
 

 
 
 
 
 
 
 

         17 September 2012 
 

CALL FOR PROPOSALS   
 
The operation of the urban land market: two studies on how the poor access, 
hold and trade land, in malawi and mozambique  
 

1. Introduction 
 
Urban LandMark’s Tenure Security Facility Southern Africa Programme 2012, supported by 
Cities Alliance and with co-funding from UKaid, is providing technical assistance and advisory 
services on incrementally securing tenure in slum upgrading. The work aims to contribute to 
improved access to land for poorer people, which in turn contributes to improved livelihoods, 
active citizenship and asset creation.  
 
The Tenure Security Facility extends and expands on work Urban LandMark has undertaken 
over the past six years. This work is making a significant impact in changing the profile of the 
need for incremental tenure in the slum upgrading process and thinking around how this 
should occur (see Urban LandMark’s approach at  
www.urbanlandmark.org.za/downloads/inc_securing_tenure.pdf).  
 
The Tenure Security Facility project managed by Urban LandMark wishes to commission two 
studies on how the poor access, hold and trade land. One study will be in two settlements in 
Lilongwe, Malawi. The other study will be in Mozambique. Although site selection is not yet 
final, the Mozambican study is likely to take place in Tete, with a growing coastal town such as 
Inhambane or Vilancoulos as alternatives.     
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2. Background 
 
A major shift from rural to urban life is under way in Africa. The ways that urbanising 
households access, hold and trade land are mediated through many types of social contract 
which arise between parties and which determine some level of de facto rights to hold and/or 
use pieces of urban land and buildings for a variety of purposes. Research on cities in Senegal, 
Ghana, Benin, Cameroon, Namibia, Tanzania, Uganda, Angola, Mozambique, South Africa and 
Lesotho shows that the majority of urban households acquire land through the informal land 
market1. Legislated common and customary law occurs alongside extra-legal mechanisms of 
supply variously termed “living law”2, “neo-customary” tenure3 “informal” or “illegal” tenure4, 
“quasi-customary” tenure5 or socially dominated supply6.  
 
However, there are limiting factors to the alternative forms of supply which affect the 
functionality of the urban land market.  For example, commercial banks and state authorities 
do not generally recognise these de facto rights to land by individuals living in informal 
settlements.  This limits the extension of finance and infrastructure to people living in those 
settlements 
 
It is the operation of these alternative arrangements for accessing, holding and trading land 
(whether termed extra-legal, informal, neo-customary or socially dominated) that we wish to 
understand in greater detail in selected settlements in Lilongwe and Tete.    
 

3. Project parameters 
 
a) Purpose of the project  
 
The purpose of the two studies is to understand how the poor access, hold and trade land in 
Lilongwe, Malawi and Tete (or an alternative), Mozambique, through surveying two 
settlements in each city/town. 
 

b) Scope  

Urban LandMark has a well-developed survey instrument which will be used, with the 
necessary adaptations, for the studies in Malawi and Mozambique. The survey was developed 
for Urban LandMark’s initial operation of the market study which was undertaken in three 
cities in South Africa in 2006/7.  

                                                           
1
 Durand-Lasserve & Mattingly, 2003; Rakodi & Leduka, 2004; Marx et al, 2007; Cain, forthcoming; Kihato et al, 

forthcoming 
2
 Gbaguidi et al, 2004 

3
 Mattingly & Durand-Lasserve, 2004; Obala & Kinyunga, 2004 

4
 Kironde, 2004 

5
 Kombe, 1995 

6
 Marx et al, 2007 
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A report on survey design can be accessed at: 

www.urbanlandmark.org.za/downloads/Operation_of_the_market_Survey_Design.pdf.   

 
A booklet summarising the research is available at: 
www.urbanlandmark.org.za/downloads/OOM_booklet_v5ss.pdf.   

The survey has subsequently been used, in an adapted form, in two additional land market 
studies. In Luanda, Urban LandMark collaborated with Development Workshop on their land 
market study and the survey instrument was adapted for use. In Urban LandMark’s operation 
of the market study in Maputo, the survey was adapted again and translated into Portuguese.  

The Portuguese survey instrument is available at www.urbanlandmark.org.za/research/x57.php 
together with the Operation of the Market Study: Maputo Report, and a paper on the findings 
of this study, which was presented at the April 2012 World Bank Conference on Land and 
Poverty.  

In this assignment two surveys will be administered in two settlements in each country site.  

The Tenure Security Facility project has identified two peri-urban settlements in Lilongwe 
together with Slum / Shack Dwellers International (SDI). Enumerations were completed in both 
settlements recently. These provide basic socio-economic data for each household in these 
settlements. CCODE, the Malawian SDI affiliate, trained enumerators to undertake these 
exercises.  

The field workers for the Lilongwe study will be selected from the CCODE enumerators who 
have already been identified. Their selection and training to administer the survey is part of this 
assignment.  

