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Urbanisation: 1921 to 2001
National Department of Housing (2006) Investigation into urbanisation trends in South Africa and their implications for housing Prepared byNational Department of Housing (2006). Investigation into urbanisation trends in South Africa and their implications for housing. Prepared by 

Shisaka Development Management Services Pty Ltd.

 
The trend lines showing differences between the total, urban and rural population since 1904
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The urban population by race, 1920-2000
National Census data for specified years, cited in Parnell, S. SOUTH AFRICA’S SPATIAL ECONOMY

Urban Population by Race, 1921-2001

16,000,000

18,000,000

12,000,000

14,000,000

8,000,000

10,000,000

Po
pu

la
tio

n

Whites
Coloureds
Indians

4,000,000

6,000,000

Africans

0

2,000,000

0
1920 1930 1940 1950 1960 1970 1980 1990 2000

Years





Kathryn Ewing



Richard Green



Percentage distribution of household 
by type of main dwellingby type of main dwelling

Community Survey 2007: The RDP Commitments



Percentage of households by tenure status
Community Survey 2007: Statistical ReleaseCommunity Survey 2007:  Statistical Release
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why the themewhy the theme
from land rightsg

to property markets?



Access to space

More people 
have access 

economy
[wealth 

creation]

Access 
to urban land

to better land
with secure tenure

TRANSACT

efficient city form & settlement design

Functional land market 
– right to trade

[information, institutions, finance]

access to appropriate financeTRANSFER

BUILD efficient city form & settlement design

viable municipalities

building urban citizens

Functional land governance
[mapping, planning, management, administration, valuation]GOVERN

Human rights – right to access (land, shelter, city)

effective justice & enforcement of 
human & property rights

Property rights – right to hold & trade (tenure)RECOGNISE



Functional land governance: exampleg

Document Issuing Authority Approving authority
Flowchart of the procedure for allocation of land plot for business use (Nizhny Novgorod)Flowchart of the procedure for allocation of land plot for business use (Nizhny Novgorod)

Application  to the Department of Economy and 
Planning

Construction Passport

Committee for land resources and land use planning

D t t f E d

Head of Municipal Administration

Preliminary technical specifications for 
preliminary approval of project design and 
connection to engineering infrastructure

Preliminary lease contact

Department of Economy and PlanningDepartment of Economy and 
Planning 

Head Directorate for 
Architecture and City 

Planning
Head Directorate for Architecture and City Planning

Sketch of the location of the structure

Project cost estimate

Draft of the Approval of the Local 

Sanitary-Epidemiological Inspection

Administration Head for the 
construction/reconstruction permit

Lease agreement for the land plot for the period 
of construction/reconstruction 

Head of Municipal 
Administration

State Fire InspectionRegistration of the land lease contract in the 
Book of Land Registry

Draft of the Approval of the Local Administration 
Head for the Leasing contract on the Lease of 

land plot

Committee for land 
resources and land use 

planning

State Judicial Committeeland plot

Obtaining of the proof of lease and the lease 
contract (a.k.a. registration of the lease in the 

Book of Land Registry)
Total time: 273 days

Source: FIAS, Xiaofang Shen



Productive use of space: TshwaneProductive use of space: Tshwane







Location relative to customers
id l t t• ideal, street corner

• diverse passing trade
• highly productive use of spacehighly productive use of space

Tenure over spacep
• de facto
• patronage
• vulnerable

TradeabilityTradeability
• returns limited to daily profits
• not easily transferable – a personal claim• not easily transferable – a personal claim
• cannot sell goodwill



Access to space
Day 2 > 12h30-13h
Session 3: position

economy
[wealth 

creation]
More people 
have access 

Day 1 > 13h30-16h30
Session 2: urban land

p

Access 
to urban land

to better land
with secure tenure

TRANSACT Day 1 > 10h-12h45

markets

Functional land market 
– right to trade

[information, institutions, finance]
BUILD

TRANSFER

Day 1 > 10h 12h45
Session 1: informal 
markets & tenure

Functional land governance
[mapping, planning, management, administration, valuation]GOVERN Day 2 > 9h-12h10

Session 3: land

Human rights – right to access (land, shelter, city)

Property rights – right to hold & trade (tenure)RECOGNISE governance


