puede realizar con todas
las garantias propias del ejercicio de la funcién

notarial.

Los sistemas biométricos podrian facilitar el con-
trol notarial, que no se limita sélo a la identifica-
ciéon: El notario comprueba la voluntad, la capa-

cidad y el libre consentimiento de las partes.
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La identificacion de las partes debe seguir siendo
responsabilidad del notario; las distintas soluciones
técnicas adoptadas deben apoyar la actividad del
notario, que es el responsable ultimo y el garante

de la identificacion.

La comprobacién de la voluntad, la capacidad y
el libre consentimiento de las partes sigue siendo
el elemento fundamental del ejercicio de la fun-
cion notarial; a la menor duda, el notario debe
poder rechazar la celebracion del acto por vi-

deoconferencia.

La intervencion notarial en las transacciones elec-
tronicas puede ofrecer flexibilidad sin comprome-

ter la seguridad juridica.

Para el ejercicio de la actividad notarial con siste-
mas de identificacion en linea seria deseable poder
acceder a las bases de datos nacionales, incluyendo

los datos biométricos de los ciudadanos.

El problema de la competencia territorial se plan-
tea, a nivel interno, en todos los paises en los que
la ley prevé una competencia limitada para el ejer-
cicio de la funcion notarial. La cuestion también
se plantea a nivel internacional: existe un riesgo de
conflicto entre los diferentes sistemas juridicos

nacionales.

Sera necesario proponer nuevas normas a nivel in-
ternacional: se puede proponer una clasificacion
de los actos notariales segiin la conexién mas fuerte
que se aplique a la naturaleza del acto como base

para los puntos de conexién.

La UINL debera encargarse, de proponer solucio-

nes y promover los acuerdos internacionales nece-
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sarios para el reconocimiento mutuo de los docu-
mentos publicos con fuerza ejecutiva, con el fin de
facilitar la circulacion de nuestros documentos por

via informatica.

3

La responsabilidad es, ademas, el valor anadido
que el notario puede dar a las transacciones reali-
zadas en linea: un tercer sujeto, que garantiza con
su presencia la seguridad de los datos (identidad
de las partes, verificacién de su voluntad y de las
partes, control de la legalidad) y, gracias a esta res-
ponsabilidad, atribuida y gestionada por el Estado
que forma y controla el ejercicio de la funcion
notarial, da a los actos un valor probatorio y ejecu-

tivo particular.

Todo notario debe aprender a manejar los instru-
mentos digitales con eficacia y a mantenerse al dia

en la sociedad moderna, en constante evolucion.

Los notarios y las instituciones notariales deben
demostrar que la funcién notarial no puede ser sus-
tituida por procedimientos tecnoldgicos: el nota-
riado debe dar respuestas concretas a la demanda
de seguridad de los datos con una oferta que, mas
alla de los medios empleados, refleje el papel de ga-

rante de la seguridad juridica.

Cancrin, México,

el dia 3 de diciembre de 2022.
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TEMA 11

lav

La funcion publica notarial vinculada
a la recuperacion de las economias
nacionales en post-pandemia

Coordinador Internacional: Not. Jens Bormann con el apoyo

de Peter Stelmaszczyk (Alemania)

CONCLUSIONES

1. START-UP

El notariado y el emprendedurismo. Inter-
vencion notarial en la formacion y desarrollo
de microempresas.

a Las microempresas son la columna vertebral de
la economia. Su actividad es, por tanto, crucial

para la recuperacién econdmica tras la pandemia

de Covid19.

b Para proteger el patrimonio familiar, la mayoria de

los estados limitan la responsabilidad de los socios.

¢ Para facilitar a los ciudadanos la creacion de
microempresas, se necesita ofrecer soluciones sen-

cillas y accesibles.

d Estas deben garantizar siempre un alto grado
de seguridad juridica. En particular, los micro-
empresarios, carecen de conocimientos juridicos
y necesitan un asesoramiento detallado e indivi-
dual a la hora de crear su empresa. No es raro que
la empresa sea el unico medio de vida de toda

una familia.

e Como los empresarios a menudo quieren limi-
tar su responsabilidad, otros participantes en el
mercado deben poder informarse de forma fiable
sobre la estructura de capital de la empresa y el
poder de representacion. Para ello, es imprescin-
dible contar con registros publicos, dotados de in-
formacion fiable.
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RECOMENDACION

El notario deberia trabajar para ser la persona de
confianza de los microempresarios, sirviéndole de
ayuda en la creacién de sus empresas.

