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Abstract 


In South Africa the most severe element affecting people's welfare is the housing need. The 


persistence and enormity of the housing backlog facing low-income earners is an indication of 


. the depth of the housing crisis in South Africa. This challenge exists despite major policy and 


legislation changes ushered in with the new post-1994 democracy. New forms of housing need 


are emerging in the context of urbanisation, neo-liberal policy environments, the politicisation of 


housing, and imbalances and inequality among social classes. This problem poses serious 


challenges when looking at the possible elimination of absolute housing need although it has 


become the overriding objective of the new government. 

As means of addressing the housing need as rooted in the pre-1994 era, the first democratic 

government in 1994 made a commitment to reduce the housing shortage in South Africa. To 

date, supply-driven government programmes, allocation of residential land, environmental and 

development regulation and housing markets - among others - do not fully support the 

realisation of low-income earners' aspirations to become homeowners as millions of black 

South Africans still live in the peri-urban areas while others are literally homeless. The 

continuing lack of meaningful quality of life of the poor had resulted in a stream of protests in the 

fourth term of the democratically elected government. This frustration is caused by problems in 

the areas of housing and service delivery. 

It is against the background of these backlogs that the author through this dissertation attempts 

to make a contribution regarding the formulation and ex!?erience of the country's housing policy 

and perceptions of low-income earners regarding the manner in which they obtain subsidised 

housing. The results from the case study of 150 low-income households in Ventersdorp are 

provided as example. The results are derived from a structured questionnaire that was used to 

obtain data on how low-income households consume, secure, sustain, and procure housing; 

their experience of choice of location, their prospects of subsidy assistance as well as their 

knowledge of the housing market in South Africa. The results show that the relational degree 

between demand and supply is low in the low-income bracket. 

The dissertation concludes by determining the kind of strategies that the government needs to 

employ in order to bridge the gap between the supply and demand of subsidised housing in 

South Africa. The study also offers recommendations on how to address the housing backlog 

and housing finance logjam successfully. 



Opsomming 


Die behuisingsnood is in Suid-Afrika die belangrikste element wat die mense se welvaart 

beinvloed. Die omvang en verskynsel van die behuisingsagterstand in Suid Afrika wat deur lae

inkomste groepe in die gesig gestaar word, is aanduidend van die diepte van die 

behuisingskrisis. Die uitdaging bestaan steeds desnieteenstaande omvangryke beleids en 

wetgewende wysigings sedert die na-1994 demokratiese dispensasie. Nuwe vorme van 

behuisingsbehoeftes tree na vore met betrekking tot die konteks van verstedeliking, neo-liberale 

beleidomgewings, verpolitisering van behuising en die verskille in balans en ongelykheid tussen 

sosiale kJasse en groepe. Hierdie problematiek bied ernstige uitdagings indien dit beskou word 

teen die uitdagings van die uitwissing van die totale behuisingsnood. Dit is egter steeds die 

allesoorheersende doelwit van die nuwe regering. 

As wyse vir die aanspreek van die behuisingsnood in die na-1994 era het die Eerste 

Demokratiese Regering in 1994 hulself daartoe verbind om die behuisingsnood in Suid-Afrika te 

verlaag. Tot op datum kon die aaf!bodgedrewe programme, beskikbaarstelling van residensiele 

grond, omgewings en ontwikkelingsregulering van die behuisingsmark, onder andere, nie daarin 

slaag om die aspirasies van die lae-inkomste groepe om huiseienaars te word, aanspreek nie. 

Daar is teeds miljoene Swart Suid Afrikaners wat in nie-stedelike gebiede woom terwyl baie 

steeds letterlik 'huisloos' is. Die voortslepende gebrek aan betekenisvolle lewenskwaliteit van 

die armes het aanleiding gegee tot n stroom van protesaksies gedurende die Vierde Termyn 

van die demokratiesverkose regering. Hierdie frustrasie word veroorsaak deur probleme op die 

gebied van behusing en dienslewering. 

Dit is teen die agtergrond van die agterstande dat die outeur deur hierdie verhandeling n poging 

aanwend om n bydrae te lewer tot die formulering en belewenis van die landse 

behuisingsbeleid asook die persepsies van lae-inkomste groepe (verdienners) oor die wyse om 

toegang tot gesubsideerde behuising te verkry. Die resultate van n gevalle studie van 150 lae

inkomste gesinne (respondente) in die Ventersdorp Plaaslike Munisipaliteit word as voorbeeld 

gebruik. Die resultate is verkry deur middel van n gestruktureerde vraagbrief waaruit data 

genereer is met betrekking tot lae-inkomste gesinne se patrone, wyse van verkryging en 

realisering van behusing. Inbegrepe is ook hul voorkeure vir bepaalde plekke vir vestiging, hulle 

verwagtings vir subsidie ondersteuning sowel as 'hulle kennis van die behusingsmark in Suid

Afrika. Die resultate dui daarop dat die verwantskap tussen vraag en aanbod laag is binne die 

lae-inkomste groep wat behusing bet ref. 



Die verhandeling word afgesluit deur die bepaling van die aard van strategie wat die regering in 

Suid-Afrika behoort toe te pas om die gaping tussen die aanbod en aanvraag (voorsiening) van 

gesubsideerde behuising aan te spreek. Dit sluit ook aanbevelings in van moontlike wyses om 

die behusingsagterstand asook die behusingsfinansieringsproblematiek suksesvol op te los en 

te rig. 
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CHAPTER ONE 


1 INTRODUCTION 

1.1 Overview and background to the study 

Housing is one of the most basic needs of all human beings. The provision of adequate and 

affordable house has always been one of the greatest challenges faced by the South African 

government. The increasing level of homelessness compelled many developed economies' 

governments globally to persist in assisting their poorest citizens to gain access to adequate 

and affordable housing (Baker & Beer, 2007:165). According to Goebel (2007:291), low-cost 

housing provision has been a major focus of the government in post-apartheid urban South 

Africa, as the government attempts to address historical race-based inequalities, poor municipal 

service provision and rapid contemporary urbanisation. Therefore, with the emphasis on various 

new policies, the ANC-Ied government committed to providing housing to the poor through 

initiatives such as Housing White Paper of 1994. 

As an integral part of the new policy, the new government set itself the target of providing one 

million low-cost houses in five years (Jenkins, 1999:431). However, Huchzermeyer (2001 :303) 

states that in the second term of the ANC government, the housing ministry - aware of some of 

the limitations of its policy - stated its intention to review the housing policy. At the same time, 

the need for housing has reached what some feel is crisis levels. The magnitude, persistence 

and weakness within the housing delivery indicate that no single factor is responsible for these 

shortfalls. 

1.2 Problem statement and motivation 

A considerable deal of research has gone into aspects of housing delivery in South Africa and 

critical steps were taken by government to overcome problems pertaining to the 'housing 

environment. However, much needs to be done to address the housing backlog in the low

income sector of the population as there are diverse challenges relevant to the housing 

shortage in the low-income category. There is a need to establish sustainable hUman 

settlements and a sound housing market in the low-income brackets with a view to house a new 
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generation and to curb the sprawl of informal settlements. The other factor in this regard is the 

alarming manner' in which low-cost houses were located prior 1994 and, ironically, how this 

phenomenon has not changed. The current research aims to address this using empirical 

evidence gathered from the Ventersdorp Local Municipality subsidised housing project. 

1.3 The research questions 

The research questions of this study are the following: 

i. How does the low-income sector consume, secure, sustain and procure housing? 

ii. How are the present housing delivery mechanisms responding to the needs of the poor in 

need of housing? 

iii. What are the influential factors in determining the location of low-cost housing? 

iv. Are there any location behavioural changes discernible between the democratically elected 

government and the apartheid government in terms of housing the poor? 

v. How can the existing distribution patterns of low-cost housing be improved in order to meet 

the demand? 

vi. What are the major constraints associated with the housing delivery? 

1.4 Basic hypothesis· 

It is hypothesised that low-cost housing is associated with poverty and fragmentation in any 

possible context - the physical environment, health environment and all socio-economic 

variables. The National Spatial Development Programme (2006) hypothesises that location is 

critical for the poor to make use of opportunities for growth and that the poor are making rational 

choices about relocating to places of opportunity. 

It is also hypothesised that everyone has the right to adequate housing. The poor have limited 

access to adequate housing; hence the concept of social housing, "is not aimed at the poorest 

of the poor, but at those who can pay for housing, but whose purchasing power is limited, 

making rental a necessary as well as desirable option" (The Managing Director of Social 

Housing in Khan & Thurman, 2001:16). 

1.5 Research objectives 
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The aim of this dissertation is to identify and analyse the factors that influence the housing need 

and delivery process in line with the sustainable human settlements approach. In order to 

achieve these goals, the research objectives are formulated as follows: 

>- Determine the manner in which the apartheid government shaped South African human 

settlements and investigate the housing delivery process. 

>- Establish demand and supply trends and current pressures within the low-income housing 

brackets in South Africa. 

>- Present various policy perspectives of the broader legislative and policy framework that 

guides housing provision in South Africa. 

>- Recommend effective strategies and practices to help meet the challenge of providing 

adequate and affordable housing in South Africa. 

1.6 Justification of the study 

The study is focused on the housing demand and delivery in the North West Province. The 

survey revealed that the North West has 23 per cent - the highest proportion of households in 

the country - living in informal dwellings; comparatively it is above the national average of 14 per 

cent (Ensor, 2008a). The Community Survey (2007) revealed that 75.5 per cent of households 

have access to formal housing and 24.3 per cent (which is about 221 192 households) live in 

informal dwellings. Therefore, the North West was chosen as a case study, with specific 

reference to the Ventersdorp Local Municipality - one of the municipalities within this province 

currently facing severe housing obstacles. 

1.7 Research methodology 

This research was presented in two phases, namely a literature review and an empirical study. 

The literature review presents readily available information compiled by other institutions and 

also presents an evaluation of international sources in order to determine the problems 

associated with the phenomenon of housing deficit. Critical analyses were made between South 

Africa and selected relevant international country(s). 

The primary data collection was concerned with original sources such as interviews and 

surveys. The research structure is, therefore, an integration of both qualitative and quantitative 

research methodologies. The research uses descriptive,as well as tabulated and numerical data 

to compile the data gathered from the case study. 
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The following steps constituted the procedure of data collection: 

» Questionnaires: - these contained questions about the households as a whole, of state 

subsidised housing. 

» Drawing a sample: - a random sample of 150 housing units comprising of households in the 

low-cost housing area was selected. 

» Fieldwork: - the information was collected through face-to-face interviews by the researcher. 

» Weighting the sample back to the population of the case study. 

» Data analysis. 

» The research findings were integrated. 

» The limitations and conclusions of the research were discussed. 

» Recommendations were made for the case study with a call for Development of Sustainable 

HUman Settlements and topics for future research were discussed. 

1.8 Chapter layout 

Chapter 1: Introduction 

Chapter 2: Housing theory and housing delivery tendencies 

Chapter 3: Housing policy in South Africa 

Chapter 4: Low-cost housing experiences in Ventersdorp 

Chapter 5: Conclusion 

Chapter 6: Recommendations 
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CHAPTER TWO 


2 	 HOUSING THEORY AND HOUSING DELIVERY 

TENDENCIES 


2.1 Introduction 

The escalating crisis of housing delivery gives rise to a definite motivation to explore the 

fundamental attributes of housing in a broader sense. The point of departure in this chapter is 

not 	to assume that a single discrete cause is responsible for the housing crisis -but rather 

closely interrelated factors. A review of a variety of books and materials written by published 

authors together with perspectives on housing in a general sense is presented here. The aim of 

this dissertation is to reveal and understand problems affecting housing needs of the poor 

against their right to housing in South Africa. The chapter will also investigate factors affecting 

housing delivery in developed and developing countries. The discussion is structured as 

illustrated by Figure 2.1. 

- Household 
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economic 

variables 


- Housing 

migration 


- Residential *------\ 
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three models 

of urban 
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- Causes of 
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backlog in 
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DOH 
- Land tenure 
and location 
issues 
- Financial 
constraints for 
housing 
- National 
housing policy 
complexities 
- Urban-rural 
imbalances 

Figure 2.1; Structural components of Chapter 2 
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2.2 Definition of housing 

In order to define housing, the general perspective of the concept has to be cautiously 

articulated. All angles regarding housing must be explored and legal descriptive issues also 

need to be observed in parallel with the relevant reasons in order to establish why a particular 

definition is required. 

Housing is defined as a shelter, building, or place for habitation by human beings that include 

many kinds of dwellings ranging from rudimentary huts of nomadic tribes to high-rise apartment 

buildings (Schoenauer, 2000). The fact that a house is not only a physical structure makes the 

contention of this definition weak because it focuses only on physical structure. In his budget 

speech, Mahanyele (1997) indicated that, "housing is about fulfilling basic human need, the 

availability of land, access to credit, affordability, basic services, economic growth, social 

development, and the environment." It is therefore, evident that - influenced by number of 

factors - all angles should be considered, not only the physical structure of housing. 

The concept of housing in the legislative framework of the South African government is defined 

within housing rights. The wording of the South African Housing Policy and that of the housing 

rights provision corresponds with the United Nations International Covenant on Economic, 

Social and Cultural Rights (UN-ICESCR) of 1966. In the context of housing rights, the South 

African government addresses the concept of housing through "adequate housing". In that 

context, the fundamental measure in respect of "adequate housing" is measured through legal 

security of tenure, the availability of services; materials, facilities and infrastructure; affordability; 

habitability; accessibility; location and cultural adequacy (South Africa, 2000a). 

The South African Housing White Paper of 1994 interprets the concept of adequate housIng as, 

"viable socially and economically integrated communities, situated in areas allowing convenient 

access to economic opportunities as well as health, educational and social amenities, within 

which all South Africa's people will have access to: 

"A permanent residential structure and with secure tenure, ensuring privacy and providing 

adequate protection against the elements; and portable water, adequate sanitary facilities 

including waste disposal and domestic electricity supply", (South Africa, 1 994a: 12). 
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A review from abroad suggests that Americans define housing within the context of a descent 

home and a suitable living environment for every American family (Anderson, 2000: 154). The 

American Strategic Planning Group (2005) highlights that this translates to the "American 

Dream": for every family to have a comfortable home to rent or buy in a safe neighbourhood that 

is available within the family budget and that is reasonably close to wage earners' places of 

employment. 