Local field workers will need to be identified, selected and trained as part of the assignment in 
Mozambique. 

The size and characteristics of the settlements for both studies will be further defined in project 
work plan phase. 

In addition to the survey, another primary research component consists of a limited number of 
stakeholder interviews in each city / town with local leaders, government officials and other 
relevant experts.  

A stakeholder workshop will be held in each site to present and obtain feedback on findings. 

A secondary research component will also be necessary to provide legal and policy context to 
each case study. In the Mozambique project, reference should be made to Urban LandMark’s 
Maputo study in which a legal and policy context was drafted, to avoid duplication. A town-
specific context will, however, still be required for Tete, Inhambane or Vilancoulos, depending 
on the final selection.  
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c) Method 

Urban LandMark has undertaken several similar studies in other cities in Southern Africa. 
Relationships have already been developed for the two studies in this proposal call. As a result, 
the following methodology has been developed and should be applied in both studies.   

1     Preparation Phase 

1.1 Participate in an initial site visit to each city/ town with the Tenure Security Facility 
project manager and local partners.  

1.2 Adapt the existing Operation of the Market survey instrument for application in each case 
study site, in close collaboration with the Tenure Security Facility project manager. 

1.3 Undertake short, focused secondary research to provide a policy and legal context in each 
site. 

 
2 Survey two settlements each in Lilongwe and Tete (or an alternative town)  

2.1 Develop a sampling frame for all research sites. The surveys undertaken in each site 
should be statistically significant. 

2.2 Train field workers in the use of the survey. 
2.3 Pilot the survey in 10 households in each of the two settlements in both country studies. 
2.4 Finalise the survey instrument, making adjustments based on the pilot outcomes where 

necessary. 
2.5 Administer the survey.  
2.6 Monitor and quality control the survey administration, including cross-checking the 

sampling and data collection methodology to ensure the integrity of the survey as a 
statistically sound process. 

2.7 Advise the Tenure Security Facility project manager on the quality, statistical efficacy and 
accuracy of its survey in each selected site. 

2.8 Complete, clean and capture the survey results in a statistical package for analysis, which 
the Tenure Security Facility project manager will be able to access.  

2.9 Analyse the data, and record the observable trends from the data. 

 

3 Additional research and consultation 

3.1 Conduct a stakeholder workshop on behalf of the Tenure Security Facility project in each 
case study site to present and obtain feedback on survey findings. The Tenure Security 
Facility project and its local partners will identify the relevant stakeholders.    

3.2 Conduct select, in-depth stakeholder interviews with local leaders, government officials 
and other identified expertise to support the case study contexts and analysis of the 
findings. These stakeholders will be identified at the initial site visits by the appointed 
consultants and the Tenure Security Facility project manager. 
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4. Report writing and finalisation 

4.1 Produce a detailed narrative description of the survey results. 
4.2 Produce a detailed narrative analysis of the survey results, not less than 30 pages in 

length, which identifies the key trends in urban land markets emerging from the survey 
data, provides an interpretation of the results and discusses the findings. 

4.3 Finalise two case study reports which: 
4.3.1 Both incorporate and interpret the survey results 
4.3.2 Provide a policy and legal contextual background to the case studies  
4.3.3 Make proposals regarding the policy implications of the survey findings 
4.3.4 Include graphic information collected in the course of the research and 

provided by the Tenure Security Facility project and its partners, such as 
photographs and maps relevant to each of the two study sites. 

4.4 Present the findings to the Tenure Security Facility project  manager/stakeholders in 
Pretoria. 

4.5 Hand over all the questionnaires pertaining to the research to the Tenure Security Facility 
project  manager after the completion of the study. 

4.6 Provide all the digital data, including the complete database with results, to the Tenure 
Security Facility project  manager in an appropriate and accessible format. 

4. Invitation 

You are invited to submit proposals to do the work according to the description of the project 
intention and the project method and scope outlined above, and the basis for the work 
described below.  Proposals are due by Thursday 4 October 2012 at 15h00.   

Proposals to undertake this project must include: 

 A clear indication of whether a submission is being made to undertake one of the studies 
(and in this case, which one) or both studies (either approach will be considered) and 
budgets for each study. 

 The proposed approach to the work, and a detailed methodology which both responds to 
and builds upon the method proposed here, and phasing of the work with levels of effort. 

o An understanding of the ‘Making Markets Work for the Poor’ approach as 
advocated by Urban LandMark will be sought for in the proposal. 

o Proposers should provide a clear indication of the number of stakeholder interviews 
they will undertake in each study. 

 Proposals should indicate in-country knowledge and experience, and appropriate statistical 
expertise.  

 Statement of qualifications of organisation(s) or individual(s).  

 The names and CVs of team members responsible for different aspects of the work. In 
particular, indications should be given of (i) statistical expertise of the individual responsible 
for the surveys (survey instrument adaptation, field worker training, survey piloting, 
administration, quality assurance and monitoring, data input and analysis); (ii) research and 
land sector expertise for interpreting the survey results, providing country and city/town 
specific contextual background, proposal implications and report writing; and (iii) 
management expertise for overseeing the work. 