2. SCALE-UP

El notariado y las pequenas y medianas em-
presas frente a las crisis econdmicas. Asesora-
miento integral.

Posibilidad de acceso al crédito y el ofrecimien-
to de garantias. El saneamiento crediticio y
financiero. Concursos y quiebras.

a Un paso importante para la recuperacion eco-
nomica tras la pandemia de Covid19 es la creacion
de nuevas empresas. Las PYME son la base de la
economia nacional en muchos paises. Los funda-
dores, especialmente los que inician una empresa
en tiempos de incertidumbre econdmica, necesitan
un asesoramiento completo para que sus empresas

sean sostenibles y resilientes desde el principio.

b Para que las empresas recién creadas operen con
éxito en el mercado, los demas participantes en el
mismo deben poder confiar en ellas. Los registros
publicos dotados de informacién fiable juegan un

papel importante para los terceros.

¢ Para crecer, las empresas también dependen del
capital. El financiamiento en condiciones favora-
bles solo es accesible si las empresas pueden ofrecer
una garantia de calidad. Los derechos inmobilia-
rios, en particular, desempeian un papel impor-
tante. Los derechos inmobiliarios solo pueden fun-
cionar como una garantia valiosa si su existencia y
titularidad se verifica de forma segura. Para ello,

los registros de la propiedad inmobiliaria y la in-
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tervencion obligatoria de los notarios en las ins-

cripciones en los mismos resultan indispensables.

d Ademas, los derechos reales inmobiliarios sue-
len representar la mayor parte del patrimonio de
una persona o empresa. Por lo tanto, hay que tener
cuidado de no enajenar o gravar los derechos reales
inmobiliarios sin que el equilibro sea asegurado,
por lo que es importante la intervencion notarial
en los negocios juridicos que conciernen a los de-

rechos inmobiliarios.

RECOMENDACION

La intervencion notarial en el ambito del Derecho
de sociedades e inmobiliario deberia ampliarse, ya
que contribuyen de forma importante al asesora-
miento integral de las partes implicadas y a la exac-
titud y fiabilidad concomitante de los registros. Los
registros fiables y significativos son fundamentales
para el acceso a la financiacion, que se necesita
urgentemente en particular para superar la crisis
econdomica.

3. DIGITALIZACION

Constitucion de empresas en linea.
A proposito de la Directiva Europea.
Ventajas y desventajas.

a La digitalizacion ofrece una gran oportunidad
para proporcionar a los fundadores una alternativa

facil y rapida de crear una empresa.

b La pandemia, en particular, ha demostrado lo
importante que resultaron los procedimientos
digitales seguros y fiables cuando las reuniones ca-
ra a cara no fueron posibles o solo lo son de forma

limitada.



¢ Es importante senalar que la digitalizacién no
puede sustituir a la intervencion notarial. Incluso
con los procedimientos en linea, debe garantizarse
un asesoramiento completo e individualizado a las
partes implicadas y su clara identificacion bajo los
mas altos estdndares de seguridad. El traslado de
los procedimientos presenciales probados a un en-
torno digital no debe suponer en ningiin caso un
descenso del nivel de seguridad juridica en detri-

mento de las transacciones legales.

—
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RECOMENDACION

Si los notarios presentan soluciones vastas y con-
vincentes para los procedimientos seguros de au-
tentificacion en linea, esto no sélo puede servir
para asegurar sus competencias ante la digitaliza-
cién, sino también para obtener nuevas tareas.

Cancrin, México,

el dia 3 de diciembre de 2022.

SO

CIONAL DEL

OTARIADC

CANCUN, MEXICO

1,2Y 3 DE DICIEMBRE 2022
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THEME 1

['exercice de la fonction publique
notariale dans la sphére virtuelle

Coordonnateur international :

Not. Carlo Alberto Marcoz (Italie)

CONCLUSIONS

Le 30 Congres International du Notariat se
déroule juste apres I'émergence de la grande pan-
démie Covid-19 et a une époque de grande et
rapide innovation dans tous les domaines, éco-
nomiques et sociaux, de la production des biens a
la prestation de services, de la communication a
la facon dont les personnes interagissent entre

ellesmémes.

La numérisation de la société et la dématérialisa-
tion représentent aujourd’hui un grand défi aussi

pour le notariat, dans tous les Pays.