Clearly, the realisation of housing and its definitions are not only based on physical structures, 

but also on interrelated aspects. Housing delivery requires not only bulk infrastructure (water, 

electricity and roads) and housing units, but also properly integrated communities and a built 

environment with the necessary social and economic infrastructure (National Treasury, 

2003a:174). In line with the definitions discussed above, it is evident that issues of housing are 

of increasing importance and need cautious investigation. For all these reasons, it is clear that 

there are many facets that play a role in the sphere of housing. The UN-Habitat Executive 

Director Tibaijuka (2007:2) states that the theory of consumer behaviour indicates that housing 

should include the elements of satisfaction, affordability and an adequate amount of interior 

space as pivotal aspects of sustainable habitable settlements. 

2.2.1 Conceptualisation of housing need 

According to Roberts (1983:267) there is a difference between demand - which implies 

consideration of market conditions as reflected in price - and need, which relates to norms 

which society finds acceptable. It is believed that a household's own resources propel the 

housing demand. A major focus is to distinguish between housing consumers influenced by 

demand and those who are influenced by the need for housing. 

Housing need is defined as a combination of people who are homeless; or people occupying 

unsanitary or overcrowded housing or otherwise living in unsanitary housing conditions; or 

people who would need to move on medical or welfare grounds. This definition covers care and 

support needs and other social needs; or people who have a need to move to a locality where 

failure to do so will cause hardships to themselves or others (Bilson, 2007:4). Allmendinger and 

Chapman (2000:96) state that housing need is therefore residual; it represents the number of 

households without the financial means to make a demand for housing effective in the market. 

The NDoH (2005) emphasises that housing development needs highlight the existing gaps 

regarding inadequate houses, the number of houses and the number of people in need of a 

house. 
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To distinguish clearly between need and demand, the NOoH (2005a) calculates housing need 

by means of a compilation of the existing housing stock (this includes differ~nt types of existing 

houses, as well as inadequate housing) and estimated future trends, including the estimated 

population growth, migration to urban areas and the household size. 

2.2.2 Preference-driven housing 

The household decision-making process leading to a demand for a new dwelling house is the 

result of dissatisfaction generated by distinct events (Brown et al. in Van Wissen & Rima, 

1988:5). It has been identified that the individual's mobility aspirations are influenced by the 

following needs: 

L Space - size of the dwelling house and adequate amount of interior space. 

ii. Services delivery - provision of adequate services (such as water supply and garbage 

removal), 

iii. Accessibility - network to the places (such as work and shopping centres), 

iv. Security - tenancy position that provides the occupants with the sense of stability and 

permanence, 

v. Protection and safety - protection from natural hazards (such as flooding and hurricanes) 

and man-induced accidents (such as structural hazards) People also want to feel safe from 

social factors such as crime, 

vi. Neighbourhood variables - these include the status of house because it reveals the owners' 

status and the quality of the environment enhances the person's attachment to a particular 

neighbourhood (Van Vliet et al., 1985; Van Wissen & Rima, 1988). 

These variables portray the housing needs that reflect overall well-being and life satisfaction, of 

which housing satisfaction is a major component. Van Wissen and Rima (1988: 1) point out that 

an increase in income and willingness to move or intention to move may cause people to 

choose alternative living environments in the suburbs or in rural places. The American strategic 

planning group (2005) highlighted that the other common phenomena fuelled by high income is 

the tendency of such status groups to segregate themselves socially and geographically. The 

research conducted in America reveals that wealthy home owners expect a range of housing 

extras (such as 'Rreplaces, balconies and air-conditioning systems) due to their increased 

standard of living (Pifer, 1992:27). According to Roberts (1983:266), "there are pervasive levels 

of class in our society; people who would describe themselves as working class inhabit the drab 
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and deprived environment of older housing; space, privacy and comfort appear to be the 

privileges of the wealthier and middle class." 

Preference strongly correlates with satisfaction, and therefore the desires and aspirations of all 

classes of society are to have habitable sustainable homes - but preference is also determined 

by one's level of income. According to Beall et al. (quoted by Goebel, 2007:295), these 

variables are closely related to high levels of unemployment and a growing wage gap between 

higher and lower sectors of labour market. 

2.3 Housing need perspective in developing countries 

In search of defining the nature of the notion of housing deficit, the current study looked further 

afield and investigated the experiences of developing countries to determine common factors 

leading to housing needs. It worth noting that housing has been the dominant function of large 

cities for many centuries. Even in the first half of the twentieth century, an increasing number of 

people were attracted to the cities hoping to find a job, better housing and improved living 

conditions (Van Wissen & Rima, 1988:1). This behaviour, when viewed from the housing 

perspective, reveals that diverse authors indicate that the trends of housing needs and 

concurrent poor housing quality are common features of urban areas rather than rural areas. 

This is because of the high population densities in urban areas - a consequence of perceptions 

that urban populations are healthier, more literate and more prosperous than rural populations. 

According to the UN-Habitat (s.a.) more than, "one billion human beings still lack adequate 

shelter and are living in unacceptable conditions of poverty". The vast majority of these people 

live in developing countries and because of urbanisation and poverty, an increasing number live 

in urban areas. Indeed, the sprawling informal settlements and slums of developing countries 

are fast becoming the visual manifestations of poverty itself (UN-Habitat, s.a.). The urban poor, 

mostly in slums and squatter settlements suffer from environmental disasters and hazards, as 

they do from lack of adequate housing, insufficient services and poor infrastructural facilities 

(UNCH, 2001a:125). One-quarter of all urban housing units in developing countries are 

temporary structures, and more than one-third do not conform to building regulations. The 

situation is worst in sub-Saharan Africa, where 60 per cent of urban housing units are temporary 

structures, and about half do not conform to building regulations (UNCH, 2001 b). The low

income housing shortages and slums are commonly affiliated with cities and the average village 

family, on the contrary, is content with what it has. 
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In September 2000, world leaders assembled for a summit meeting at the United Nations 

headquarters in New York with a common vision of a world with reduced poverty and the view 

to fight economic injustice; this culminated in the Millennium Development Goals (MDGs) 

(Kargbo, 2005). One of the UN's MDG targets is to significantly improve the lives of 100 million 

slum dwellers (which is 10 per cent of the slum population) by 2020 (UN-Habitat, 2005). 

2.3.1 Migration, urbanisation and housing 

Annan (2007:12) states that the two phenomena - migration and urban growth - are strongly 

linked, mainly because the majority of people who move pursue the bright lights of the city. In 

support of this statement, Williams and You (2007:4) identified the behaviour of migration and 

urbanisation with reference to population growth to include the following: 

i. Rural-urban migration combined with population growth is responsible for increasing the 

size of cities. 

Ii. Urbanisation without requisite economic growth results in urban unemployment. 

iii. Urbanisation without public serves results in inadequate shelter, water and sanitation. In a 

broad manner, urbanisation modifies the hazard environment and creates vulnerabilities. 

Insecure land tenure compounds this vulnerability, acting as a disincentive for families and 

city authorities to invest in basic services and secure construction. People living in formal 

settlements and those in rental accommodation are among those most at risk. 

The United Nations Population Fund (2007a) projected that in 2008, the world will for the first 

time in history have more than half its human population (3.3 billion people) living in urban 

areas. By 2030, this is expected to swell to almost 5 billion; many of the new urbanites will be 

poor. Their future, the futUre of cities in developing countries, the future of humanity itself, all 

depend very much on decisions made now in preparation for this growth (UN Population Fund, 

2007a). Figure 2.2 below depicts the magnitude of urbanisation on a global level. 

10 




-Africa
3 

2.5 -Asia 
<Il 

Cl 

c:: 2
(lj 

'5 Europe- 1.5 
0 

.2l 
E -S.America 

--N.America 

--Latin 
America and 
the carribea 

--Oceania 

Figure 2.2: World regional average annual rate of change of the urban population 
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In line with the global trends of urban growth, towns and cities of the developing world will show 

an unprecedented scale of urban growth in the next decades (UN Population Fund, 2007b). The 

average annual rate of change of the urban population in and China in comparison with 

South Africa shows that urbanisation differs from country to country. Figure 2.3 illustrates 

variations of urbanisation and its decline over the decades. 
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Figure 2.3: Average annual rate of change 
Source: UN Population Fund 2007b 

2.3.1.1 The case of China 

The concept of housing need in China has commonalities with South Africa's prioritisation of 

housing for the poor since 1994 to the present. During the UN General Assembly's special 
11 



session on human settlements held in New York, China revealed that it has placed the 

improvement of housing construction and human settlements at the top of its development 

agenda, by expanding reform dimensions and increasing financial inputs (Anon, 2001). 

From this angle, a rational pattern of China's population has to be observed along side the 

interplay of migration and urbanisation. A large segment of China's population lives in rural 

areas - see Figure 2. 3. This means that the rate of urbanisation in China is lower than the world 

average. In 2001, urbanisation in China was only 31 per cent, 15 per cent lower than the world 

average, 27 per cent less than that of medium-income countries and 47 per cent lower than that 

of high-income countries; a phenomenon drawing attention to the arduous task of the 

urbanisation process in China (Heng, 2001). The current rate of rural-to-urban migration has 

significantly contributed towards the rise of urbanisation levels in the reform epoch (Zhang 

2002:17). 

Therefore, based on projections, this translates to the fact that high levels of housing needs are 

expected. Based on the UN Population Fund (2007b) projections, China's urbanisation process 

over the last two decades has been extraordinary; the level in the country has nearly doubled 

from 25 per cent in 1987 to roughly 42 per cent in 2007, and it is estimated that by 2030, 60 per 

cent of the country's population will be urbanised. Therefore, cities such as Hong Kong become 

magnets of hope to the inhabitants and one of the global centres of financial services. In China, 

migration and urbanisation have also affected affordability and it is clear that the Economic 

Housing programme suffers from flaws, including high maximum income requirements, lax 

investigation of purchaser credentials and a high level of illegal sales that bring apartments into 

the open market (Westendorff, 2007:14). 

According to Westendorff (2007:3), this housing crisis comes at a time when the historic 

problem of security of tenure (whether to land or housing) which was largely solved during the 

early years of the People's Republic of China has again become an issue of great concern. For 

anyone with a low or unsteady income in farming, manufacturing or service provision, either in 

the city or in the countryside, the fear of eviction is constant. EVen economically better off 

residents may suffer eviction, but they are more likely to receive adequate compensation and 

may better weather the negative consequences of forced eviction (Westendorff, 2007:3). 

Furthermore, WestendorfFs (2007: 13) research reveals that for many of the approximately 50 

million urban low-income residents with urban household registration, neither security of tenure 

nor living conditions may be much better than those of migrants. The research reports that 

families owning a home or who are still living in heavily subsidised apartments may rent out part 
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or all of their homes to migrants, including foreigners, to cover expenses. Nevertheless, these 

homes - especially in central locations - are being demolished to make way for urban 

development projects, many of which are reconfiguring on a massive scale the social, economic 

and residential functions of the city. The current supply of state-owned or controlled low-rent 

housing can cover only a fraction of the demand, while the purchase prices for a subsidised 

apartment is far beyond the means of these families. The pressure is therefore building to 

simultaneously find a solution to the needs of both migrant workers and registered long-term 

low-income residents (Westen dorff, 2007:16). 

2.3.1.2 The case of Brazil 

Research conducted in Brazil reveals that the housing need in Brazil is the consequence of the 

traditional character of the social exclusion of growing portions of society, caused mainly by 

unequal income distribution. It has been revealed that a small portion of the population has 

access to the bulk of income and wealth (including proper housing, urban infrastructure and 

other basic services such as education and health) whereas the great majority of the population 

is deprived from the access to the minimum basic needs (Morais et al., 2005:4). This 

phenomenon is also discernible in South Africa and is considered to be the original cause of the 

housing backlog, where housing delivery was small and stagnant as the result of strict state 

control on African people. It is further indicated that both Brazil and South Africa are middle

income countries with vast numbers of poor and ethnically diverse populations ... (Moller & 

Ferreira quoted in Mahommed, 2006). 

Furthermore, Morais et a1. (2005:4) view the housing backlog in Brazil in terms of its 

urbanisation process. They emphasise that urbanisation is another aspect that seems 

particularly important for the understanding of current Brazilian trends and the problems 

affecting the quality of life, segregation and social exclusion in Brazilian cities - these include 

aspects such as migration, poverty, unemployment and racial and gender discrimination. In the 

past decades, the process of social exclusion in Brazil has been accompanied by growing 

urbanisation rates and the spatial segregation of minorities and low-income population into 

slums and illegal settlements, located either in central cities or in the fringe of the major 

metropolitan areas (Morais et al., 2005:4). 

As illustrated by Figure 2.3 above, Morais et al. (2005:4) point out that as early as 1940 the rate 

of urbanisation started increasing in Brazil. The authors also state that from 1980 on, a 

decrease in rural population has been observable, both in absolute and relative terms. From 
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1991 to 2000, the rural population decreased at an average annual rate of 1.3 per cent In 2000, 

81.2 per cent of the Brazilian population lived in urban areas, and concentrated mainly in the 

south eastern (42.6 per cent) and north eastern regions (28.1 per cent). Urbanisation rates are 

higher in the south-east (90.5 per cent) and the south (80.9 per cent) of the country (Morais at 

a/., 2005:4). 

The housing deficit has been a long-standing problem in Brazil; the market does not operate 

equally for all people and reveals the fact that capitalist processes are deficient in many ways, 

particularly in the provision of housing to the poor. The researcher Malta (200.6) explains the 

housing scenario in Brazil as follows: the housing deficit of this country is around 7 million units. 

The majority of existing dwellings in the country offer very poor living conditions and lack 

adequate infrastructure such as sewage and drinking water. The statistics reveal that 84 per 

cent of the housing deficit in Brazil is concentrated among families earning less than three 

minimum wages - the minimum wage is around 360 US dollars per month. The limited amount 

of government resources (difficulty in continued provision of funds to subsidise large housing 

programmes mainly for the poorest sector of society) and poor planning also contribute towards 

the housing shortage. The inefficient land tenure and public policies aimed at regulating housing 

also exacerbate the situation. Finally, and importantly, one should mention rife corruption 

among government employees. 

2.4 Urbanisation and housing in South Africa 

In South Africa, urban populations have increased because of both urbanisation and natural 

population growth. The State of South African Cities 2004 pointed out that the most important 

challenge facing South African cities is a demographic one (Boraine et a/., 2006:262). 

