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Terms of Reference
Position:

African Urban Land Market Experts (5 positions)

Project:

Sub-regional studies of urban land markets
Duration:

15 days over 2 months
Starting date:

July 2009

Purpose of the Assignment
The purpose of the assignment is to prepare one of five sub-regional studies of urban land markets in Africa: (i) North Africa; (ii) West Africa; (iii) Central Africa; (iv) East Africa; (v) Southern Africa.  The studies are to be undertaken using existing secondary sources using a common analytical framework to be agreed upon by contracted sub-regional authors, Urban LandMark and UN-HABITAT.  The results of the studies will support the development of two original publications: first, a Handbook on Urban Land Markets for Africa, which will provide policy makers, local authorities, land professionals and non-governmental organization staff with basic information regarding how land markets operate and how they may contribute to the achievement of a variety of development objectives; second, the studies will be used as background material for the preparation of the 2010 State of African Cities report, which will include a special theme on urban land markets within the overall framework of “Bridging Urban Inequality”.

Background

Much of the literature on land in Africa has tended to draw attention to rural land market issues (Urban LandMark, 2007). However, with growing levels of poverty in urban areas, there has been, in recent decades, an increase in literature on urban land, with much of it directed to developing governance frameworks and mechanisms to respond to the needs of the urban poor (See Rakodi and Leduka, 2003; de Soto, 2006). Urban land studies “read” the city through the twin lenses of the state (its institutions and regulatory frameworks) and informality (urban dwellers’ informal activities). More specifically, the policy and research focus is aimed at understanding informal processes of acquiring, holding and trading urban land on the one hand, and the institutional mechanisms (mostly their failure) that govern and regulate land transactions and ownership on the other. 

One of the glaring omissions in the literature is a comprehensive understanding of the market through an economic lens. There is little information in policy and development circles around how the urban land market works, and the dynamics and forces that underlie this in the African context. An initial assessment of this gap shows that urban planners, policy makers and development specialists are rarely exposed to economic training. Consequently, the economic impacts of their action (or inaction) in the urban land market are rarely taken into account. In other words, urban land regulation and governance is rarely considered in terms of its impact on the supply, demand and price of land. 
In response, Urban LandMark (ULM) and UN-HABITAT are collaborating within the framework of the Global Land Tool Network (GLTN) to develop a Handbook on Urban Land Markets in Africa (see below for more information on these partners).  The objective of the Handbook is to provide basic, easily accessible material on how urban land markets work in Africa to policy makers, local government authorities, NGO’s, and planners working on urban land issues on the continent.
As part of the process for developing the Handbook, Urban LandMark and UN-HABITAT are commissioning a series of five (5) sub-regional studies of African land markets.

The Partners Involved
The project is being carried out by Urban LandMark and UN-HABITAT under the framework of the Global Land Tool Network (GLTN).  These partners are described below.

(i) Urban LandMark
Supported by the UK’s Department for International Development, the Urban Land Markets Programme (or ‘Urban LandMark’) is committed to an evidence based process of discovery and advocacy around making urban land markets work better for the poor. By making markets, land planning and land management systems work better, the programme aims to improve poorer people’s access to well located urban land, and positively influence policy and practice. In doing this, it hopes to give effect and meaning to the right to land.

Since its inception in 2006, Urban Landmark has commissioned studies that seek to understand urban land markets in South Africa, with a view to making these markets work for the poor. Underpinning these research initiatives is the belief that a comprehensive understanding of this market requires a holistic approach. As such, Urban Landmark’s research methodology and questions recognize that existence of different aspects of the market: a formal -- officially recorded and recognized dimension, as well as an informal dimension – where land transactions take place outside of officially recognized systems. 