1

Dans la presque totalité des Pays, des instruments
numériques sont utilisés par les notaires dans

’exercice de leur fonction.
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La diffusion des systéemes de rédaction des actes
sur support digital peut faciliter la gestion des dos-
siers et permettre aux notaires un travail plus sim-
ple. Pacces direct aux registres publics par voie
électronique accélere les procédures, soit pour les
clients soit pour les institutions. La gestion directe
de certains registres permet une information ra-

pide et compleéte.

Lexercice de la fonction notariale en utilisant des
nouvelles technologies permet une plus rapide et
efficace gestion des donnés et un meilleur résultat
pour les citoyens ; le role du notaire, officier public
impartial qui attribue aux actes une sQreté et une
force fondamentales dans les plus importants do-

maines socio-économiques, reste invarié.



L'utilisation de systémes digitaux peut aussi facili-
ter le rapport du notaire avec ses clients et donner
au notaire des avantages en termes d'efficacité de

son travail et de modernisation de son image.

La société a évolué vers la numérisation des rela-
tions humaines. Ce phénomeéne socio-économique
géneére une fracture entre les citoyens habiles nu-
mériquement et les personnes victimes de lillec-
tronisme, soit pour leur vulnérabilité soit pour
I'absence d’infrastructures. Tous les citoyens, mais
surtout ces derniers, exigent des agents qui les
écoutent, leur répondent et assurent une sécurité
juridique préventive. Il est de la nature du notaire
d’accompagner les personnes vulnérables et il
devra adapter ses méthodes pour conserver le lien

de confiance et de proximité.

2

La plus grande innovation que les notaires sont en
train d’affronter est sans doute la réalisation de
systémes de conclusion d’actes authentiques avec

comparution « en ligne » des parties.

La question n’est plus si un « acte avec comparu-
tion en ligne » peut étre réalis¢, mais comment on
peut le réaliser avec toutes les garanties qui sont

typiques de 'exercice de la fonction notariale.

Des systémes biométriques pourraient faciliter le
contrdle notarial, qui n’est quand méme pas limi-
té a la seule identification : le notaire vérifie la
volonté, la capacité et le libre consentement des

parties.

L'identification des parties doit rester sous la res-

ponsabilité du notaire ; les différentes solutions
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techniques adoptées doivent étre un support pour
activité du notaire, qui est le responsable final de

I'identification et qui la garantit.

La vérification de la volonté, de la capacité et du
libre consentement des parties reste I’élément fon-
damental de I'exercice de la fonction notariale ; au
moindre doute, le notaire doit pouvoir refuser la

conclusion de I'acte par visioconférence.

Lintervention notariale dans les transactions élec-
troniques peut offrir de la flexibilité sans compro-

mettre la sécurité juridique.

Pour I'exercice de I'activité notariale avec des syste-
mes d’identification en ligne, il faudrait permettre
'acces aux bases de données nationales avec vérifi-

cation des informations biométriques des citoyens.

Le probléeme de la compétence territoriale se pose,
au niveau interne, dans tous les Pays ou une com-
pétence limitée est prévue par loi pour l'exercice
de la fonction notariale. La question se pose aussi
au niveau international : un risque de conflit entre
les différents systéemes juridiques nationaux est

présent.

Il sera nécessaire de proposer de nouvelles regles
au niveau international : une classification des
actes notariés en fonction du lien le plus fort s’ap-
pliquant a la nature de 'acte peut étre proposée

pour fonder des facteurs de rattachement.

L'UINL aura pour tiche de proposer des solu-
tions et promouvoir des accords internationaux
nécessaires a la reconnaissance mutuelle des actes
authentiques numériques, afin de faciliter la circu-

lation de nos actes par voie informatique.
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3

La responsabilité est aussi la valeur ajoutée que le
notaire peut donner aux transactions réalisées en
ligne : un sujet tiers, qui garantit avec sa présence
la stireté des données (identité des parties, vérifica-
tion de leur volonté et des, controle de la légalité)
et, grice a cette responsabilité, attribué et gérée par
I’Etat qui forme et controle exercice de la fonction
notariale, donne aux actes une force probante et

exécutoire particuliére.

Chaque notaire doit apprendre a gérer efficace-
ment les instruments numériques et a suivre la so-

ciété moderne en constante évolution.

Les notaires et les institutions notariales doivent
démontrer que la fonction notariale ne peut pas
étre substituée par des procédures technologiques
: le notariat doit apporter des réponses concrétes a
la demande de sécurité des données avec une offre
qui, au-dela des moyens employés, refléte le role de

garant de la sécurité juridique.