Therefore, with migration being an element of demography that is propel/ed by urbanisation 

among other forces, this factor is important when attempting to understand the housing needs 

of South Africa. It has been reported that one fifth of urban residents are relative newcomers to 

urban areas (first generation residents) and these areas are expected to continue to grow at the 

rate of 2.7 per cent per annum (NOoH Annual report, 2005:41). The national experience reveals 

that the informal settlement population continues to expand because of people moving from 

poor rural areas to the cities in the hopes of employment (Cape Town, 2007). According to 

Collinson at a/. (2006:14), the evidence on a national level indicates that the metropolitan areas 

are growing due to migration. The national housing policy and provincial allocations have not 

always been able to respond to the changing nature of demands deriving from urbanisation 

pressures (particularly in KwaZulu-Natal, Gauteng and the Western Cape) (Collinson at a/., 

2006:9). 
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Population grovvth was estimated to be higher than 2 per cent per annum in 2004, which over 5 

years caused a population increase of more than 10 per cent or more than 4 million people; 

together with this, a 30 per cent increase in the absolute number of households occurred, which 

translates into a 20 per cent increase in the demand for housing as compared to previous 

estimates (NDoH, 2004). The rate of urbanisation annually has been estimated conservatively 

at approximately 3 per cent of the population, or about 1.2 million people (Berman, 2008). This 

translates into an average grovvth of 70 per cent of people who will be residing in urban areas in 

2030 (Statistics South Africa, 2007). Cape Town, like most of South Africa's major cities, is 

faced with the same trends, and the latest estimates reveal that more than 400 000 units are 

needed to eradicate slum dwellings in the metropolis (Statistics South Africa, 2007:3). The 

Community Survey 2007 revealed that this number is expected to increase by about 16 000 

annually (Statistics South Africa, 2007:3). 

Temporary labour migration or the capacity of a migrant to find employment is a further 

fundamental issue surrounding escalating housing deficits. The largest population migration 

stream by race is the black population with 3754379 who were migrants over the period 1996

2001 (Collinson et al., 2006:8). Migration and urbanisation are observed in a negative light as 

being responsible for xenophobic sentiments and closely linked discriminatory actions. This 

behaviour is fuelled by the competition for economic opportunities as well as the impact on 

infrastructure and service delivery. 

A change in household size is another crucial factor that affects housing delivery. Between the 

1996 and 2001 census, the average population grovvth rate was 2 per cent per annum and there 

has been a 30 per cent increase in the absolute number of households, where only a 10 per 

cent increase was expected (Kallis & Nthite, 2006:82). The reason for this is the drop in average 

household from 4.5 people per household to 3.8, and these numbers present serious 

consequences for housing demand and service delivery (FFC, 2006a:33). A salient trend is that 

the pace of urbanisation together with industrialisation has led to very urgent housing needs. ' 

These needs demonstrate system-related fundamentals with specific linkages to the process of 

urbanisation. 

2.4.1 Causes of housing backlog in South Africa 

2.4.1.1 Delays in the delivery process identified within the Department of Housing 
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The most prominent feature causing delays from the side of government is procedural 

requirements. For example, the compulsory registration of developers to abide by Occupation 

Health and Safety Act, 1993 and conduct Environment Impact Assessment in all areas 

earmarked for housing has been implemented without taking into account the resulting increase 

in costs to the developer in completing a project. As a result, the increased costs absorb the 

subsidy amount meant to cover the cost of building a complete house (FFC, 2006a:35). The 

increased costs contribute towards the voluminous housing need as some developers withdraw 

due to minimal profits, further exacerbating problems of housing delivery. However, government 

has indicated that the measures are meant to protect consumers from poor workmanship or 

shoddy work done by some contractors. 

The other procedural difficulty that can be mentioned is the complex process that municipalities 

have to follow with provincial government departments (Cape Town 2007). Rust (2006b:9) 

points out that where it took between 12-18 months to convert raw land into registrable stands, 

the process now takes between 30 and 59 months. Where it previously took five months to 

develop houses on such stands, it now takes about 19 months. 

The NDoH (2007a) points out that escalating unemployment makes a visible dent in the housing 

backlog. Unemployment is blamed for retarding all levels of service delivery an~ thus poses 

challenges to government in housing specifically; young adults who cannot find employment will 

now rely on government for housing assistance (NDoH, 2007a). 

2.4.1.2 Land tenure and location issues 

The non-availability of suitable land for low-cost housing developments close to areas of 

employment and economic activity remains one of the most pertinent challenges facing low-cost 

housing delivery. Apparent reasons for this include the greater affordability and availability of 

land on the periphery as opposed to expensive land in the more central areas, coupled with 

insufficient subsidy amounts to build at higher densities to offset the higher land costs (Venter et 

al., 2004). 

According to Vilakazi (2007), tribal areas present challenges in respect of land tenure for 

provinces that incorporate them in their jurisdiction. Tribal areas result in lengthy procedures 

thus, for land to be proclaimed for housing the legal owner must be identified and ownership of 
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the land transferred (FFC, 2006a:36). In rural areas, permission is often only granted to occupy 

land, not for ownership. Therefore, it is impossible to provide financing in instances where there 

is uncontested ownership of land under the current framework of the housing subsidy system 

(Xasa, 2007). Commenting further, Xasa (2007) points out that outstanding land claims also 

playa role in frustrating efforts to determine ownership and - hence rural housing projects are 

delayed. 

2.4.1.3 Financial constraints for housing 

The other important aspect in the housing delivery problem is that low-cost housing is under

funded. This causes delays in terms of delivery, which in turn results in poor quality housing 

which is built on cheap land on the urban peripheries (Goebel, 2007:293). Despite attempts by 

the government to normalise the housing environment, access to finance is still a huge 

constraint as the private sector remains reluctant to invest in townships and new housing 

developments (National Treasury 2003:174). This is due to negative perceptions of crime and 

payment risks (South Africa, 2000a). However, with rising property prices and a construction 

sector focused on the country's massive infrastructure investment plans (Gautrain, 2010 Soccer 

World Cup, and others); this situation has created new and unexpected access challenges. 

Kohn (2004:33) points out that increasing construction are costs depleting the value of the 

housing subsidy. In addition, Rust (2006b:9) states that the high level of construction activity in 

the country has meant that construction capacity is focused away from the delivery of low

income and affordable housing. The upswings in the building activity resulted in lower profit 

margins. 

The implication of this situation is lack of supply because developers are exiting the low-income 

housing market. The weak financial background of smaller contractors in housing projects is 

often cited as a factor affecting their smooth implementation (Xasa, 2007). Smaller contractors 

are often characterised by cash flow problems, inadequate spending and poor quality business 

plans for conditional grants that are often submitted late (Xasa, 2007). 

Furthermore, the mortgage market in South Africa is dominated by the banking sector, which is 

responsible for more than 90 per cent of mortgage lending (Coovadia, 2007:11). Based on this 

factor, Coovadia (2007:11) indicates that the critical challenge for South Africa is the existence 

of a dual market. Sound and sustainable mortgage advances are in bulk in the middle to upper 

income market. However, a significant portion of the population is in the lower-income market, 

and this sector obviously experiences the most challenges in terms of housing delivery (Kohn, 
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2004:31). Likewise, low-income earners are the ones affected most profoundly by the 

inconsistencies in the housing market. In addition, Coovadia (2007:11) points out that the critical 

challenge regarding housing is among those in the monthly category between R1 500 and R7 

900 - based on issues of affordability, supply and product in this market. 

The other variable is that the unbalanced property boom has had a dramatic impact both on the 

wealth base of existing property owners and the affordability constraints of new home seekers, 

not to mention the capacity of the state to continue to deliver subsidised housing (Rust, 

2006b:4). Figure 2.4 Illustrates buying power and deemed housing afford abi Iity. 
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Figure 2.4: Declining purchasing power of households at specific income thresholds 
( 1996-2005) 
Source: Adapted from FinMark Trust 2006 

A lack of knowledge on the borrowing behaviour, preferences and experiences of low-income 

households in accessing housing finance from commercial banking sector hampers delivery 

pace (Cape Town, 2005). A Cape Town study of 2005 revealed different reasons explaining 

people's conduct towards commercial banks. These reasons include negative perceptions of 

banks (fear of the repercussions of non-payment, distrust of banks and their motives, worry 

about endless debt payment) and a tendency of assuming that they could not qualify for 

housing finance. The findings of Cape Gateway indicate that a lack of information - mostly in the 

lower-income group - is the most crippling factor regarding housing delivery. These insights 

bring to light the fact that some people in the lower-income bracket know nothing about financial 

institutions or still needed to be informed properly. Also, in the context of rural areas, the 

traditional system of land tenure creates mistrust towards financial institutions' willingness to 

provide mortgage bonds to rural people for home financing; as a result, housing needs for rural 

people are not met (Xasa 2007). 

18 



2.4.1.4 National housing policy complexities 

According to Ndinda (2003:29), the Housing White Paper is vague conceming matters of 

gender and provides no coherent strategy for dealing with this facet. It is difficult to assess the 

extent of empowerment unless this notion is unpacked in terms of what it would imply in 

housing delivery (Ndinda, 2003:29). 

Current housing policies seem to assume that all housing consumers, from shanty-town and 

capitalists alike, have more or less the same interests and can be served by more or less the 

same policies. The types of houses that were provided and are still provided in marginalised 

areas often do not appropriately respond to the diverse needs of different groups of people 

(NDoH, 2005a). The policy focus on ownership as the favoured tenure option has meant that 

other forms of tenure such as co-operative ownership and rental have received less policy 

support (Rust, 2006a:67). For example, the Moga!e City Municipality residents in Johannesburg 

prefer the village-like settlements rather than the township setting; however, it is complicated to 

develop an appropriate subsidy framework for the project (World Bank Group, 2007). 

2.4.1.5 Urban-rural imbalance 

There is a tendency to pay greater attention to urban than rural areas. For example, Schoeman 

(2007:9) indicates that since 2003 the Medium Term Expenditure Framework (MTEF) reinforced 

the shift towards medium-density housing and rapid land release to address the urban demand 

for housing, without negating rural demand. This suggests privileging the urban poor - creating 

reasonable decent houses for them - over their rural counterparts. The spatial analysis of 

infrastructure and development spending indicates that in most instances large population 

concentrations in urban areas are favoured, together with, to some extent, the peri-urban. The 

exception is water provision to households - here the focus is equally on urban and rural areas. 

(South Africa, 2003a:9). 

Last but not least, it needs to be concluded that the factors that contributed towards the current 

magnitude of the housing deficit as found in Brazil, China and South Africa are closely related. 

The prominent factors in all this threes countries are the following: a lack of private sector 

involvement, poor people who cannot afford housing because they cannot afford loan 

repayments - thus placing a tremendous burden on govemments to provide housing through a 

subsidy mechanism. The other common factors are increasing urbanisation and migration, 
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insecurity of land tenure systems and inefficient government structures (such as municipalities) 

that hamper housing delivery. The commitment of these governments to put human settlements 

at the top of their development agenda shows that South Africa's intervention in the housing 

delivery is the right step towards reduction of the housing demand burden. The NOoH annual 

report (2007a) by the Minister of Housing which states that the backlog has somewhat been 

broken validates this. The experiences of these countries show that government involvement 

and increased financial inputs via the private sector payoff if coupled with effective policies. 

2.5 Forms of housing 

The formation of the physical structures of housing underwent a significant reorientation from 

the indigenous way of building houses to the latest technologically driven modes of residential 

construction. Brummett (1997:35) points out that the size of a house is important as it suggests 

a symbol of identification; symbol of one's relationship to the world (orientation) and a symbol of 

one's condition. However - in spite of size and construction methods being important, Annella 

(2005:12) emphasises that the facilitation of any form of housing is dependent on availability of 

support. The main components of support are availability of land, provision of services, 

adequate funding, and all other physical, economic, social and environmental factors 

The main form of housing is permanent housing' which, in most instances, utilises support 

services. The following types of residences constitute permanent housing in South Africa: 

township housing, employer housing, hostel urban labour housing and social housing, and self

help housing. 

The second form of housing is informal housing. Biau (2007:6) considers informal housing as 

the best way found in many countries to provide cheap housing to the urban poor; this 

represents one-third of the world's urban population. The houses are built of cheap materials 

such as timber, old or new corrugated metal sheets and any other material available to people. 

This category experiences major distortions in many fields such as service delivery and 

infrastructure. This form of housing is described as shantytowns, slums and squatter camps, 

Figure 2,5 shows a picture of informal housing in South Africa, 
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Figure 2.5: View of informal housing 
Source: NDoH presentation 2006a 

The third form of housing is transitional housing which is a temporary form of housing. 

Transition housing accommodates people who are in transit between homelessness and 

permanent accommodation, such as victims of abuse or violence who may need a place to stay 

while looking for permanent accommodation (Crofton, 2006:2). Transitional housing is 

subsidised by government housing subsidies and in South Africa are normally managed by an 

institution. Emergency housing falls under this category and the most common feature of such 

housing is mobility - either in the form of caravans, tents and movable houses. 

Traditional housing in rural areas is another category. It is the dominant form of housing in some 

parts of the North West Province. As stated by the Community Survey (2007) the largest 

proportion of households in the province is situated in informal settlements. Traditional housing 

is not necessarily adequate, although it is not defined as inadequate in official estimates of the 

housing need in South Africa (Anon, 2005:69). Local indigenous materials such as mud, 

wooden sticks and grass are used to construct the houses. 

These forms of housing vividly illustrate the concept that housing is a complex and dynamic 

process. Globally, a number of technical structural types, sectors and categories of housing 

have been described. In the context of South Africa three housing sectors now coexist: the 

private formal sector, the informal sector and the publicly subsidised sector (Lizarralde & Root, 

in Lizarralde & Masslyn, 2008:3). 

2.6 Stakeholders in housing 
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The commonly identified patterns of housing consumption are influenced by the housing 

market. Therefore, the concept of housing in its cultural expression involves a number of 

participants. In the context of low-cost housing there are a number of consumers such as formal 

sector consumers and informal sector consumers. Anderson (2000: 154) presents the number of 

groups in society who are involved in housing as a commodity. Table 2.1 depicts commonly 

identified participants globally. 

Table 2.1; Housing stakeholders 
r--" 

HOUSING STAKEHOLDERS 

HOME HOUSING , BUILDERS , INVESTORS COMMERCIAL 

CONSUMERS REGULATORS INSTITUTIONS 

Renters -State and local sweat equity Public investors Man ufactu rers 

-Home owners agencies -Small-scale -Private investors -Distributors of 

-Housing builders (Financial building material 

services -Large-scale institutions) 

seekers I i 
Source: Anderson 2000 

2.7 The neighbourhood concept 

The neighbourhood concept is elusive and its definitions are influenced by type, lifestyle and 

contextual factors (Anderson, 2000: 172). In early modern societies, the neighbourhood was 

defined by common physical dependences, the need for mutual support and control over 

behaviour and - very often - by religious institutions (Rima, 1988:41). In this context 

neighbourhood relates to an elaborate collaboration between an understanding of community 

and localism. 

