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a. Background and conceptual framework 

Lauren Royston, the co-ordinator for the Land Rights and Secure Tenure theme, focussed the 

presentation on linking the tenure security continuum concept to the findings from the Operation of 

the Market study conducted in Maputo (which was discussed in the previous presentation) and is 

located in Urban LandMark’s Tenure Theme Area. The work is a further development of the original 

operation of the land market study that was completed with Steven Berrisford Consulting, 

Progressus Research and Development, and the Isandla Institute. Following this study there is the 

idea for two additional studies: another one in Maputo and one in Luanda. Conceptually, the study 

rests on the incremental tenure security approach, which was developed in conjunction with Gemey 

Abrahams and Dan Smit. The presentation uses some of the findings from the Mozambican study to 

make the case for incremental tenure security, looks at the continuum and its implementation and 

then poses the question: does this concept have any potential applications in Maputo based on 

findings? 

b. Relevant findings from the Maputo survey 

The aspects of the Maputo survey study findings that will be addressed here include agreements 

(verbal and socially constituted); trade and transactions; perceived sense of security; investment in 

property; dispute resolution; and protecting interests. In terms of agreements one of the most 

important findings was that within the informal land market, despite a legal context of nationalised 

land, people do perceive that what they are buying is land. Only 6.3% said that they had no 

agreements, indicating that having an agreement, whether it is verbal or documented, is an 

important aspect of accessing land. In the two settlements surveyed, only 2.6% of the surveyed 

households had a DUAT but most people still felt secure and 68% perceived their rights to be strong 

or very strong. Social networks and relationships play a major role, similar to what has been found in 

South Africa and in Luanda, Angola, and 19% had verbal agreements witnessed by family members, 

neighbours and local leaders. Local and neighbourhood leadership figures like the Secretario de 

Bairro are probably more significant than other individuals in legitimising agreements and the 

‘declaração’ (which is essentially an affidavit) is the primary form of documented evidence. As 

evidence of its significance 29% of households responded that they had received a declaração from 

the Secretario de Bairro.  

c. Implications of the findings and the case for incremental tenure 

Households do not have title and the majority of agreements are verbal or through social networks. 

However, despite the lack of formal recognition, the majority of households report that their sense 

of rights to a place is strong. The arrangements for land registration, regulation and management 

are highly organised and local. However, it is also very important to understand that there is a range 

of civil war structures that have endured. These were mobilising and political figures during the civil 

war but in the current context, some of these figures have become critical for land management. 

Local land practices are in place and are widespread and fairly functional, but it must be asked what 

the opportunities are for urban dwellers to secure land, in the absence of an accessible and 



affordable formal system. Currently, the authorities are rolling out the titling system (DUAT) but they 

have not yet reached the communities that were investigated and, in general, are taking a long time 

to get to the grassroots.  

The presenter then went on to present the case for incremental tenure. Currently, there is generally 

only one way into the formal system - through title. However, this means that there are delays in 

accessibility. As such are there grounds for opening up other routes? There is also empirical evidence 

about how land markets are functioning, and there are arguments to be made about giving greater 

recognition to existing informal mechanisms. The idea of the dual economy in development 

literature has had a lot of currency, which is tied in very neatly with the binaries of formal/informal, 

but it has been the critiques of the dual economy and binary understandings that have been very 

helpful. Collaboration over a number of years with the Learning Approach to Tenure (LEAP) and 

learning from the rural land reform sector was very important and has developed the idea of 

‘stepping-stones’ to formality. Finally, there are resource arguments for an incremental approach, 

some of which have been led by the National Upgrading Support Programme (NUSP), which has 

been looking at what it would cost and how long it would take if the South African government 

continues with the provisions of all services, top structure and individual ownership.  

The LEAP work seeks to capture existing tenure arrangements and legal tenure forms that are in 

practice. Within the continuum that has been devised, exclusive ownership - underpinned by the 

idea of land as an economic asset - is on one end, with customary forms of land tenure (where land 

is seen as a safety net, with layered rights of different users and co-ownership) on the other. LEAP 

tried to look at different ends and direction of arrows in order to attempt to break through binaries 

(see Figure 1). Urban LandMark’s approach has been about moving from an informal settlement to 

an upgraded settlement incrementally, and incremental tenure was one aspect of that. The thinking 

is to develop through ‘stepping-stones’ along a continuum for specific interventions, with legal 

recognition playing a very important part. 

 

Figure 1: LEAP's continuum of land rights (Sources: USN and Development Works, 2003 & Cousins, 

Hornby, Kingwill, Royston, Trench, 2005) 

d. Applicability to Maputo? 

Royston stated that the question is whether this approach is applicable to Maputo. What ‘stepping-

stones’ or increments would be appropriate? Such an incremental approach is distinct from the 
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current titling approach. In phrasing the question, there exists the hope of opening up other ways 

than just waiting for a DUAT. In Maputo, people’s rights are potentially threatened and they need 

protection. The ultimate recognition is the DUAT, which is as good as it gets; however, on the other 

end, are the informal claims tenuous and do they exist under the threat of eviction? The law talks 

about compensation but eviction threats are very real where authority resides. The idea in Maputo 

would be to move from insecurity and threat to more security using the ‘stepping-stones’ of the 

existing master planning, which gives settlements an idea of where they stand in the queue. 

However, advocating further incremental recognition such that orally witnessed claims have 

legitimacy and can be used to defend claims in place of the DUAT. The continuum would also look at 

block planning and group rights and then locally administered registration, using the existing socially 

determined system. The idea is to then take this further with the Cities Alliance grant over the 

period of the next year and build on the results to explore alternatives based on findings of this 

work. 

 