Cancun, Mexique,

le 3 décembre 2022.
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THEME 11

L'exercice de la fonction publique notariale
lice a la reprise des économies nationales
dans la période post-pandémique

CONCLUSIONS

1. START-UP

Le notariat et 'entrepreneuriat.
Intervention notariale dans la création et le
développement de micro-entreprises.

a Les micro-entreprises forment 'épine dorsale
de 'économie, notamment dans les pays écono-

. . ’ ’ b R as .
miquement moins développés. Lactivité économi-
que des micro-entrepreneurs est donc cruciale

pour la reprise économique apres la pandémie de

la Covid19.

b Afin de protéger les familles et les existences qui se
cachent derriére les micro-entreprises, la plupart des
Etats proposent des formes de sociétés qui prévoient

une limitation de la responsabilité des entrepreneurs.

¢ Une création simple et peu onéreuse de sociétés
est nécessaire pour permettre aux citoyens d’accé-

der aux micro-entreprises.

d Dans la poursuite de ces objectifs, il convient
de veiller en permanence a un niveau élevé de sé-
curité juridique. Les fondateurs de micro-entrepri-
ses sont souvent inexpérimentés dans le domaine
juridique et ont besoin de conseils détaillés et per-
sonnalisés lors de la création de leur entreprise. Il
n’est pas rare que I'entreprise soit le seul moyen

de subsistance de toute une famille.

e Compte tenu de la limitation de responsabilité

souvent souhaitée, les autres acteurs du marché
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doivent avoir acceés a des informations fiables sur
les capacités financiéres de la société et les droits
auxquels elle peut prétendre. D’ou le role essentiel

de registres fiables bénéficiant de la foi publique.

RECOMMANDATION

Le notariat devrait également ceuvrer a devenir un
partenaire fiable pour les fondateurs des micro-en-
treprises. Aussi est-il important pour les micro-en-
treprises d’étre constituées par I'intermédiaire d'un

notaire et d’étre inscrites dans les registres.

2. SCALE-UP

le notariat et les PME face a la crise économi-
que. Conseil complet. Possibilités d’acces au
crédit et aux offres de garanties. Réorgani-
sation du crédit et des finances. Insolvabilité
et faillite.

a La création de nouvelles entreprises est une éta-
pe importante de la reprise économique apres la
pandémie de la Covid19. Les PME constituent la
base de I'économie nationale dans de nombreux
pays. Les créateurs d’entreprise, en particulier ceux
qui osent se lancer pendant une période d’incerti-
tude économique, ont besoin d’étre conseillés de
maniére étendue afin que leur entreprise soit du-

rable et pérenne dés le début.

b Or, les nouvelles entreprises ne peuvent réaliser
des succes sur le marché que si d’autres acteurs éco-
nomiques leur font confiance. A cet égard, les re-
gistres publics, dotés d’informations fiables pour

les tiers, jouent un role majeur.

¢ Les entreprises ont également besoin de capi-
taux pour se développer. Lacces aux crédits a des
conditions économiques n’est possible que si les

entreprises sont capables d’ offrir des garanties de
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valeur. Les droits in rem en particulier, jouent un
role important dans ce domaine. En effet, ces
droits ne peuvent servir de garantie de valeur que
si leur existence est établie et qu’ils peuvent étre
clairement attribués a un acteur économique. A cet
effet, les registres immobiliers et la participation
obligatoire des notaires aux inscriptions sont indis-
pensables pour garantir que les données contenues

soient exactes et complétes.

d En outre, les droits in rem représentent généra-
lement la majeure partie du patrimoine de leur ti-
tulaire ou d’une entreprise. Il faut donc veiller a ne
pas vendre ou grever sans que l'équilibre du contrat
soit sécurisé, d’ou I'importance de I'intervention
d’un notaire dans les actes juridiques qui concer-

nent les droits réels.

RECOMMANDATION

La participation des notaires dans le domaine du
droit des sociétés et du droit immobilier devrait
étre étendue, car leur contribution au conseil com-
plet des parties concernées, a l'exactitude et, par
conséquent a la fiabilité des registres est impor-
tante. Des registres fiables et pertinents sont la con-
dition sine qua non pour permettre 'accés aux
financements, critére crucial pour surmonter la

crise économique.

3. NUMERISATION

Création de sociétés en ligne.
A propos de la directive européenne.
Avantages et inconvénients.

a La numérisation est une grande opportunité
pour les fondateurs d'entreprise, leur offrant un
moyen simple et rapide pour la création de leur

entreprise.



b Lapandémie a notamment mis en exergue I'im-
portance de procédures numériques stres et fiables
lorsque les rencontres en présentiel sont impossi-

bles ou limitées.

