
Encouraging and enabling the 

public sector to open up land and 

housing markets to the poor in 

South and Southern Africa 

Mark Napier. M4P Hub Conference. Brighton, UK. Tuesday 8 November 2011  



context / challenge 

Owned, 4.9 
million, 44% 

Rented, 3.3 
million, 29% 

Informal, 1.4 
million, 13% 

Traditional, 1.6 
million, 14% 

Other, 0.03 
million, 0% 
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thus, objective  

goal 

• More poor people in urban areas have secure access  
to well-located land 

purpose 

• Urban land markets and governance systems support  
improved access to urban land for the poor 

outputs 

•   1. Generate credible research and information 

•   2. Engage diverse players 

•   3. Catalyse change processes 



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

Access  

to urban land 

More people  

have access  

to better land 

with secure tenure 

Access to space 

economy 
[wealth  

creation] 

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

Functional land market  

– right to trade 
(information, institutions, finance) 

TRANSACT 

TRANSFER 

BUILD 
Functional land governance 

(mapping, planning, management, administration, 

valuation)  
GOVERN 

Physical urban geography [place] 

system 



system 

NOT FORMALLY 

RECOGNIZED OR 

REGISTERED 



supply of land and housing  

STATE PRODUCTION & ALLOCATION = 150,000 – 200,000 units p.a. 

State funds land, services and 
housing; construction by private 
sector; then state allocates to 
“deserving” parties.  

= welfare / hierarchical system 

(thereafter land and houses enter 
the mainstream property market 
or are informally traded) 

PRIVATE SECTOR PRODUCTION = 50,000 - 70,000 p.a. 

Allocation on formal market 
principles – if you can afford it, 
you can have it.  

= mainstream market system 

SELF ALLOCATION = 76,000? 
p.a. 

“Risk takers” establish foothold, 
or entrepreneurs supply land 
informally.  “Social market” and 
networks define access 

= socially dominated market with 
unregistered transactions 



intervention, logic 

demonstrate 
how change 
can happen 

 

policies, 
platforms & 

pilots 

 

= building 
the pyramid  

Intervene 

establish 
empirical 
base for 

policy 
change and 

better 
decision 
making 

 

data & 
models 

Measure 

build the 
arguments 

and 
popularize 

the concepts 
needed to 

‘see’ the 
dynamics 
which are 

maintaining 
chronic 
poverty 

Understand 



intervention case # 1 - understand 
deepening understanding on the continent 



• why : to redefine the 
urban challenge using an 
M4P view of the world 

• who : government 
officials & politicians 
who engage the private 
sector and „run‟ cities 

• how : handbooks, training modules,  
regional assessments, lobbying, municipal 
action plans 

• with whom : UN Habitat, Global Land Tools 
Network, African Ministerial Committee on 
Housing and Urban Development 

 

intervention case # 1 - understand 
deepening understanding on the continent 



Measuring tools: 

a) operation of the market studies – household interviews to 

measure transaction costs for poor people accessing land and 

shelter : Durban, Johannesburg, Cape Town, Maputo, Luanda ... 

b) decision support tool for land release – cost/ benefit analysis 

from viewpoint of developer, local authority and residents of 

mixed-use housing 

c) affordable land and housing data centre (FinMark/ LandMark) 

d) measuring title deed distribution and asset performance 

(FinMark / LandMark) 

e) rapid assessment tool for urban property markets – city-level 

panel method to measure trends (under development) 

f) measurement of value creation and capture from transport node 

investment >>> land-based municipal revenue 

 

intervention case # 2 - measure 
measuring, monitoring & harnessing property markets 



• why : to establish sound and sustainable data 
sources (in a data-scarce environment) leading 
to better decision making and engagement in the 
property market (widely defined!) AND to 
empower officials to intervene to make markets 
work 

• with whom : municipalities in southern Africa, 
South African Cities Network, Development 
Workshop (Angola), private sector developers, 
estate agents, property economists, property 
owners 

 

intervention case # 2 - measure 
measuring, monitoring & harnessing property markets 



? 

From: 

To: 

http://www.alhdc.org.za/ 





Decision support tool for land release 



intervention case # 3 - intervene 
tenuous rights to secure tenure 

Incremental  

Tenure  

Approach 



intervention case # 3 - intervene 
tenuous rights to secure tenure 

• why : to build an appropriate, flexible and 

replicable platform for enhancing land and 

property rights over time, to open up 

investment in services to the poor, and 

ultimately build tradable rights 

• with whom : municipalities, national 

Department of Human Settlements, National 

Upgrading Support Programme, Cities 

Alliance, World Bank  

 



programme achievements 

• spanning and bringing together previously 
unlinked debates in public and private sector 

• deepening understanding and data on complex 
urban systems – establishing a respected body of 
knowledge and data tools 

• greater awareness and shared understanding of 
how the (urban land) market works and 
therefore how public policy / institutions need 
to change 

• continental reach and growing acceptance of 
M4P approach for land in sub-Saharan Africa – 
the X-factor of urban development 



measurable achievements 

• people who have heard the message –  
– March 2010 : World Urban Forum, Rio de Janeiro (13,718 

people) 

– November 2010 : African Minister‟s Conference on Housing 
and Urban Development, Bamako, Mali.  Book launches 
with UN Habitat.  Housing and urban development ministers 
from all countries in Africa 

– People at events 2008-2011 : 6,141  

– Decision makers trained 2008-2011 : 640 

• policy shifts 
– from mass housing to upgrading in South Africa 

– major changes in national land use management law 

– incremental tenure approach adopted in three cities and 
now backed by Cities Alliance Catalytic Fund programme 

– more land rights – less bulldozers 



lessons 1 

• need to begin with what a continent, country 
and/or city needs (where it‟s at), based on 
sound understanding of the “system” 

• thematic work streams increase and broaden 
influence, and create multiple points of entry 

• credibility is built through establishing reliable 
evidence base and playing objective brokering 
role allowed by DFID-type funding 

• relatively small think tanks make a major 
difference in altering policy and behaviour, 
given time, but their role is under-rated and 
misunderstood in this sector (compare economic 
and trade think tanks) 



lessons 2 

• state ambivalence on land and property 

issues remains a major barrier to growth on 

the sub-continent (not to mention ongoing 

ambivalence emanating from the variety of 

development organisations) 

• the new frontier is to attempt to span the 

divide between urban development and 

environmental practitioners to broker a 

practical response to climate change  

 


