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Origins of the programme 

• DFID concept of a stable of M4P programmes 
operating in the African context:  
– Finance 

– Commodities 

– Labour 

– Land 

– Trade 

• Binding constraints identified were poorly 
functioning, exclusionary markets with low 
levels of engagement by the poor, creating 
barriers to entry and investment 



Origins of the programme 

• Establishment of FinMark, ComMark, TradeMark and 
Labour programmes 

• Urban Land Markets Programme Southern Africa 
established 2006 (£4.3m Apr 2006 - Mar 2013) 

• The evidence to support the problem being 
addressed included:  
– Low churn rates and property value growth at low end of 

residential market 

– Generally poor land governance and administration 

– Evidence of widespread insecure tenure 

– Interest in exploring the link between poverty and weak 
property rights, and vice versa e.g. Hernando de Soto 

– Little overlap between development debates and property 
economics debates  



Professional Development 

Thematic framework 



The approach – building property rights 
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How M4P for (urban) land approach came to be accepted 



How M4P for (urban) land approach came to be accepted 



SA National Development Plan 



Reflections on agency 

DFID London 
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FinMark, ComMark, 

Labour, other worldwide 

M4P programmes 

i.e. independent agency 

positioned between public & 

private sector aimed at  

promoting and demonstrating  

change with pro-poor market outcomes 

(and even creating the conditions for this change) 



logframe 

goal 

• 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 



logframe 

output 1 

 

• Generate credible research and information on the operation of urban land markets 
and governance systems which inform new policy thinking on how together these might 
work better for the poor 

output 2 

 

• Engage diverse players, including the state, the private sector and civil society, to 
deepen common understandings and to develop pragmatic approaches to making urban 
land markets and governance systems work better for the poor 

output 3 

 

• Catalyse change processes in relation to Urban LandMark’s key theme areas: markets, 
governance, people and place 

output 4 
• Successful graduation of Urban LandMark 



Intervention logic 
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Property Rights: Evidence to Influence 

Subsidy Housing 
ASSETS 
Exploring the Performance of 
Government Subsidised Housing in 
South Africa 

A research initiative sponsored by the FinMark Trust, Urban LandMark, the National Department of Human Settlements, the Western Cape Department of Human 
Settlements, the South African Cities Network, and the FB Heron Foundation 







Broader impacts 

• Change in official language and awareness of markets 

(Department of Human Settlements, Treasury, CoGTA, 

RDLR, Presidency) 

• Shared position with SAPOA on some issues and opening 

conversations with developers and property economists 

towards pro-poor outcomes 

• Bringing together ‘developmentalists’ and economists 

• Good feedback from World Bank regarding ‘political 

economy’ approach  

• Many unsolicited mentions, including in DFID documents 



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 

• funds leveraged – 

– in projects with partners over last 3 years, R4.8m of DFID funding 

leveraged R27.8m from other donors and government, ratio of 5.8 

• 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. 140 settlements in 

Johannesburg recognised. 

• more land rights – less bulldozers  



Lessons 1 

• Importance of context: need to begin with what a 
continent, country and/or city needs (where it’s 
at), based on sound understanding of the “system” – 
especially for land and ‘property’ 

• 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 and donor ambivalence on land and 
property issues remains a major constraint to 
growth on the sub-continent  

• Despite MDGs about slum dwellers, the context 
continues to be one of rapid, unplanned urban 
expansion with competing interests in land 

• The new frontier is to attempt to span the 
divide between urban development and 
environmental practitioners to broker a 
practical urban response to climate change, 
resilience and vulnerability where the 
importance of property markets, land 
governance and planning are integrated 



Lesson 3 

• Investment in urban change and land law 

reform are by necessity long term processes 

• Sustained evidence gathering (and good 

dissemination) attracts interest but 

behaviour change follows on more slowly > 
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Conclusion - intentions 

• By way of a report back to DFID on what 

experience has been gained over the last 

seven years 

• Linking in to DFID’s current thinking on 

property rights 

• Giving more detailed insights into the 

thematic areas of land rights, governance 

and markets 

 



www.urbanlandmark.org.za 