¢ Il est toutefois important de noter que la numé-
risation ne peut remplacer la participation nota-
riale. Les procédures en ligne doivent non seule-
ment garantir des conseils complets et personnali-
s€s aux parties concernées, mais aussi permettre
une identification stire de ces derniéres dans le res-
pect des normes de sécurité les plus élevées. Le
transfert des procédures en présentiel, éprouvées

dans un environnement numérique, ne doit en
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aucun cas entrainer une baisse du niveau de sé-
curité juridique au détriment des transactions

juridiques.

RECOMMANDATION

En présentant des concepts complets et convain-
cants pour des procédures d'authentification en
ligne sécurisées, les notaires pourront aussi bien
préserver leurs compétences face a la numérisation,

mais aussi acquérir de nouvelles tiches.

Cancun, Mexique, le 3 décembre 2022‘

4
GRESO

INTERNACIONAL DEL

F-\le}

RIADG
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THEME |

The exercise of the notarial public
function in the virtual sphere

International coordinator:

Not. Carlo Alberto Marcoz (Italy)

CONCLUSIONS

The 30" International Congress of Notaries was
held immediately after the outbreak of the great
Covid-19 pandemic and at a time of major and
rapid innovation in all areas, both economic and
social, from the production of goods to the provi-
sion of services, from communication to the way

people interact with each other.

Today, the digitisation of society and demateriali-
sation are a significant challenge for the notariat

too in all countries.

1

In almost all countries, notaries use digital tools

in the exercise of their function.
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The dissemination of systems to draft acts on di-
gital support can facilitate the management of dos-
siers and allow notaries to work more easily. Direct
access to public registers by electronic means spe-
eds up procedures, both for clients and institu-
tions. The direct management of certain registers

allows for quick and complete information.

The exercise of the notarial function using new
technologies allows for faster and more efficient
data management and improved outcomes for
citizens; the role of the notary, as an impartial pu-
blic officer who attributes fundamental security
and force to acts in the most important socio-eco-

nomic areas, remains unchanged.



The use of digital systems can also facilitate the
relationship of the notary with his clients and give
the notary advantages in terms of efficiency of his

work and modernisation of his image.

Society has moved towards the digitisation of
human relations. This socio-economic phenome-
non creates a divide between the digitally literate
and the digitally illiterate, either because of vulne-
rability or lack of infrastructure. All citizens, but
especially the latter, require agents who listen and
respond to them and provide preventive legal cer-
tainty. It is in the nature of the notaries to accom-
pany vulnerable persons and they will have to
adapt their methods to retain a relationship of

trust and proximity.

2

The greatest innovation that notaries are facing is
undoubtedly the development of systems for the
conclusion of authentic instruments with "online"

appearance of the parties.

The question is no longer whether an "act with on-
line appearance” can be made, but how it can made
with all the guarantees that are typical of the exer-

cise of the notarial function.

Biometric systems can facilitate notarial checks,
which are not limited to identification alone: the
notary verifies the will, capacity and free consent

of the parties.

The identification of the parties has to remain
under the responsibility of the notary; the various

technical solutions adopted should support the ac-
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tivity of the notary, who is ultimately responsible

for identification and guarantees it.

The verification of the parties' will, capacity and
free consent remains the fundamental element of
the exercise of the notarial function; if there is the
slightest doubt, the notary has to be able to refuse

to conclude the act by videoconferencing.

Notarial involvement in electronic transactions
can offer flexibility without undermining legal

certainty.

For the exercise of the notarial activity with online
identification systems, access to national databases

with verification of citizens' biometric information

should be allowed.

The issue of territorial competence arises at domes-
tic level in all countries where limited competence
is provided by law for the exercise of the notarial
function. The question also arises at international
level: there is a risk of conflict between the diffe-

rent national legal systems.

[t will be necessary to propose new rules at inter-
national level: a classification of notarial acts accor-
ding to the strongest connection applying to the
nature of the act can be proposed as a basis for con-

necting factors.

UINL will have the task of putting forward solu-
tions and promoting international agreements for
the mutual recognition of digital authentic acts,
in order to facilitate the circulation of our acts

electronically.
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3

Responsibility is also the added value that the
notary can provide to online transactions: a third
party, who through his presence guarantees the se-
curity of the data (identity of the parties, verifica-
tion of their will and checking legality) and, thanks
to this responsibility, assigned and administered by
the State, which trains and controls the exercise of
the notarial function, gives acts special probative

force and enforceability.