6 
 

 An offer to do the work for a fixed sum.  

o Per study: up to R330 000 for professional fees, up to R50 000 for travel and up to 
R50 000 for the stakeholder workshop, all including value-added tax, and/or all 
locally applicable taxes and charges.  

o For both studies: up to R660 000 for professional fees, up to R100 000 for travel and 
up to R100 000 for the two stakeholder workshops, all including value-added tax, 
and/or all locally applicable taxes and charges.  

 The proposed fee structure. 

 A clear indication of cost breakdowns, including costs of primary data collection relative to 
professional fees and other disbursements.    

o The budget proposal should take into account that Urban LandMark has already 
developed a draft survey instrument and a proposed methodology. 

o In addition, the proposal should take into account that the Tenure Security Facility 
project has secured access channels for the research already and takes responsibility 
for settlement selection. In Lilongwe we have established a working relationship 
with SDI. In Mozambique we are linking up with Cities Alliance’s programme of work 
and the national association of municipalities, ANAMM (Associação Nacional dos 

Municípios de Moçambique). 

 The names and contact details of three possible reviewers capable of independently 
commenting on previous work of the individual/organisation submitting a proposal which 
might be relevant to this assignment. 

Proposals must be submitted by email to the Tenure Security Facility project and should be 
addressed to Lucille Gavera (lucille@urbanlandmark.org.za) and to Lerato Ndwili-Potele 
(lerato@urbanlandmark.org.za).  

5.   Estimated timeframes and deliverables  

It is envisaged that the project will be awarded by the middle of October 2012. The successful 
tenderer will have an estimated 5-and-a-half months in which to complete the work (i.e. 
completion by 31 March 2013).  

Deliverables to be supplied to the Tenure Security Facility project manager at the following 
dates will include:  

a) A proposed work plan two weeks after appointment. The work plan must include sub-
milestones within the running of the survey, capturing and cleaning of the results 
period. 

b) A field visit within one month of the appointment. 
c) An adapted survey instrument, ready for piloting by mid-November 2012. 
d) Cleaned and captured survey results, ready for analysis by the end of January 2013 

(date to be mutually agreed between the successful service provider and the Tenure 
Security Facility project manager). Note that interim milestones will be proposed in the 
work plan. 

e) A report on the stakeholder workshop/s and stakeholder interviews by the end of 
February 2013 (date to be mutually agreed between the successful service provider and 
the Tenure Security Facility project manager). 



7 
 

f) Draft case study report/s for comment by mid-March 2013. 
g) Presentation of the draft report/s at a workshop in Pretoria toward the second-last 

week of March 2013 (date to be mutually agreed between the successful service 
provider and the Tenure Security Facility project manager). 

h) Final report by 30 March 2013. 

6.   Remuneration 

As indicated, a budgeted amount of up to R330 000 (including value-added tax, and/or all 
locally applicable taxes and charges) has been set aside for each study, or up to R660 000 for 
both (including value-added tax, and/or all locally applicable taxes and charges). The proposal 
should indicate a lump sum amount with the necessary motivation and breakdown outlined 
above. On agreement of the contract amount, and appointment of the successful party, 
payment will be on delivery of satisfactory key deliverables, as follows:  

a) Proposed work plan and adapted survey instrument (20% of contract amount). 
b) Cleaned and captured survey results, ready for analysis (30% of contract amount). 
c) Report/s on the stakeholder workshop/s and stakeholder interviews and draft case 

study reports (20% of contract amount). 
d) Presentation to the Tenure Security Facility project manager/stakeholders and final 

report (30% of contract amount). 

Proof of actual expenses/disbursements should be supplied with the invoice for each stage.    

7.  Basis of award 

The Tenure Security Facility project managed by Urban LandMark will award the contract based 
on: 

 Appropriateness and quality of response to this call as expressed in the proposal (40%). 
 Relevant, demonstrated competence of organisation/s and/or individual/s to undertake 

this work. For the Mozambique study, this includes the ability to work in Portuguese (40%). 
 Cost breakdown and professional fees (value for money) (20%). 

Organisations and individuals making proposals are permitted to form consortia but this must 
be clearly indicated in the proposal. The Tenure Security Facility project managed by Urban 
LandMark reserves the right to ask specific organisations making proposals for best and final 
offers should this be deemed necessary.  

8.  Contact 

Technical questions or comments in respect of these Terms of Reference should be directed to 
Lauren Royston, preferably on email (lauren@devworks.co.za) or 082 900 5342. Further 
procedural queries should be directed to Lucille Gavera (lucille@urbanlandmark.org.za).  All 
substantive technical or procedural issues should be raised prior to 28 September 2012.   

mailto:lauren@devworks.co.za