(ii) UN-HABITAT
The United Nations Human Settlements Programme, UN-HABITAT, is mandated by the UN General Assembly to promote socially and environmentally sustainable towns and cities with the goal of providing adequate shelter for all. The main documents outlining the mandate of the organization are the Vancouver Declaration on Human Settlements, the Habitat Agenda, the Istanbul Declaration on Human Settlements, the Declaration on Cities and Other Human Settlements in the New Millennium, and UN General Assembly Resolution A/56/206.
Within UN-HABITAT, the Land, Tenure and Property Administration section (LTPAS) promotes security of tenure for the poor through the development of normative approaches in regard to urban land, innovative residential tenures, affordable land management/administration systems and land related regulatory/legal frameworks and tools particularly for women.  LTPAS also hosts the Secretariat of the Global Land Tool Network (GLTN).  LTPAS is collaborating internally with the Housing Policy Section, whose current work also includes the preparation of Housing Sector Profiles in four African countries (Malawi, Uganda, Senegal and Tunisia) and the Regional Office for Africa and the Arab States, which leads the development of the 2010 State of the African Cities Report.
(iii) Global Land Tool Network (GLTN)
GLTN’s main objective is to contribute to poverty alleviation and the achievement of the Millennium Development Goals through land reform, improved land management and security of tenure.  GLTN has developed a global partnership on land issues including international networks of civil society, international finance institutions, international research and training institutions, donors and professional bodies. It aims to take a more holistic approach to land issues by improving global coordination on land; promoting the recognition of a continuum of land rights, rather than just focus on individual land titling; improving and developing pro-poor land management and land tenure tools; unblocking existing initiatives; assisting in strengthening existing land networks; assisting in the development of gendered land tools; and improving the general dissemination of knowledge about how to implement increased security of tenure.
Outputs and Related Activities
1. Inception Report of 8-10 pages (not including list of literature references), including (i) a summary of the overall approach to the study; (ii) preliminary findings from the literature and desk review, including: list of key references, list of key informants, preliminary assessment of the responses to the Questionnaire developed by Urban LandMark and UN-HABITAT; (iii) a summary of initial findings, including opportunities and challenges; and (iv) a proposed structure for the study.  Related activities include:

· Agreement with Urban LandMark and UN-HABITAT regarding a common structure for the inception report to facilitate comparison across the sub-regions;

· Consultations with Urban LandMark and UN-HABITAT regarding the approach;

· Consultations with other sub-regional study authors;

· Development of a common analytical framework and structure for the studies with sub-regional authors, Urban LandMark, and UN-HABITAT.

2. Draft Sub-Regional Study of  20-25 pages, not including annexes, following a structure agreed with other sub-regional authors, Urban LandMark and UN-HABITAT.  The draft study should include specific findings from the study as well as recommendations for (i) policy makers; (ii) content for the Handbook. Related activities include:

· Focused literature review based on the agreed structure for the sub-regional studies;

· Consultations with key informants from local government, land professionals, non-governmental organisations regarding (i) information needs for the target audience for the Handbook; (ii) country experience in working with urban land markets, including opportunities and challenges related to land market operation; and (iii) recommendations for policy-makers on how to improve land market operation. 

· Consultations with Urban LandMark and UN-HABITAT as required, including linkages between sub-regional studies and the Land Market Handbook and the State of the African Cities Report.

3. Final Draft of Sub-Regional Study of 25-30 pages, not including annexes. The final draft should include a 4-5 page Executive Summary highlighting key findings and recommendations for policy-makers and for the contents of the Handbook.  The final draft should incorporate feedback from Urban LandMark and UN-HABITAT on the draft report, as well as inputs from other sub-regional authors.  

Scope of work (to be finalized in consultation with the study authors)
The regional studies should seek to answer the following questions:

1. The nature of the urban land market:

· What key factors affecting the demand, supply and price of urban land: how does the market function, who benefits and who is left out? What are the leading economic activities on urban land? Which sector dominates? What is the GDP contribution of varied urban land activities?

2. The political economy of the urban land market

· Who are the major actors in the urban land market and how do they impact the market? e.g. banks, government, investors/landowners, informal land developers, traditional authorities/chiefs, non-governmental organisations, community based organisations. What are their interests in the market? How do different actors engage in the market?  Who benefits, how and who does not and why?
3. Forms of land ownership, tenure and rights

· What are the urban land ownership and tenure patterns (formal, neo-customary, informal etc.) how do these affect the supply and price of land and its accessibility to the urban poor? What is the spatial distribution of the different types of land rights?  How do urban dwellers gain access to urban land? How do informal urban practices respond to market failure? 

4. Urban form and structure:

· How does urban land development occur? Who drives urban land development? What is its nature e.g. sprawl, suburbanisation, peri-urban development, slum development etc.  How much public land is available for development?  
5. Land Administration
· What formal and informal rules and procedures for land administration exist?  What percentage of urban land is formally registered? Are land transactions registered (formally versus informally)?  What types of instruments are used for land transactions?  How are agreements enforced?

