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In a falling market…

• … how do the opportunities affect the 
poor?

• ... do they create potential for more pro-
poor market performance? 

• …. what’s happening to property in the 
informal markets? 
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• The importance of 
social relationships

• Property as  “socially 
embedded”

• A false formal/informal 
binary
– Social and community; 

financial; and state 
processes

• Household decision-
making about accessing 
urban land is closely 
linked to livelihoods

Social 
networks

Claims to land

Social identities

Transactions

Informal land markets



Informal markets cont
• In every five years, an average of 26% of households in 

shack settlements exchanged houses  
• In RDP housing, where there is a state limitation on the 

resale of houses for five years, some 11% of households 
were transacting.  

– 6% seen as sales
– average house prices of between R5,750 and R17,000
– almost all off-register - title deeds not officially changing hands
– state officials often called in to witness  

• In one settlement where transactions in backyard shacks 
were measured, almost 70% of households had moved 
into their rented accommodation in the last five years.



Supply channels and 
settlement types

• Transaction levels are low in RDP settlements [7% rental and 6% 
purchase]. The 6% purchase is evidence of a secondary market. As 
one would expect, by far the most significant method of supply in 
RDP settlements is municipal allocation (77%).

• In informal settlements transactions are significantly higher at 31%, 
although occupation is the dominant form of supply at 42%. 

• Rental transactions dominate in the backyard rental sub-market 
and they are also evident in RDP settlements, informal settlements 
and council flats (7%, 3% and 9% respectively).

• Purchase is high in the council stock segment (at 33%) although 
municipal allocation dominates (47%).



Approach

• Broaden the base of opportunity by 
expanding routes to property and the 
terms on which property can be held, 
beyond formalized and individually titled 
access and holding.

• Multiplying both the routes of access 
and the means for tenure security



Focus
• Title, and barriers to title

– Josette Cole, New Crossroads
• Rental, especially small scale rental

– David Gardner, Small Scale Private Rental
• Incrementally securing tenure in informal 

settlements
– Urban management and planning approaches

• Managed land settlement
– LANDfirst



Title or tenure security?
• A broad based access to property

– broader than access to title allows
– with the potential for wider, quicker and more 

sustained reach.
• Three routes for property access to increase 

economic opportunity by the poor, the first of 
which tends to be favoured above others:
– Property ownership and the production of capital 

gains
– Land, livelihoods and accumulation
– Secure household base for access to the city





ULM Approach showing CoJ Amendment 
Scheme Mechanism
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