Every notary must learn to manage digital tools
efficiently and keep up with ever-changing mo-

dern society.

Notaries and notarial institutions must show that
the notarial function cannot be substituted by
technological procedures: the notarial profession
must provide concrete answers to the demand
for data security with an offer that, beyond the
means employed, reflects their role as guarantors

of legal certainty.

Cancun, Mexico,

3" December 2022.
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THEME 11

The exercise of the notarial public function
linked to the recovery of national economies
in the post-pandemic period

Internatlonal coordmator Not. ]ens Bormann

with the support of Not Peter Stelmaszczyk (Germany)

CONCLUSIONS

1. START-UP

Notariat and entrepreneurship. Notarial in-
volvement in the formation and development
of micro enterprises.

a Micro enterprises are the backbone of the eco-
nomy. Their business activity is therefore crucial
for the economic recovery following the Covid-19

pandemic.

b In order to secure the families and livelihoods
that are behind micro enterprises, most states
provide company forms with limited liability for

their owners.

¢ To enable citizens' access to micro enterprises,
it is necessary to offer simple and low-cost forma-

tion options.

d A high level of legal certainty should always
be ensured when pursuing these goals. Micro en-
trepreneurs in particular are usually lacking legal
experience and need detailed and individual ad-
vice when forming their company. Their business
is often the only source of livelihood for an entire
family.

e Since the founders often wish to limit their
liability, other market participants must be able to
obtain reliable information about the company's
capital structure and power of representation. This
is why reliable registers vested with public faith are
essential.
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PROPOSAL
The notariat should strive to be a reliable partner
for micro entrepreneurs, helping them to set up

their businesses.

2. SCALE-UP

The notariat and small and medium-sized
enterprises in the face of the economic crisis.
Comprehensive advice.
Possibilities of access to loans and collaterals.
Reorganisation of loans and financing. Insol-
vency and bankruptcy.

a In the wake of the COVID-19 pandemic, the
formation of new companies is an important step
to promote economic recovery. In many countries,
the foundation of their national economies is
based on SMEs. Founders, and especially those
starting up a company in economically uncertain
times, need extensive consultation to make their
businesses sustainable and resilient from the very

beginning.

b Newly formed companies can only operate suc-
cessfully on the market if they gain the trust of
other market participants. This is why public re-
gisters containing reliable information for third

parties play a significant role.

¢ Companies also need capital in order to finance
their growth. Favourable and long-term funding is
only accessible to companies that are able to pro-
vide high-quality collaterals. Rights in rem are par-
ticularly important in this respect. Specifically,
rights in rem can only qualify as high-quality colla-
terals if their existence is guaranteed and if they

can be clearly attributed to an economic agent.
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Therefore, land registers and the mandatory in-
volvement of notaries in the registration of rights

in rem are essential.

d In addition, rights in rem usually represent
the largest part of a person's or company's assets.
Therefore, precautions must be taken to ensure
that rights in rem are not sold or encumbered
without keeping the contract balanced, which is
why notarial participation in such legal transac-

tions is crucial.

PROPOSAL

The notarial involvement in the fields of corporate
and real estate law should be enhanced, as they
render an important contribution to the indepth
advice of the parties involved and to the accuracy
and reliability of registers. Reliable and high-quality
registers are vital for access to funding on econo-
mic terms, which is urgently needed to overcome

the economic crisis.

3. DIGITALISATION

Online formation of companies.
The European Directive.
Advantages and disadvantages.

a Digitalisation presents a great opportunity for
founders to start up their business in an easy and

fast way.

b The recent pandemic in particular has highligh-
ted the importance of secure and reliable digital
processes when in-person meetings cannot be held

or are only possible to a limited extent.



¢ It is important to note that digitalisation can-
not replace notarial involvement. Even with online
procedures, the parties involved must receive ex-
tensive and individually tailored advice and must
be clearly identified under the highest security
standards. The transfer of established face-to-face
procedures to a digital environment must under
no circumstances lead to a lower level of legal cer-

tainty to the detriment of legal transactions.
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PROPOSAL

If notaries are able to deliver comprehensive and
convincing concepts for secure online authentica-
tion procedures, not only can this ensure their
competencies in the face of digitalisation, but it

can also help them to gain new tasks.

Cancun, Mexico,
3" December 2022.
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