The Urban Land Institute (1986:115) highlights the importance of localism by pointing out that a 

neighbourhood should be regarded as the geographic area within which residents conveniently 

share the common services and facilities needed in the vicinity of their dwellings. In line with this 

conceptualisation, Wirth (1992:32) states that the neighbourhood symbolises specific balances 

between social and environmental qualities. One of remarkable trends in the concept of 

neighbourhood is the interaction of its interlinked parameters to bring structures to respond to 

local needs. Figure 2.6 below demonstrates the interaction of positive attributes of the 

neighbourhood concept. 
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Figure 2.6: Interaction of neighbourhood variables 
Source: National Department of Housing: 2004 

The broad view of neighbourhood focuses more on territoriality, which is indicative of a sense of 

place. One of the main functions of the neighbourhood is included in its spatial operations - to 

provide in routine daily services, shopping and religious activities, among others (Schnell et a/. 

quoted in Horn, 2004:42). Table 2.2 Illustrates and reveals some of the following complex 

characteristics of the neighbourhood in the context of spatial and neighbourhood delineation. 

e T nega Ive nelgl . 	 harac ens ICSTabl 22.. POSI Ive an d f hbourh00d c t . f 
• POSITIVE NEIGHBOURHOOD 	 NEGA TlVE NEIGHBOURHOOD 

CHARA CTERISTICS CHARACTERISTICS 

• environmental-qualities 	 • lack of facilities (mainly in black townships 

• facilities 	 and poorer white areas in South Africa) 

• location 	 • physical disorder such as traffic 

• population and community • social disorder (crime, insecurity, loitering 

• social order 	 and -others) 
I 

• 	

Source: Adapted from Anderson 2000 

It is important to mention that the concept of the neighbourhood always been at the 

forefront of African communities. Africans associate neighbourhoods with communication and 

individualism with identification with place. However, modernisation propelled African societies 

to compromise those features under the pressure of their housing needs and concomitant 

search for location suitability. Rohe and Gates (1985:26) argue that the ideal neighbourhood 

would embrace all those public facilities and conditions required by the average family for its 

comfort and proper development within the vicinity of its dwelling. 
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The central contention of neighbourhood is better living as illustrated by intersection of 

neighbourhood attributes in Figure 2.6, especially in the residential areas where the family 

conducts its activities. The issue of the neighbourhood is broadly tailored to achieve all 

prevailing needs of the housing consumers towards neighbourhood satisfaction. 

2.8 Theories and models of housing market behaviour 

The housing concept consists of ancient theories and models from early scholars such as Von 

ThOnen to the most recent scholars like Ratcliff. Housing refers to a mosaic of distinct 

characteristics ranging from residential location to economic activities. The current section 

discusses theories that are linked to housing development affairs. 

2.8.1 Housing migration 

The filtering down concept refers to the changing of occupancy as housing that is occupied by 

one income group becomes available to the next lower income group as a result of decline in 

market price (such as sales price or rent value) (Ratcliff in Lowry, 1960:363). The analytical 

usefulness of the concept highlights the dwelling unit and price as crucial factors. Fisher and 

Winnick (1951) relate this filtration as a change over time in the position of a given dwelling unit 

within the distribution of housing rents and prices in the community as a whole. 

There are a number of assumptions and models by different scholars on the housing filtration 

concept: In the Sweeney model, housing is constructed over an interval of higher qualities. After 

construction, a housing unit deteriorates in quality at a rate which depends on the level of 

maintenance expenditures, until it is eventually abandoned. At each point in time, there is a 

given stock of housing units in terms of quality, and bidding among households determines the 

temporary equilibrium rent function, which gives the rent on a housing unit as a fUnction of 

quality (Anortt & Braid, 1995). 

2.8.1.1 Housing migratory and standards 

Lowry (1960) developed a rental-housing model to illustrate the filtering concept, as shown in 

Figure 2.7. 
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Figure 2.7: Housing standards and movement 
Source: adapted from Lowry 1960 

Therefore, based on the graph, the landlord operational framework can be analysed in the 

following manner: 

i. 	 The user costs (UC) represents the costs which are accumulated when the dwelling unit is 

occupied .(such as heat, janitorial services and depreciation due to tenant tear and wear) but 

not incurred when it is vacant; 

Ii. 	 Fixed costs (FC) represents the costs which would be incurred whether occupied or vacant 

(taxes, insurance, administration but excluding any form of depreciation); 

iii. 	 Normal maintenance cost (NMC) represents costs which would offset part of depreciation 

due to physical deterioration and technological obsolescence. 

Therefore, if the demand price falls from demand price1 (D1) to demand price 2 (02), the 

landlord is faced with perpetual loss, as shown in Figure 2.7 above. This can be a result of 

decreasing maintenance outlay thus accelerating the quality decline in the eyes of the market. 

Analytically, the patterns build these consequences into the demand price by giving it a negative 

slope as illustrated by 03 in figure 2.8. In this instance, the user costs are represented on the 

. vertical line to facilitate time analysis. Lowry (1960) indicates that in reality the landlord will allow 

tax and insurance components of fixed costs to decfine as quality falls. 

Under these circumstances, the landlord will continue to rent out as long as revenue covers 

user costs. Until Time T 7, his revenue will yield a surplus over current outlays, and at T 9A, 

revenues will cease to contribute to fixed costs and he will board up the structure. If demolition 

will save fixed costs, he will follow this course between T 7 and T 9A. 
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Figure 2.8: Housing standard and movement 
Source: Adapted from Lowry 1960 

Lowry (1960) concludes that if the estimatIon of the landlord's reaction is correct, the tenant can 

maintain a given quality standard either by firstly offering a rent above the market in exchange 

for a maintenance guarantee, in which case no filtering would occur for that unit. Secondly, 

paying the market rent but moving frequently as houses pass out of his optimum quality 

stratum; and thirdly, by entering the fee market. [f he remains where he is - at a reduced rent 

he will encounter a continuous decline in quality, which may in turn be the premise for further 

rent reductions. However, presuming that as quality declines the price elasticity of the 

consumer's quality demand decreases, the eventual shortage of better quality units will force 

the price back up and the tenant would find himself eventually in his former (equilibrium) 

position with regard to rent and quality. 

2.8.1.2 RDP housing supply supported by filtering 

The Sweeney model clearly defines the filtration concept though its assumption that housing 

deteriorates in quality, however much is spent on maintenance. However, Rust (2006b:36) 

demonstrates that improvements increase the value of housing over time. Rust (2006b:36) 

applies the concept of housing filtering with reference to the RDP house in this regard: 

i. 	 Firstly, the initial subsidy beneficiary decides to leave his or her RDP subsidised house and 

move into some other accommodation (such as starter housing); his or her subsidised 

house becomes a new supply for another subsidy beneficiary or low-income purchaser. 

Boddy et al. (1979:39) point out that the filtering theory suggests that policy objectives may 

be achieved indirectly by building for higher income groups, allowing those lower down the 

scale to 'filter-up' into the housing vacated. 

ii. 	 Secondly, as households filter up, therefore, houses filter down, becoming new housing 

opportunities for households lower down the ladder. 
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iii. Thirdly, the house in question might change over time - a room might be added, or the 

servicing quality may be improved. 

iv. Yet, and importantly, this improves the long-term durability of the housing stock while also 

improving its value for the owner at the time. 

Therefore, without being pre-judgemental, the house as a market property can also filter up in 

value. A review of different versions of filtering theory drawing on studies from the United States 

of America and United Kingdom concludes that the theory is theoretically and empirically 

inadequate as a basis for effective policy. It serves, instead, to legitimate the persistence of 

inequalities in housing provision and to justify directing resources away from those in greatest 

need (Boddy et al., 1979:39). However, Rust (2006b:36) states that improved homes provide an 

incentive for gentrification and consolidation of the built environment, even in the lowest income 

neighbourhood and can therefore contribute significantly towards the sustainability of human 

settlements. 

2.8.1.3 Gentrification process 

Gentrification or urban gentrification is a useful initiative as it indicates residential mobility 

change in urban areas associated with the movement of more affluent individuals into lower

class areas. Yet perhaps, it is worth noting that the process involves the displacement of lower

income residents by higher-income residents in a neighbourhood, generally when an older 

neighbourhood is rehabilitated or revitalised. 

Rodwin (1952) ifIustrates how gentrification occurs. He shows that it begins when a deteriorated 

CJ,nd usually partially abandoned neighbourhood for some reason appeals to housing 

speculators. Initially, buildings may change hands several times before they are renovated as 

result of physical structures that have deteriorated. Eventually, building renovation takes place 

and units are usually sold for high prices. About the same time, economic revitalisation of the 

area begins and then the pace of gentrification and displacement of the poorer residents and 

the renters accelerates. 

Gentrification is therefore important as it contributes towards the housing supply stock. 

However, it is not concerned with the interests of current residents who habitually cannot afford 

to pay the higher rents or assume a mortgage; gentrification efforts usually force them into even 

lower class areas with even higher crime rates. 
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2.8.2 Residential housing and three models of urban structure 

These models of urban structure have been adapted with a view to understand the overall 

patterns of human settlements. Harrison and Campbell (2001 :2) argue that models continue to 

be useful generalisations of the ways in which land is devoted to different uses within the city, 

despite the criticisms that models such as the ones discussed below are more applicable to 

cities in the United States of America than to cities of other nations. The spatial patterns of 

urban development are identified in these three generalised models (the concentric-circle 

model, the sector model and the multiply-nuclei model) of urban structure. 

2.8.2.1 Concentric zone model 

Originated by Earnest Burgess in the 1920s, the concentric zone model depicts the use of 

urban land as a set of concentric rings with each ring devoted to a different land use (Harrison & 

Campbell, 2001). A significant aspect of the model is that the CBO (Central Business Oistrict) is 

the most accessible location in the city and hence major routes of transportation emanated from 

the city's core. The model identifies five rings of land use that would form around the CBO, 

namely the (1) central business district, (2) zone of transition, (3) zone of independent workers' 

homes, (4) zone of better residences and (5) zone of commuters. 

Concentric-Circle Model 

1 Central business district 4 Middle class suburbs 

2 Deteriorating transition zone 5 Commuter Zone 

3 Workers homes 


Figure 2.9: Concentric-circle model 
Source: Miller 2000 

According to Harrison and Campbell (2001), an important feature of this model is the positive 

correlation of socio-economic status of households with distance from the CBO - households 
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that are more affluent were observed to be situated at greater distances from the central city. 

Miller (2000:726) points out that industries and businesses in the CBO and poverty-stricken 

inner-city housing areas are ringed by housing zones that become more affluent toward the 

suburbs. In many developing countries, however, affluent residents cluster in the central city, 

and many of the poor live in the squatter settlements that spring up on the outskirts (Miller, 

2000:726). These characteristics are parallel to South African patterns of urban development. 

Harrison and Campbell's (2001) analysis of the Burgess model is that as the city grew and 

developed over time, the CBO would exert pressure on the zone immediately surrounding it (the 

zone of transition). Outward expansion of the CBO would invade nearby residential 

neighbourhoods, causing them to expand outwards. The process was thought to continue with 

each successive neighbourhood moving further from the CBO. It was suggested that inner-city 

housing was largely occupied by immigrants and households with low socio-economic status. 

As the city grew and the CBO expanded outwards, lower status residents moved to adjacent 

neighbourhoods and more afffuent residents moved even further from the CBO. 

2.8.2.2 Sector model 

Land economist Homer Hoyt developed the sector model in 1939. This model presents the city 

as sectors that expand in pie-wedges or strips as a result commercial, industrial and housing 

districts pushing outward from the CBO along major transportation routes that propel growth. An 

important aspect of the model is that Hoyt observed, for example, that it was common for low

income households to be found in close proximity to railroad lines, and commercial 

establishments to be found along business thoroughfares (Harrison & Campbell, 2001). 

According to Worley (1993:67) the wealthy, who have the greatest ability to choose their 

residential locations, will decide to live within one or more wedge-shaped sectors of the 

metropolitan area. 
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Sector Model 

1 High rent residential 5 Transportation 
2 Intermediate rent residential 6 Industrial 

. 3 Low rent residential 7 Core (CBO) 
i 4Edu~tionand~re_cr_ea_r_lon________________________________________~____~~________~ 

Figure 2.10: Sector model 
Source: Miller 2000 

Hoyt theorised that cities would tend to grow in wedge-shaped patterns, or sectors, emanating 

from the CBO and centred on major transportation routes. Higher levels of access translate into 

higher land values. Thus, many commercial fUnctions would remain in the CBO, but 

manufacturing activity would develop in a wedge surrounding transport routes. Residential land 

use patterns also would grow in wedge-shaped patterns with a sector of lower-income 

households bordering the manufacturing or warehousing sector (traffic, noise and pollution 

making these less desirable locations to live) and sectors of middle and higher-income 

households would be located far from industrial sites 0!Vorley, 1993:67). The first empirical 

evidence as to the influence of land values in determining land uses emerged from the work of 

Homer Hoyt. His work is based on decision to satisfy the demand for particular residence types, 

as well as to maximise investment (Romanos, 1976:40). 

2.8.2.3 Multiple nuclei model 

In 1945, the geographers Chauncy Harris and Edward Ullman developed the iple nuclei model. 

According to this model, a city includes more than one centre around which activities evolve. 

Cities of greater size were developing SUbstantial suburban areas and some suburbs, having 

reached significant size, were functioning like smaller business districts (Anon, s.a.). 
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Figure 2.11: Multiple nuclei model 
Source: Miller 2000 

According to the model the CBD is at the centre, with light manufacturing and wholesaling 

located along transport roads. Heavy industry was thought to be located near the outer edge of 

city, perhaps surrounded' by lower-income households, and suburbs of commuters and smaller 

service centres would occupy the urban periphery. Residential land users occupy the largest 

portion of land in any urbanised area. Over time, patterns of residential land use change, as 

does the composition of neighbourhoods within that class of land use. 

2.8.3 Residential land use 

An exploration of some of the patterns and dynamics of residential land use shows that most 

urban land is devoted to residential use. However, within an urban area there is a great deal of 

heterogeneity and differentiation among areas and neighbourhoods (Harrison & Campbell, 

2001). Therefore, within these theories, patterns of land use are determined by land values that 

in turn influence transportation costs. 