6.  Governance 
· What are the rules, procedures and processes for decision-making regarding access to and use of land? Are they transparent?  Who benefits and who does not?  What are the governance challenges experienced in managing and ensuring equity in the urban land market?  How are conflicts over land resolved and decisions enforced?
7. Market failure and distortions

· What are the major challenges, distortions and market failures, and how do these limit access of land to the urban poor? 

8. Policy recommendations 

· What innovative policy responses or tools exist that allow the urban poor and working class greater access urban land markets. 

Methodology
The methodology will consist of a desk study of relevant existing literature, complemented by interviews with select key informants drawn from policy-makers, local government, private sector, land professionals, non-governmental organisations and academics.

The studies should also include case studies drawn from urban areas to illustrate how urban land practices impact the market. 
The studies will also review feedback from the questionnaires developed by Urban LandMark and UN-HABITAT and distributed to policy-makers, local government officials and land professionals.

The candidates will work in close collaboration with Urban LandMark, UN-HABITAT and the other sub-regional authors to develop an agreed approach, common analytical framework and common structure for all the sub-regional reports.

Proposed Work Plan
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Qualifications
The selected candidate will have the following expertise and experience:

· MA or PhD in economics, urban economics, land economics, or land/property administration.  Consideration may also be given to candidates with a background in a land-related social science such as architecture, planning, law, geography, sociology, or political science, accompanied by a proven track-record in research in urban land markets.  

· Proven expertise land economics and/or urban land markets, with a specialization in urban land market operation in Africa;

· Extensive networks of local governments, policy-makers, land professionals, non-government organisations, etc. active in urban land market issues in the sub-region;

· Proven research and analytical skills;

· Excellent English writing and communication skills;

· Ability to work independently and adhere to deadlines; and

· Ability to work within a broader team of experts.

Reporting Arrangements
The Consultant will work under the direct supervision of the organisation contracting her or him.  UN-HABITAT is commissioning the studies for North, West and Central sub-regions while Urban LandMark is commissioning the studies for Southern and East Africa.

For UN-HABITAT, the consultant will work under the day-to-day supervision of Mr. Szilard Fricska, Land Tenure and Property Administration Section, under the overall guidance of Ms. Clarissa Augustinus.  The Land Tenure and Property Administration Section will be responsible for internal coordination within UN-HABITAT.

For Urban LandMark, the consultant will work under the day-to-day supervision of Ms. Caroline Kihato, Theme Champion for the Regional Programme, under the overall guidance of Dr. Mark Napier.

In both cases, the consultant is expected to work together within a broader team consisting of Urban LandMark, UN-HABITAT and other sub-regional study authors.

How to Apply
Interested candidates should send a copy of their current CV and a short (150 words max) statement of interest in the assignment, including a brief summary of relevant qualifications.  

The deadline for applications is 18 July 2009.  CVs and cover letters should be sent to both:

Caroline Wanjiku Kihato (Urban LandMark):
ckihato@mweb.co.za 
Szilard Fricska (UN-HABITAT):

szilard.fricska@unhabitat.org
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Budget & Activity Plan

		

				Output/Activity		Working Days/Unit		Unit   Cost		Total     Cost

		1		Inception Report, including:                                                  Summary of key messages on post-conflict land from literature review and key informant interviews, preparation of draft user-needs assessment, and proposed annotated outline.		8		500		4000

		2		Draft Guidance Note, first draft of the Guidance Note incorporating comments from the Technical Advisory Committee and UN-HABITAT on the annotated outline.		20		500		10000

		3		Presentation of Draft Guidance Note. The draft will be presented at a 2 day expert group meeting in Geneva (date to be determined).		3		500		1500

		4		"Draft Final" Report, incorporating the comments from the Expert Group Meeting		5		500		2500

		Sub-total for Consultancy Fee				36				18000

		5		Air Ticket		1

		6		Daily subsistence allowance and terminals		3

		Sub-total for Travel

		Total





Payment Schedule

		

		Payment Number		Amount		Output/Activity		Verification

		1		20%		Upon satisfactory completion of the inception report		Inception report

		2		50%		Upon satisfactory completion of Draft Report		Draft report

		3		30%		Upon satisfactory completion of the Draft final report, including powerpoint presentation		Draft final report and powerpoint presentation