A number of scholars (such as Von ThOnen, Richard Hurd & Haig) contributed to the study of 

urban settlements. Walter Christaller, in 1933, proposed the Central Place Theory (CPT) when 

trying to understand how urban settlements develop and are spaced out in relation to each 

other. He attempted to answer this question through a theory of central places that incorporate 

nodes and links in an idealistic situation. In the 1940s, August Losch modified Christaller's 

model and proposed the ten smallest market areas, each with a different k-value, and plotted 

each with network surrounding a central place. This model produced wedges of city-rich and 

city-poor areas spread out around a major central place (Agarwal, 2007). 
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Despite the inapplicability of the model in realistic situations, CPT was a breakthrough in 

predicting and understanding the hierarchical development of settlements, where each level of 

the hierarchy provides different and distinctive services (Agarwal, 2007). Christeller and Losch's 

treatment contains fruitful insights into the economic processes and the ways in which residents 

rationalise their choice of location. 

Ratcliff, in his attempt to analyse the "urban land economics", assumed that there may be more 

than one cluster of blocks where the rent is the highest in the city and that there appears to be a 

decline through successively lower rent levels until the meanest housing and lowest rents are 

reached. The residential areas of the high-income groups are clustered around these high rent 

poles when the size of the city is small, but tend to be found at the periphery of larger and mpre 

dynamic communities 

Ratcliff (1949) outlined a set of assumptions for lower income areas: 

i. They are immediately surrounding the high-rent areas or sectors, which are necessarily 

small in extent, and are the zones of intermediate housing, 

ii. In some cases, there will be additional intermediate rent areas at the periphery of the city at 

a point removed from any high-rent district 

iii. The low-rent areas of the community usually may be found both at the centre and at the 

edge of the developed area. 

iv. The traditional association of the lowest rent districts and the central portions of the 

community is too limited a view, 

v. The crowded slums of the older, central districts have their counterparts in the shack towns 

of the outlying districts. 

The basis of residence values suggest that the rich opt and select the locations which receive 

the highest utility, those of moderate means live as close as possible to them, and so on down 

the ladder of wealth (Romanos, 1976:38). These theories and models validate the fact that 

location integrates the elements of housing formation and have an impact on the price per unit 

of housing; residential land rent; quantity of housing per unit of land (which is considered as a 

measure of residential density) and household income. For example, one result from the 

analysis of rent gradients is that the intensity of land use should generally increase as one 

moves closer to the CBD (Harrison & Campbell, 2001). When one applies this notion to 

residential patterns, one would expect population densities to be higher as one moves closer to 

the CBD and population densities to lower in suburban locations. In most cases, this continues 

to be true (Harrison & Campbell, 2001). 
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According to Miller (2000:727), patterns of residential areas and the mobility of the city's 

inhabitants remain strongly racially defined. However, with reference to South Africa, partly new 

spectra of lifestyles have emerged since 1994. The elite blacks are moving into formerly white

only suburbs, but these areas remain exclusive, often gated, and social interaction among 

different racial and ethnic groups' remains limited (Goebel, 2007:294). The central business 

district becomes accessible as public space to black Africans, but the whites are withdrawing to 

suburban shopping centres precluding the need to venture to the CBD (Goebel, 2007:294). 

These residential patterns also reveal ciass inequalities in the quality of services, housing and 

the general urban environment. 

Furthermore, Housing Atlas (2005) reveals that settlements are shaped by the needs of the 

people who inhabit them, which means that the livelihood strategies affect the actual form and 

structure of, as well as the types of facilities within settlements. According to Minca (2001: 113) 

the key break with the past lies with the fact that while previously the city was thought of as a 

primary, taken for granted entity stable in time, it can now only be envisioned as one possible, 

deliberate construction, a local geographical order borne out of the turbulence of global flows 

and with which it must interact in order to continue to exist. 

This chapter drew substantially on a large number of factors that shed light on the nature of 

housing aid, detailing the behaviour of the housing market at large, inclusive of the low-income 

category. The three models of urban land use and other residential land use theories in this 

study are useful in determining the pattern of decreasing or increasing population density with 

reference to distance from the CBD and are in many ways still applicable. Therefore, the 

chapter concludes by restating that housing in the broad sense means different things to 

different social classes in our societies. 

33 




CHAPTER THREE 


3 HOUSING POLICY IN SOUTH AFRICA 

3.1 Introduction 

The South African housing policy and development of housing is the outcome of significantly 

complex shifts in state policy. The provision of housing, particularly low-cost housing, has been 

a major focus of the South African government in the post-apartheid era, with special focus on 

urban areas. The empirical evidence on housing was the basis of the African National 

Congress' CANC) fully franchised elections campaign in 1994. The ANC as the new government 

took it upon itself to take steps and to create conditions to enable the progressive realisation of 

right to housing for all as articulated in the Reconstruction and Development Programme (RDP) 

and later enshrined in the 1996 Constitution (South Africa, 1996a: 12). AlthoWgh the government 

prioritised the housing needs of the poor, encouraged community participation, promoted the 

involvement of the private sector and committed to deliver houses at scale, many problems 

unfolded during this process. These will be subsequently addressed, and the structure of 

Chapter 3 is represented by Figure 3.1 . 
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Figure 3.1: Structural components of Chapter 3 
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The study traces contemporary housing condltions, and the colonial and apartheid legacies' 

influence to the prevailing low-cost housing provision problems. Housing imbalances are closely 

linked to central characteristics of apartheid in South Africa. The extent of the challenge derives 

not only from the enormous size of the housing backlog and the desperation and impatience of 

the homeless, but stems also from the extremely complicated bureaucratic, administrative, 

financial and institutional framework inherited from the previous government (South Africa, 

1994a:4). 

The current study examines the formation and proceedings of housing programmes in the 

1980s to the emergence and implementation of policies from the first year of the new 

government housing policy meant to address the legacy of apartheid in particular. The situation 

of the current housing policy is a product of number of factors. According to Huchzermeyer 

(2001 :304), South Africa's transition from an apartheid state to a democratic one brought many 

significant policy shifts, especially with respect to housing. 

Of importance in this study is an investigation into new programmes meant for the improvement 

of living conditions of the low-cost housing sector. 

3.2 Policy: historical background 

An exploration of the South Africa housing dilemma reveals that housing backlogs, squatter 

settlements and overcrowding are not new phenomena. The prevailing imbalances can be 

traced through the spread of British planning influence in the period 1910 to 1930 and the 

Second World War, together with post-war reconstruction efforts in the 1930s to the 1940s. 

According to Beinart and Dubow (1995:3), South African history reveals that 1948 marked the 

institutionalisation of the racial strife that played a large part in South African history and politiCS, 

culminating in apartheid that was instituted by the National Party government. The apartheid 

government came with policies and developments of a grossly unjust nature. 

Apartheid as it was introduced promoted the notion of so-called separate development, which 

entailed a physical expression of legal and socio-economic discrimination. During the period of 

formal apartheid, the government legislated where people could live according to their race. 

Africans, Indians and people of mixed race ("Coloureds") were consigned to designated 

locations separate from (and invariably inferior to) the "white" residential areas (Morris, 1981). 

According to Pirie and Hart (1985:387), the system forced black families to live in rural 

homelands or satellite townships, while permits were issued to the families' adults to work in the 
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cities, in mines and on farms. Whites lived in low-density neighbourhoods close to work, close 

to the city centre and in its immediate suburbs. A "buffer zone" of 15 to 40 km, with very Jow

intensity land use, further separated the races (World Bank Group, 2007:14). The geographic 

legacy of apartheid persists today. Research has revealed that compared to other cities in the 

world, South African cities exhibit low population densities where one would expect them to be 

high - in and around the city centres - and high densities where one would expect them to be 

low - in and beyond the peri-urban areas (World Bank Group, 2007:14). Figure 3.2 depicts the 

inherited South African spatial planning for a city. 

middle c!= 
whit<: group 

area 

Figure 3.2: Apartheid spatial planning for a city 
Source: World Bank research document 2007 

Royston (2007:6) states that there were forced evictions of millions of black South Africans from 

their homes; an example is places like Sophiatown, Marabastad and many more, to formal 

townships on the periphery of the white cities and towns. Housing was actually used as an 

instrument of segregation (Royston, 2007:6). As apartheid intensified, Black communities were 

living under a great deal of uncertainty. Common attributes were fear of removal, threat of 

demolition and attack, struggle for survival, unavailability affordable land, and no prospect of 

secure housing, decent services and access to the urban economy and democratic 

representation (Parnell and Mabin, 1995:44). 

The frequency of evictions and restricted movement clearly indicate that housing was one of the 

primary mechanisms used by the Nationalist government to implement its policy of apartheid. 

However, the grand apartheid era policy changed in the eighties. In 1983, township housing to 

residents was accessed at large discounts (Parnell & Mabin, 1995:44). Goodlad (1996:1634) 

supports this by propounding that the 1980s was characterised by reforms within the apartheid 
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framework which made minimal concessions to the political aspiration of Indians, Coloured, and 

African groups - but acknowledged inevitability of black urbanisation. As a result, the pass laws 

- which were promulgated to control the movement and settlement of black people - especially 

in relation to the white urban areas, were repealed (Parnell & Mabin, 1995: 44). 

Site-and-service schemes were introduced as an attempt to create orderly urbanisation 

(Tommilson, 1995:15). However, existing subsidies from the previous regime were designed to 

support the racially defined framework of the government's apartheid policy - but the availability 

of end':'user finance was also limited (Rust, 200Sb:S). Furthermore, the government funded the· 

Independent Development Trust (lOT) in 1990 and the programme's central contention was on 

servicing 100 000 sites using a R7 500 capital subsidy, although the government stressed that it 

was not their responsibility to house people (Parnell & Mabin, 1995:45). 

The repeal of these laws ushered in a new era, and with it a peculiar phenomenon: the 

economic and market forces were utilised to split the cities in ways that still benefit the apartheid 

elites (Beavon, 2000:1). At that particular time, the South African state had adopted a policy of 

privatisation of the supply and ownership of housing, thus putting most new housing projects out 

of reach of low-income groups (Beavon, 2000:1). It is correct to note that access to the cities 

was increasingly determined and defined in terms of income levels. Jenkins (1999: 433) states 

that the new policy was developed during the period of transitional political negotiation, 1991, 

leading up to the first elections in 1994. The South African National Congress' (ANC) 

Reconstruction and Development Programme document of1994 refers to this period as the end 

of one process and the beginning of another. 

The concept of a new beginning carries weight in the sense that even though the traditional 

forms of cities stlll exist and persist, a transformation has taken place; one that has brought 

about technologies and an economy that is radically reshaping the functions, forms and 

character of the cities. In this regard, the argument is often that modernist planners have lost 

touch with the prevailing political-economic forces that are restructuring cities and regions in a 

global context, and have also failed to keep in touch with concomitant intellectual currents and 

cultural forms (Beauregard quoted in Minca 2001 :20). 

3.2.1 Transformation and normalisation 

The immense challenge of the housing crisis was well-nigh unbearable during this period. In 

order to address the housing issue constructively, the National Housing Forum (NHF) was 
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created in the 1990s (Lalloo, 1998:38). The multi-party negotiations for a political transition to 

democracy took place through a forum called Congress for a Democratic South Africa 

(CODESA) (Lalloo, 1998:38). The period from 1992 to 1994 marked a process of intense 

negotiation within the National Housing Forum (NHF) in South Africa (Goebel, 2007:291). The 

negotiating parties designed the Interim as a bridge between the old and the new, to regulate 

the governance of the country under a government of national unity while awaiting a final 

drafted new Constitution. 

3.3 New Constitution and the right to adequate housing 

The Constitution establishes the structure of government. It creates the agencies of the 

government, describes their function, and determines their relations. The Constitution also 

identifies the values that will inform and limit government structure (Fiss, 1979:121). It is upon 

these parameters that the right of access to adequate housing for everyone is enshrined in the 

South African Constitution and it runs as a theme through all the major policy documents that 

been promulgated since 1994. 

It is stated in Section 26 of the Constitution that; 

• 	 Everyone has the right to have access to adequate housing. 

• 	 The state must take reasonable legislative and other measures, within its available 

resources, to achieve the progressive realisation of this right 

• 	 No one may be evicted from their home, or have their home demolished, without an order of 

court made after considering all the relevant circumstances. No legislation may permit 

arbitrary evictions (South Africa, 1996a:9). 

Furthermore, Section 26 of the Constitution (Act 108 of 1996) explicitly notes that everyone has 

the right to have access to social security, including the right to social assistance, if they are 

unable to support themselves and their dependants (South Africa, 1996a:9). 

3.3.1 	 Reconstruction and Development Programme and Housing White 

Paper 


Since 1994, the government's commitment and dedication to facilitate and enhance housing 

delivery has been reflected by the formulation of a number of programmes. The following 

programmes reflect the government's role in low-cost housing. 
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3.3.1.1 Reconstruction and Development Programme 

The RDP is the foundation and the basic point of departure for the policy framework in South 

Africa. The programme was established alongside the Growth, Employment and Redistribution 

(GEAR) programme as a twin developmental programme. According to Harsch (2001 :12), the 

RDP places greater emphasis on human development and facilitates the socio-economic policy 

framework. It is within this framework that the government committed itself to address the 

compounding gravity of housing shortfalls among the poor through the guidance of the RDP. 

The RDP emphasises that a housing programme must be designed to unleash its energy within 

the housing context; not only to get the houses onto the ground, but also to give meaning to the 

notion of a people-centred development (South Africa, 1994b:9). Hence, the government states 

that the RDP sets out a clear vision for housing in the future (South Africa, 1994b:8). The RDP 

has acquired great significance. A key aspect of the RDP is that it links reconstruction and 

development (South Africa, 1994b:9). 

In support, the ANC (1994) states that equality of housing opportunities must respect and 

encourage community empowerment, participation and partnership, afford ability, development 

and sustainability. The RDP vision for housing rests on four pillars; namely people-driven 

development, integration, democratisation and meeting basic needs (South Africa, 1994b:10). 

Under this programme, the RDP seeks to stick to its mandate to help families unable to build 

their own houses; the RDP promised new houses and the redistribution of 30 per cent of good 

farming land (Ke/let, 2002:23). 

The RDP understood that the right of access to adequate housing is linked to many other rights. 

Therefore, its initiatives when promoting adequate housing outline that 

• 	 all housing must provide protecti,on from weather, 

• 	 they must be built in a durable structure and they must offer reasonable living space and 

privacy, 

• 	 they must include sanitary facilities, storm-water drainage, 

• 	 and a convenient access to clean water (South Africa, 2000a:6). 

The RDP is orientated by the concept of partnership as it advocates for cooperation between 

government and the local communities to revive the poor areas' economies through the 
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provision of financial, administrative and technical resources for the realisation of housing to the 

poor. According to Ou Plessis and Napier (2001 :3), the ROP was originally a high-profile 

programme of government but since being devolved to the national line, departments have lost 

ground to the GEAR. The GEAR vision is on the basic macro-economic policy of South Africa. It 

facilitates overall economic recovery in terms of an export-oriented economy and more effective 

local spending to stimulate local economic development (South Africa, 1996b:4). 

GEAR looks at the private sector in an attempt to encourage initiatives to enhance private 

sector involvement. Yet the National Housing Code (2000) explains that the most significant 

goals of GEAR in respect of the government's capacity to implement the housing programme 

are those that have to do with the availability of funds for housing. Therefore, GEAR is endorsed 

with the responsibility of stimulating the housing policy in order to promote efficient and cost

effective delivery programmes that achieve maximum gearing of public investment with other 

resources, be they financial or in terms of sweat equity (South Africa, 1996b:S). 

3.3.1.2 White Paper on Housing 1994 

In October 1994, a National Housing Accord was signed in Botshabelo by every segment of 

society that has a stake in housing (South Africa, 1994a:4). The Accord set down the beginning 

of the common vision that culminated in the publication of the White Paper on Housing namely 

'A New Housing Policy and Strategy for South Africa' in 1994 (NOoH, 200Sb:S). 

The adaptation of the Housing White Paper (HWP) in 1994 indeed reflects the fundamental 

understanding that housing is a basic need. The HWP particularly focuses on creating an 

enabling environment and also to contribute to the certainty required by the market, and to give 

provincial and local governments the capacity to fulfil their constitutional obligations (South 

Africa 1994a:4). It highlights the importance of partnership between the various tiers of 

government, the private sector and the communities (South Africa, 1994a:4). 

3.4 Housing policies 

The persistent and enormous housing backlog suffered by a significant number of South African 

households necessitates addressing the problem from all fronts. In an attempt to address the 
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housing shortage under the new policy, the government promised that one million houses would 

be built within five years of the election (South Africa, 1994b:22). 

3.4.1 Seven housing policy strategies 

The government formulated the housing policy strategies as the guiding principles to a 

successful housing delivery initiative. The government in its housing policy presented two pillars 

of strength as their central approach to this immense challenge of a need to housing low

income earners. Khan and Thurman (2001) identify the two key principles as scale and 

normalisation of all activities of the housing sector. 

Commenting on these approaches, Rust (2006a:65) states that the government seeks to create 

an environment in which the subsidised housing market can operate normally as part of the 

broader, non-subsidised housing market, in the interest of a growing and prosperous economy. 

In addition, Rust (2006b:2) explains that this Jatter angle has become increasingly important as 

government seeks to emphasise the asset potential of the housing it produces and the role of 

such housing in poverty alleviation. All principles and strategies are identified with common 

policy themes, which ,are adequate shelter for all and sustainable human settlement 

development (NOoH, 2005a). 

The Housing White Paper 1994 defines the National Housing Policy within these two principles. 

The housing policy encompasses seven key strategies and their precise nature is that they are 

integral to the policy; therefore, as a result, they rely on each other. The seven strategies 

comprise the following: 

L stabilising the housing environment, 

ii. mobilising housing credit, 

iii. providing subsidy assistance 

iv. supporting the people's housing process 

v. rationalising institutional capacities 

vi. facilitating speedy release of land 

vii. coordinating state investment in development 

3.4.1.1 Stabilising the housing environment 
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A stable housing environment is essential with a view to ensure viable private investment and 

the successful implementation of government's housing programme. This strategy encourages 

greater lending down-market by existing banks, which comprise the country's financial lending 

sector (Rust, 2006b:7). The agreement between government and the private sector developed 

two pillars of strength in respect of the Record of Understanding and New Deal in 1998 (South 

Africa, 2000a:9). The two-point strategy includes strategies to increase the availability of credit 

and risk alleviation interventions such as campaigns to encourage payment for goods and 

services. 

Therefore, under the combined impetus of both agreements, various institutions were 

established to encourage banks to extend their loans down-market: the Masakhane Campaign; 

the Mortgage indemnity Fund; Servcon Housing Solutions; Thubelisha Homes and the National 

Home Builder's Registration Council. 

• Masakhane Campaign 

The Masakhane Campaign is an initiative that seeks to change public perceptions and attitudes 

regarding the rights and responsibilities of all role-players in the housing environment (South 

Africa, 2000a:10). The campaign's attention was later narrowed and focused on getting black 

communities to pay for services. The campaign failed to establish effective local level delivery 

before focusing more on a payment campaign and hence assumed communities simply as the 

purchasers of top-down delivery, (Rust, 2006b:7). This is where the campaign faltered and 

seemed to deliver a contradictory mandate by undermining community mobilisation. 

• Mortgage Indemnity Fund 

The Mortgage Indemnity Fund (MIF) encourages mortgage lenders to recommence lending at 

scale in the affordable housing market in a sustainable manner in neglected areas. The MIF 

made an assurance to accredited financial institutions against losses where they were unable to 

repossess properties due to a breakdown in due process of law. The MIF established a bridging 

gap between government, the private sector, housing financial institutions and communities to 

establish a sound working relationship between them. The MIF operated from 1995 to 1998 with 

RiO billion in new loans generated (South Africa, 2000a: 12). 

• Servcon Housing Solutions (SHS) 

The SHS is assigned the responsibility of repossessing properties and non-performing loans in 

possession of banks and ensures payment normalisation programme through the following 

mechanisms: 
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i. Instalment sale - opportunity to buy the property back utilising a subsidised instalment 

ii. 

iii. 

iv. 

programme 

rescheduled - loan repayments for property not repossessed 

rightsizing - payment of affordable rent before moved to long-term accommodation 

Special assistance to the aged and disabled - providing "relocation assistance in situ", for 

instance without having to relocate (NDoH 2008e). 

SHS was established in 1995 as an agreement between the NDoH and the Council of SA 

Banks. It has grown to be a 100 per cent government-owned enterprise by the NDoH (NDoH 

2008e). However, the NDoH (2008e) points out that unemployment and poverty, HIV/aids and 

other health issues, a breakdown in law and order, lack of financial discipline on the part of 

those who could otherwise afford to honour their obligations, and lack of understanding of 

housing issues on the part of the beneficiaries involved impact negatively on housiryg 

affordability and delivery. The Servcon Housing Solutions is currently being transformed into 

'Land Bank' to assist the state in giving access to affordable, well-located land for housing 

delivery (Rust, 2006b:43). 

• Thubelisha Homes 

Thubelisha Homes was mandated to procure or develop housing stock appropriate for 

rightsizing, as a result pursuing Servcon's programme full implementation (South Africa, 

2000a:12). According to Duncan (2006), Thubelisha Homes received a new mandate on 22 

February 2006 to undertake the actual construction of affordable housing projects and related 

services such as installation of engineering services and to provide project management 

services. Thubelisha Homes is also the implementing agents of N2 Gateway project (Sigcawu, 

2007). 

According to Duncan (2006), Thubelisha Homes is faced with a challenge: servicing the clients 

coming out of Servcon's rightsizing relocation programme and their reluctance to move from a 

bonded unit to a smaller unit among others. Despite these challenges, Duncan (2006) points out 

that Thubelisha Homes will contribute 20 per cent of the national "subsidised" housing delivery 

by 31 March 2009. 

• The National Homebuilders Registration Council (NHBRC) 

The NHBRC was established in 1995 and provides home building industry standards and 

protects housing consumers from unscrupulous builders. The NHBRC ensures that NHBRC

registered builders build new homes only. Therefore, NHBR provision of quality products 
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ensures financial institutions that the low-income housing sector is also worthy of investment 

(South Africa, 2000a: 12). 

3.4.1.2 Mobilising housing credit 

This strategy sought to mobilise housing finance though the establishment of a wholesale 

financier which would support the emergence of a cadre of housing-focused, non-bank lenders 

to offer housing loans to income earners (Rust,2006b:7). The two strategies aimed at mobilising 

credit as outlined in the National Housing Code (2000) are: 

i. A collection of financial and development guarantees supported with government funds, but 

managed on the market, indemnifies banks from loss of investment because of risk, without 

exposing government to moral hazard. 

ii. Providing credit at scale on basis of risk sharing to encourage financial institution to develop 

low income housing sector on a sustainable basis without government intervention in the 

long term. 

This led to the establ1shment of two institutions, the National Housing Finance Corporation and 

the Rural Housing Loan Fund. 

• National Housing Finance Corporation (NHFC) 

The NHFC is a state owned development finance institution established by the National 

Department of Housing in 1996, to offer housing finance, ~roject facilitation, technical 

assistance and retail service finance to private and public entities ensuring availability of 

housing stock and housing finance for the low-moderate-income households (NOoH, 2008d). 

This body provides wholesale loans to financial intermediaries (social housing institutions and 

non-bank lenders) at preferential rates so that they are able to lend such money on an 

affordable basis to low-income earners (Rust, 2006a:65). Figure 3.2 depicts the operational 

layout of the NHFC. 
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Figure 3.3: National Housing Finance Cooperation 

Source: National Housing Code, 2000 


The NHFC is funded by the private sector to sustain its activities. The NHFC constitutes the five 

state-owned development finance institutions in South Africa, with the following: 

i. 	 The Industrial Development Corporation is concerned with industrial development finance 

for, and investments into, industrial concerns. 

ii. 	 The Development Bank of Southern Africa affords infrastructuraI development finance for 

provincial, local authorities, parastatals and utilities. 

iii. 	 Khula Enterprise Finance provides finance for lending to small, medium and micro 

enterprise development. 

iv. 	 The Land and Agricultural Bank deals with agricultural development finance (South Africa, 

2000a:14). 

Recent research indicates that this picture still holds true today, especially in terms of the 

extension of bank credit cards down-market (Pearson & Greeff, 2006 quoted in Rust, 2006b:7). 

• National Urban Reconstruction and Housing Agency (NURCHA) 

The NURCHA focuses on low cost housing development, targeting families earning less than 

R1 500 per month and seeks to strengthen the capacity of institutions involved in low cost 

housing (Rust, 2006a:57). Their initiatives involve financing developers and contractors prior to 
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subsidies payment; facilitating low cost housing loans through commercial banks; capacity

building grants for community development processes and promoting small a'nd medium 

enterprises in housing and urban development (South Africa, 2000a: 16). 

• Rural Housing Loan Fund (RHLF) 

The RHLF was established in 1996 with a mandate to facilitate access to housing finance for 

low-income earners who intend to impro,ve their housing conditions largely in non-metropolitan 

areas, such as communal land, small and secondary towns, and rural nodes. The RHLF 

operates as a wholesale finance institution and to achieve its mandate, the RHLF lends to 

intermediary housing lenders who, in turn, lend to individual borrowers (South Africa, 2007e:16). 

3.4.1.3 Providing subsidy assistance 

The provision of subsidy assistance is yet another strategy of the housing policy. This housing 

assistance includes the Housing Subsidy Scheme (HSS), the ~iscount Benefit Scheme (OBS) 

and the Public Sector Hostels Redevelopment Programme (PSHRP) (South Africa, 2000a:15). 

• The Housing Subsidy Scheme(HSS) 

The Housing Subsidy Scheme is the primary assistance measure in terms of the national 

housing policy. As from 15 March 1994, it replaced afl previous government subsidy 

programmes. The exemption was made where beneficiaries have only received serviced sites 

under previous dispensation and hold ownership rights to such sites; therefore, they qualify for a 

consolidation subsidy (FFC, 2006b:31). 

• The Discount Benefit Scheme 

The Discount Benefit Scheme promotes home ownership among tenants of state-financed 

re'ntal stock, including formal housing and serviced sites. The NDoH (2007b:383) explains that 

the tenants receive a maximum discount of up to R7 500 on the selling price of the property. It 

indicates that where the discount amount equals or exceeds the purchase price or loan balance, 

the property is transferred free of any further capital charges (NOoH, 2007b:383). 

• The Public Sector Hostels Redevelopment Programme (PSHRP) 

The subsidy mandate is to convert hostels into family units and to integrate their occupants into 

local communities (South Africa, 2000a: 16) (see 3.8.2). 
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3.4.1.4 Supporting the People's Housing Process 

This is a support programme for people who qualify for housing subsidies to pool their 

resources and contribute their labour to group in an attempt to make the most of their subsidies 

(South Africa, 2000a: 17) (see 3.6). 

• Support Organisation 

The Support Organisation is responsible for managing the building project (technical, financial 

and administrative), for ordering materials and to ensure that each phase of the projected is 

completed on time, on land with appropriate tenure (Cape Gateway, 2006). 

• Funding 

The PHP funding process includes facilitation and establishment grants. The fac1litation grant 


facilitates preparatory work (including community workshops and subsidy projection 


applications) prior to an application submission to the Provincial Development Board by the 


support organisation. The establishment grants are awarded to qualifying beneficiary families 


. (Cape Gateway, 2006). The subsidies are added together and paid out to the accredited 


Accounts Administrator who is appointed by the Support Organisation (Cape Gateway, 2006). 

• The People's Housing Partnership Trust 

This is the implementer of government's national capacitation programme in support of the 

people's housing process. The trust ensures co-ordination of the capacitation programme 

activities at all levels - national, provincial and local (South Africa, 2000a:17). 

3.4.1.5 Rationalising institutional capacities 

This strategy creates a single housing fund from which the government could finance its 

housing assistance programme (South Africa, 2000a:18). Through institutions the various 

policies are translated into implementable plans of actions, and the fiscal appropriations are 

identified, channelled and spent in the housing sector (South Africa, 2000a: 19). The programme 

helps to ensure that national government, provincial housing departments and municipalities 

have the capacity to carry out their housing functions as outlined by the Housing Act. The 

Housing Act, 1997 defines the roles and functions of the three spheres of government to enable 

the establishment of a sustainable long-term institutional framework (South Africa, 1997a:9). 
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3.4.1.6 Facilitating speedy release of land 

This strategy addresses urgent land delivery needs. The main delivery vehicle is the 

Development Facilitation Act, 1995 (DFA) and it embodies other fundamental reforms of the 

planning system towards government's stabilisation initiative (South Africa, 2000a:20). 

According to Goodlad (1996: 1634), the Act was intended, inter alia, to ensure freehold land for 

projects such as those involved in upgrading shacks on the edges of towns and cities, 

facilitating the speedy release and servicing of land for residential. 

The act promotes security of tenure while ensuring that end-user finance in the form of 

subsidies and loans becomes available as early as possible during the land development 

process. The Development and Planning Commission is the responsibility of the DFA 

Therefore, the commission is responsible for reviewing, planning and related legislature for 

every province. A housing premier in every province establishes the development tribunals. The 

tribunal consists of stakeholders, local authorities and experts in fields of concern (South Africa, 

2000a:20). 

• Land Development Objectives 

To provide a coherent and streamlined policy framework for land development, land registration 

and planning, the DFA is seeking to reform local authorities and requires all of them to prepare 

land Development Objectives (LDOs). The LDO must contain socio-economic analyses, which 

means that all stakeholders and communities must be consulted and this document must be 

based on relations between the municipalities (South Africa, 2000a:22). 

According to Du Plessis and Napier (2001 :3) the LDOs carry statutory power and constitute one 

of the outputs of the overall Integrated Development Planning process required by the Local 

Government Transition Act (209 of 1993) and the Municipal Systems Bill (1999). The bill 

requires each local authority to adopt a single, inclusive plan for the development of the 

municipality which: 

i. 	 Links, integrates and coordinates plans and proposals for the development of the 

municipality; 

ii. Aligns the resources and capacity of the municipality for the implementation of the plan; 

iii. Forms the policy framework and general basis on which annual budgets must be based. 
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3.4.1.7 Coordinating State Investment in Development 

This strategy seeks to maximise the impact of state investment through careful planning, to 

create supplementary process within investments (South Africa, 2000a:21). The concept uses 

the urban and rural development framework as the basis for the government-coordinated and 

integrated process - involving a range of players in the public and private sectors towards 

housing delivery. 

• Urban and Rural Development Frameworks 

The Urban Development Framework contains government's vision for sustainable urban 

settlements, as well as guidelines and programmes for the achievement of the vision. All the 

stakeholders, therefore, participate and have an opportunity to make an input in a process 

(South Africa, 2000a:22). 

The Rural Development Framework describes how government, working with rural people, aims 

to achieve a rapid and sustained reduction in absolute rural poverty. The following are the basic 

requirements for rural development: 

i. Institutional development (to help them to access funds and set their priorities in their 

communities) 

ii. Investment in basic infrastructure and social services (such as housing, water, electricity, 

transport, basic health care and schools). 

iii. Restoration of basic economic rights resource conservation justice, equity and security 

(South Africa, 1997 a: 15). 

• Integrated Development Plan (lOP) 

The lOP is a principal strategic planning instrument, which guides and informs all planning, 

budgeting, management and decision-making in a municipality. It is binding on all parties that 

playa role in the development of a specific municipal area and the local authority governing this 

area (South Africa, 2000a:22). The lOP Guide Pack Integrated Development Planning is a 

process through which municipalities prepare a strategic development plan for a five-year 

. period. In a parallel focus of housing delivery, the Housing Chapter is done as part of the lOP 

process and the summary of the housing planning undertaken by a municipality becomes a 

chapter in the lOP (NDoH, 2005). Together the lOP and the LDO processes provide a 

framework for decision-making, and determine the annual operational budget. The Housing 

Chapter in the context of sustainable human settlements would consist of: 

i. An analysis of the housing demand; 
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ii. A strategy for the supply of housing; 

iii. A set of designed and prioritised housing projects; 

iv. The integration of the housing strategies and projects with the other sectors to achieve 

sustainable human settlements; and 

v. An adopted lOP with a Housing Chapter 

The housing policy strategies, in fact, cannot be utilised separately; if they operate individually 

they would not formulate strategic decisions and actions. However, the reality of what is being 

developed on the ground bears little resemblance to the visions contained in the policy 

documents (Ou Plessis and Napier, 2001:9). In support, Khan and Thurman (2001: 1 0) indicate 

that the concept of progressive realisation of housing as defined in the Housing White Paper 

has not sat comfortably with the original pledge to deliver a specified product at the rate of one 

million houses in five years. 878 subsidised units had been built at the end of the first year of 

the new government and six months later a further 10600 homes had been delivered (Goodlad, 

1996:1631). 

Although there are challenges and problems, the supporters of the housing policy argue that, 

after ten years of policy-developing, policy-revision and the adaptation of several acts and laws, 

the housing policy nevertheless leaves a lot to be desired (Bond 2005:339). According to 

Huchzermeyer (2001 :303), there were calls to re-open the debate on the underpinnings of the 

policy. However, Huchzermeyer (2001 :304) points out that consensus was reached that a 

review of the underlying tenets of the housing policy would retard housing delivery. Although the 

White Paper was not reviewed at that particular time, the government introduced series of 

housing programmes such as the Housing Atlas (2005) to respond to housing trends and 

changing policy direction. 

3.4.2 Social Housing Policy 

The Social Housing Policy was approved by mid-2007 together with its guidelines for 

implementation. In the context of this policy, social housing is defined as, "A housing option for 

low-to-medium income persons that is provided by housing institutions, and that excludes 

immediate individual ownership" (South Africa, 2003a:4). The Social Housing Policy establishes 

and promotes a sustainable social housing environment in line with the social housing 

explanatory notes. The policy defines the functions of national, provincial and local governments 

in respect of social housing. The policy also establishes the Social Regulatory Authority that 

ensures good governance and sustain ability of housing institutions. It is also within the 
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jurisdiction of the Social Regulatory Authority institute criteria and grants statutory recognition to 

housing institutions (South Africa, 2007c:2). The policy is a government initiative to intensify its 

working relationship with community-based organisations and various non-governmental 

organisations (NGO's). In an effort to accelerate housing delivery to address the housing 

backlog, the Social Contract for Rapid Housing Delivery was signed by the department with 

other key stakeholders (including banks and property developers). 

The contract states that every commercial development including housing developments that 

are not directed ~t those earning R1 500 or less; must spend a minimum of 20 per cent of the 

project value on the construction of affordable housing (South Africa, 2005a:7). One of the most 

important developments of the contract is the introduction of the Inclusionary Housing Policy. 

According to Smit and Purchase (2006:1) inclusionary housing ordinances require that a certain 

percentage of new residential development be set aside for the occupancy by families of very 

low, low and moderate income levels. The other measures agreed on obliging the government 

to provide communities with empowerment initiatives; the areas of particular focus in this regard 

were exclusively women and the youth (South Africa, 2005a:6). It is acknowledged, 

nonetheless, that intensive delivery in urban areas - including densification - will only provide a 

short-term solution. However, housing interventions in rural areas have the potential to provide 

long-term solutions as they operate in large areas that are still under-developed with vast 

spaces of land that have the potential to contribute towards the sustainable development of both 

urban and rural areas. 

In a view of the fact that the social contract focuses more on urban housing development, in 

May 2007, all the delegates in the housing value chain committed themselves to a Social 

Contract for Integrated Human Settlement in Rural Housing Delivery that translates their 

goodwill into practical cooperation with the common goal of achieving housing for all by 2014. 

The objectives of the Social Contract for Integrated Human Settlement in Rural Housing, as 

agreed upon at the East London Housing Indaba, are as follows: 

i. 	 to review the current rural environment 

ii. 	 to identify and remove problem areas that retard speedy developments 

iii. 	 to set standards and guidelines for benchmarking, quality assurance and monitoring of 

progress 

iv. 	 to commit or bind all relevant stakeholders to making a meaningful contribution to rural 

housing within the country 

v. 	 to promote innovative and alternative building technologies that are suitable and supportive 

to the rural context 
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vi. to promote and intensify the implementation of housing consumer education 

vii. to build individual and institutional capacity for implementing housing projects through 

strengthening individual (previously disadvantaged individuals, women, youth and people 

with disabilities), institutional and cooperative efforts 

viii. to complement and prioritise policies and mechanisms to deal with chronic (dreaded - such 

as HIV/AIDS, etc.) diseases and child-headed families in housing, including access to 

housing finance (South Africa, 2005b:6). 

The Social Contract for I ntegrated Human Settlement in Rural Housing Delivery takes into 

account the Comprehensive Plan for the Development of Sustainable Human Settlements. It 

facilitates for the development of a framework aimed at encouraging and enabling partnerships 

and resource mobilisation, and artiCUlates for the possibility of collective development. 

3.4.3 Inclusionary Housing Policy 

This policy's focus is to harness private initiative in pursuit of housing delivery to middle and 

higher income households to also provide (and include) affordable housing opportunities in 

order to achieve a better socio-economic balance in residential developments, and also to 

contribute to the supply of affordable housing (South Africa, 2007b:9). It is therefore worth 

noting that within the ambits of the Financial Sector Charter (FSC) affordable housing has been 

defined as the range between the cost of an RDP house (at around R50 000) to the top of the 

affordable housing range (defined at around R300 000). The market that will be aimed at are 

those households earning between R3 500 and R7 000 per month. Rental housing is expected 

to be in the range of R500 to R3 000 per month (Rode & Associates, 2007:1). However, the 

FSC figures are not constant as they are adjusted annually and the adjusted figures are then 

applicable. 

The policy treads through two flexible approaches of delivery when compared to the initial fixed 

percentage (of 20 or 30) set aside for inclusionary housing. The first approach is the Volunt?ry, 

Proactive Deal-Driven (VPDD) approach, which facilitates the use of government-owned land, 

and proactive engagements between the private sector and government on a condition that the 

developer set aside a percentage for low-income housing. 

The second approach is a Town-Planning Complaint (TPC) approach that utilises private land at 

the level where developers engage with municipalities for re-zoning applications. Smit (2006:2) 

refers to the approach as "inclusionary zoning" and explains this as a situation when mandatory 
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inclusionary requirements are incorporated in the zoning code or housing element of a local 

authority and obtaining building plans is made contingent on the developer's agreement to 

provide affordable housing. The aim of the policy is to promote affordable housing supply and 

promote social inclusion with a view to achieve a better socio-economic balance in residential 

developments (South Africa, 2007b: 11). Kotsoane (2007) propounds that as far as the town 

planning approach to privately owned land is concerned, it would be applied, for instance, when 

a developer wanted to change the use of land from business to residential. He adds that, in so 

. doing, the developer has to show the municipality that the application for the change of land use 

is intended to have the effect of incluslonary housing. 

The key objectives of inclusionary housing in South Africa are the following: 

i. 	 to contribute towards achieving a better balance of race and class in new residential 

developments 

Ii. 	 to provide accommodation opportunities for low income and lower middle income 

households in areas from which they might otherwise be excluded because of the dynamics 

of the land market 

iii. 	 to boost the supply of affordable housing for rental and ownership and making better use of 

the existing infrastructure 

iv. 	 to mobilise private sector delivery capacity to provide affordable housing to uplift new 

housing opportunities off existing stock while at the same time contributing to the 

densification of South Africa cities (South Africa, 2007b: 11). 

The inclusionary housing policy objectives advocate for denser and reshaped cities to change 

the prevailing status quo of racial and income segregations. There are a number of pilot housing 

projects proposed, such as a project Steenberg in Tokai, where six affordable housing units wi!! 

be wedged between 24 of R6 million homes. The developers see this project as the first of 

many bringing them in line with the social goals as set out by the National Department of 

Housing (CUBES, 2008:2). Therefore, through these measures, the original conception of 

apartheid cities would increasingly fade as the inclusionary housing policy forces planners and 

developers to reconceptualise human settlements in relatively new ways. 

• Rationale and justification for inc(usionary housing programmes 

According to Smit and Purchase (2006:12) the fundamental purpose of inclusionary housing 

programmes is to allow affordable housing to become an integral part of development targeted 

for higher income groups. In this way the energy of market-delivered housing is used to 

increase the supply of affordable housing. Moreover, social, racial and economic integration is 
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often achieved. However, there are pros and cons related to inclusionary housing - these are 

discussed by Smith and Purchase (2006) and are summarised below. 

Table 3.1: Shows negative and positive features and outcomes characterising 

,~~~~~~~o~e:?U~~~~tcornes::-J-Negativefeaturesan-do-utcomes -------
• 	 Creation of mixed income, 

diverse, integrated communities 
• 	 Smart growth, less sprawl, 

preservation of open spaces, 
inclusionary housing sometimes 
enables developers to build more 
densely through the provision of 
density bonuses. This helps to 
prevent the sprawl that would 
otherwise be created by single
purpose residential zones. 
Jnclusionary zoning often allows 
for mixed use and transit-oriented 
development while protecting 
surrounding open spaces. 

• 	 Deconcentration of poverty: 
inclusionary housing can lessen 
the concentration of poverty 
within certain communities, and 
create greater access to 
education and job opportunities in 
the larger region. 

• 	 Housing for a diverse labour 
force: inclusionary housing helps 
to build a diverse housing market, 
ensuring' that lower income 
individuals whose housing needs 
are not met by the market can live 
in a community where they work. 
It also reduces the oft-cited 
spatial mismatch between urban 
employers and the low and 
moderate-income work force. 

• 	 Inclusionary housing increases 
the supply of affordable housing. 
Whilst the supply contribution 
may be modest, its contribution to 
the supply of well-located 
affordable housing is significant. 

• 	 - Shifting the cost of providing affordable housing to 
other groups in society. It is argued that developers 
cannot make money on affordable housing and are 
saddled with the burden of economically integrating 
neighbourhoods that have been demographically 
homogenous for decades. Developers become 
scapegoats for problems beyond their control, but 
quickly pass the financial burden of these 
programmes onto the new occupants of the housing, 
through higher house prices. 

• 	 New housing production decreases due to 
consequences of inclusionary programmes as a result 
of increased costs caused by a combination of 
market-rate homebuyers, builders and land owners, 
making the burden of increased costs too great for 
them. 

• 	 Inclusionary programme requirements are a Stealth 
Tax. For example, in Scotland where each affordable 
unit costs between 60 000 and 80 000 GBP to 
produce, some developers are asked to "donate" up to 
400 million GBP per annum. 

• 	 The programme assumes many guises, but often 
relies on the private sector to finance affordable 
housing based on the sale of market units. This may 
not be a problematic when the economy is flourishing, 
but becomes a serious problem when the economy 
falters. 

• 	 Resale controls are economically inefficient Affordable 
hO'using units usually carry with them affordability 
controls that typically limit the resale prices to 
increases in the rate of inflation. Thus, inclusionary 
housing programmes provide individual economic 
benefits that are difficult to "cash out". 

• 	 Does not address issues that contribute to the high 
costs of market rate housing, such as high land costs, 
lack of' available sites, developer fees and 
cumbersome permitting processes. 

• 	 Many local governments cannot afford the costs 
(skilled labour and administration) associated with 
implementing an inclusionary housing process. 

• 	 The number of people benefiting from programme is 
small compared to -the relative need. In most 
instances applicants so outnumber available units that 
lotteries are used to select buyers and renters. 

Source: Smith and Purchase (2006:12-1 
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In the context of South Africa, the broad base of housing need shows that the policy is due to 

benefit a relatively small population considering the number of low-income group housing units 

that are constructed in each project. Despite such setbacks, the programme's successful 

implementation will contribute towards fulfilling the ideal of housing for all. 

3.5 Appropriate legislature framework 

In the optimism after 1994, housing became a cornerstone of the South African government at 

building a new country. According to Rust (2006a:65) housing influences the health and welfare 

of South Africans, as well as on the economy, and its impact on the general sense of citizenship 

in a new constitution dispensation is well known and understood. Therefore, emphasising the 

importance of housing, many new laws were passed concerning housing and land reform. 

These laws reflect the government's commitment to the housing need. 

The Housing Act that is also referred to as housing development takes reasonable legislative 

measures within its jurisdiction to achieve the progressive realisation of right of access to 

housing in conjunction with other acts and laws. The Housing Act, 1997 (Act No.1 07 of 1997) 

and the National Housing Code (2000) have been designed to accelerate the progressive 

realisation of the right to housing and to uphold Section 26(1) of the Constitution of South Africa. 

The main aim of the act is to provide for the facilitation of a sustainable housing development 

process, in an attempt to ensure that the majority of South Africans have access to adequate 

housing, accompanied by the appropriate infrastructure (South Africa 1997a:1). The National 

Housing Act clarifies the different roles and responsibilities of three spheres of government and 

sets out how the national housing programme is to be financed. The act requires that these 

three spheres of government should provide as wide a choice of housing and tenure options as 

is reasonably possible (NDoH, 2005a:21) It ensures that all housing activities in South Africa 

take place within the framework of the Constitution and establishes various statutory bodies 

such as the national and provincial housing boards (FFC, 2006b:28). 

The Development Facilitation Act 1995 deals with urgent land delivery. The DFA strives to 

bypass bottlenecks in existing regulations, especially those impeding the delivery of serviced 

land for low-cost housing (South Africa, 1995:2). The DFA provides the legal framework for 

assisting all three spheres of government in order to gain access to development land; it also 

provides principles for decision-making and conflict-resolution in favour of land development 

projects. The act provides a nationally uniform point of reference to assist in land development 

(Cape Gateway, 1996). The DFA operates parallel with other laws and gives applicants seeking 
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planning permission the option of utilising its development tribunals or town planning ordinance 

in order to engage in land development projects. 

The Extension of Security of Tenure Act 1997 (Act No. 62 of 1997) provides for measures with 

state assistance to facilitate long-term security of land tenure. The act regulates the conditions 

of residence on certain land, to regulate the conditions on and circumstances under which the 

right of persons to reside on land may be terminated and to regulate the conditions and 

circumstances under which persons, whose right of residence has been terminated, may be 

evicted from land as stated under Section 8 (South Africa, 1 997b). 

The Housing Consumer Protection Measures Act 1998 (Act No. 95 of 1998) makes provision for 

the protection of housing consumers and provides for the establishment and functions of the 

National Home Builders Registration Council (South Africa, 1998:2). The act protects 

consumers from faulty houses and enforces residential builders to be registered and competent 

with a view to promote technical and ethical standards in the home building industry (South 

Africa, 1998a:2). 

The Rental Housing Act 1999 (Act No. 50 of 1999) creates an environment conducive to 

promoting the provision of rental housing property and ensures that access to adequate housing 

through rental housing market is facilitated (South Africa, 1999:2). The act facilitates the 

establishment of special tribunals, and defines their functions, powers and duties. These 

tribunals perform duties such as mediating between proprietor and tenants in order to create 

sound relations, and hence discourage the eviction of long-standing tenants from their homes 

with emphasis on mediation. The act also lays down general requirements relating to leases 

(South Africa, 1999:2). 

The Home Loan and Mortgage Disclosure Act 2000 (Act No. 63 of 2000) promotes fair lending 

practices among the banks and requires disclosure by financial institutions of information 

regarding the provision of home loans annually (South Africa, 2000b:2). The act facilitated the 

establishment of an Office of Disclosure. The act prevents discrimination by financial institutions 

when considering or granting home loans to eligible borrowers (South Africa, 2000b:4). 

Increasing the effectiveness and protecting the vulnerable, the act requires disclosure of the 

finalised home loan application received; of loan applications declined, the home loan 

applications closed, and the home loan applications that are approved by financial institutions 

(South Africa, 2000b:4). 
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The Local Government Municipal systems Act 2000 (Act No. 32 of 2000) aims to provide for the 

core principles, mechanisms and processes that are necessary to enable municipalities to move 

progressively towards social and economic upliftment of local communities to enable extensive 

access to essential services that are affordable to all (South Africa, 2000c:2). The act draws and 

defines the legal nature of a municipality by intensively elaborating on its powers, functions and 

partnership with all stakeholders within its municipal area. The act facilitates the development of 

a framework that underpins the notion of developmental local government (including 

empowerment of the poor) in an effort to build local government into an efficient, frontline 

development agency capable of integrating the activities of all spheres of government to create 

communities that live in harmony with their local natural environment. The act realises the 

detailed and legislated need for improved human settlement by consolidating fragmented local 

service delivery. 

The Housing Amendment Act (2001) came into existence to remove barriers and inefficiencies 

in the Housing Act of 1997. With regard to institutional arrangements, the act abolished the 

South Africa Housing Development Boards and the Provincial Housing Development Boards, 

and shifted their powers to the advisory panels being the provincial members of the executive 

councils (South Africa, 2001 :2). The act introduced a restriction on the sale of state-funded 

housing (Harrison et al., 2003:219). For example, Section 10A of the Housing Act prohibits the 

sale of government-subsidised property for a period of eight years (South Africa, 2001 :2). 

The Prevention of Illegal Eviction from and Unlawful Occupation of Land Amendment Act, 2008, 

has recently been completed and the decision to proceed with legislation was made on 16 

November 2007 when introduced in the National Assembly. The new Amendment Act, 2008, 

seeks to address various problems of interpretation and implementation present in the Principal 

Act 1998 (Act No. 19 of 1998). The new act prohibits unlawful eviction and sets out detailed 

procedures for the eviction of unlawful occupiers. The act stipulates measures, application and 

states to whom the act does not apply (such as a person who occupied land as a tenant) (South 

Africa, 2008a:3). The act prohibits certain acts in respect of unlawful occupation of land and 

creates offences relating to such acts. The act allows the power to grant a court order for 

eviction and repeals obsolete laws relating to illegal squatting. Furthermore, the act provides for 

a process for fair eviction of unlawful occupiers (South Africa, 2008a:4). 

The Housing Development Agency Act 2008 (Act No.23 of 2008) has recently been 

promulgated. This act established the Housing Development Agency (HDA) and provides for its 

functions and power (RSA, 2008b:2). The HDA is mandated to assist provincial and local 

governments with the rapid release of well-located land for integrated housing - whether state, 
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privately or communally owned land in consultation with relevant owners (South Africa, 

2008b:5). The act is in the line with the Comprehensive Plan for the Development of 

Sustainable Human Settlements as it assists towards the upgrading of informal settlements and 

dealing with housing developments that have not been completed with the anticipated project 

period (South Africa, 2008b:5). The HDA is an agent of provinces and municipalities in an 

attempt to supplement the character of work, and also to and complement the work of both 

spheres. 

3.5.1 Other key legislation 

» Municipal Finance Management Act No. 56 of 2003 

» Town Planning and Townships Ordinance (1986) 

» Municipal Demarcation Act No. 27 of 1998 

» Municipal Structures Act No.117 of 1998 

» Municipal Property Rates Act NO.6 of 2004 

» Less Formal Township Establishment Act No. 113 of 1991 

» Public Finance Management Act No.1 of 1999 

» Disaster Management Act No. 57 of 2002 

» National Environmental Management Act 1 07 of 1998 

An in-depth examination of the legislature on housing, when viewed simultaneously from 

diverse viewpoints, shows that it is not only a guardian (as it incorporates many institutions, 

laws and practices). The effectiveness of the legislation relies upon the practical comprehension 

and the possibility of sharing values produced in different contexts and unique experiences. 

Therefore, as a corollary to this process, policies, integrative planning and development 

principles are needed to intensify the constitutionally protected dignity and interest of the 

people. 

3.6 Intergovernmental context of housing provision and 
housing establishment 

The National Housing Act sets out the responsibilities of local government for providing housing 

in Section 9(1) of the act. Table 3.2 shows the roles of the various spheres of government. 
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Table 3.2 shows a summary of the respective roles of the various spheres of government 
in h ousi n~:..:::is:..:..io::.:n~__----,--=-_-:---_-::------c 

iI 	 INational sphere 	 Provincial sphere Local sphere 
r-------------------+----	 ! 

• 	 Development of housing • Provincial governments are • As part of the lOP process, 
policy responsible for developing every municipality must 

• 	 Assisting provinces and provincial housing policy make sure that, within the 
municipalities to develop within the national framework of national and 
goals for housing delivery, framework provincial legislation and 
monitoring and • Provinces are allowed to policy, constituents within 
performance 	 legislate on housing their jurisdictional areas 

• 	 Assists municipalities to matters that fall within the have access to adequate 
develop the capacity to provincial boundaries. The housing 
manage and perform their said legislation should, • Municipalities initiate, plan, 
housing obligations however, not be in conflict facilitate, and co-ordinate 

• 	 Review of the Housing with national legislation appropriate housing within 
Code to meet the above • Provinces approve of their boundaries, either by 
mentioned obligations housing subsidies and engaging developers to 

projects and provide undertake projects or by• 	 National housing policy 
outlines the funding support for housing fulfilling the role of 
framework for housing development to developer 
development and allows for municipalities • Municipalities identify, 
an allocation from the • Provinces assess reserve, plan and manage 
provincial budget for municipalities' applications land for housing 
housing to be negotiated for accreditation to development 
and secured. administer national housing • The National Housing Act 

programmes. sets out the responsibilities • 	 The policy provides for 
allocations to provincial • Provinces monitor the of local government for 
governments, municipalities performance of accredited providing housing in terms 
and other national housing municipalities of Section 9(1) of the Act 
institutions that implement 
the national housing 

i_Pro 	ramme 
Source: Maxim Planning Solutions in 2007 

The responsibilities of local government in terms of accreditation and also in terms of being a 

developer are set by National Housing Act in Section 9(1) of the Act: 

3.6.1 Municipalities may be accredited 

Municipalities may participate in the national programme through a process of accreditation. 

The requirements of accreditation include application by the municipality to the Member of the 

Executive Council (MEC). The MEC, after consulting with the relevant provincial housing board, 

will allocate funds to such housing programme, for an instance a Housing Subsidy Scheme 

(FFC, 2006b:29). Accreditation enables a municipality to resume similar functions to provincial 

governments as it receives, evaluates and approves or denies applications for subsidies; and 

prepares a local housing strategy and sets housing delivery goals (FFC, 2006b:29). 

59 



3.6.2 Municipalities may act as developers 

A developer can be an organisation in the private sector, a public sector institution, or a non

governmental or community-based organisation (FFC, 2006b:30). The role of municipalities 

acting as developers in the housing delivery process is facilitated by the procurement policy 

governing the housing subsidy system. A municipality acting as developer initiates manages 

and executes housing projects (FFC, 2006b:30). 

It is therefore stated under Section 9 (2) (b) of the Housing Act that the municipality cannot 

assume both responsibilities and hence may either be developer or become accredited. The 

clause states that if a municipality has been accredited under Section 10(2) to administer 

national housing programmes in terms of which a housing development projected is being 

planned and executed, such a municipality may not act a developer, unless such projects have 

been approved by the relevant provincial housing development board (South Africa, 1997 a). 

3.6.3 Housing establishment 

The approach describes housing delivery structures and operations as set by the national 

government adopted in all spheres of government in South Africa. 

3.6.3.1 Registration process 

The first step is the housing registration process. The general purpose is to give effect to 

National Housing Policy and its housing subsidy strategy requirements aligned with respective 

Provincial Departments of Housing. Successful registries receive a Registration Card reflecting 

their personal details, preferred geographic location for assistance, plus one alternate location 

and current residential address (this must be within provincial jurisdiction of a particular housing 

project) (South Africa, 2000a). 

3.6.3.2 Process of [and development and delivery 

The land use and land development management systems are engaged at the municipal level 

through instruments such as town planning schemes, municipal by-laws and zoning regulations. 
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Through these guidelines, the municipality releases appropriate parcels of land to institutions to 

encourage higher density and well-located housing development (Cape Town, 2005). 

Once subsidy applications are screened and approved, the developer initiates the first steps it') 

the process of delivery (Rachmuhl & Ambert, 2001 :20). These entail the design of engineering 

services, planning of the site and plot layouts to establish the township, which leads to 

installation of services and the top structure being built (Rachmuhl & Ambert, 2001 :20). The 

purpose of the application process is to prepare an 'initial project list' for prospective 

beneficiaries to be accommodated in a particular housing project which shall be forwarded to 

the Housing and Development Board for approval and thereby unlock the necessary project

linked subsidies (Cape Town, 2005:6). The applications are limited to persons already on the 

register at this stage. 

Rachmuhl and Ambert (2001 :20) found that the last phase in the process, which is a transfer of 

ownership of the site to beneficiaries, normally takes place prior to the construction of housing . 

structures. However, the high level of absenteeism at the time of handling-over to beneficiaries 

usually leads to developers requesting that construction should commence prior to the handling 

over of properties to the new owners (Rachmuhl & Ambert, 2001 :20). 

3.6.3.3 Role-players and responsibilities 

The responsibilities of housing allocation are aligned to the parameters of the housing subsidy 

scheme approach (Auditor-General, 2006:8). The private sector is the primary technical role

player, while the government is called upon to expedite financial, regulatory, and community

based issues and the beneficiary community is mostly a silent partner (Rachmuhl & Ambert, 

2001 :20). 

3.6.3.4 Developers 

The main function and responsibility of developers include the planning and servicing of the site, 

as well as the construction of housing structures (Rachmuhl & Ambert, 2001 :20). The developer 

has the powers of sub-contracting most of the labour-intensive activities to local contractors and 

performs a managerial and co-ordinating role (Auditor General, 2006:9). 
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3.6.3.5 Provincial Department of Housing 

The Department is responsible for the allocation of subsidies. The Provincial Department of 

Housing verifies whether an applicant qualifies in terms of the NHC and issues conditional 

approval (Cape Town, 2005:4). 

3.6.3.6 Municipality 

The municipality contacts potential beneficiaries on its housing waiting lists to verify their 

interest and selects possible housing products from a range of houses developed (Cape Town, 

2005:6). The local authorities' responsibility is to manage the linkages of the project with 

beneficiary households (Rachmuhl & Ambert, 2001 :20). The municipality assists in the 

allocation of additional subsidies to cover higher service levels, as well as overseeing the 

management of beneficiary access to the project. 

3.6.3.7 Financial institutions 

The financier and or the mortgage lending institutions are instrumental in pioneering the mode 

of housing delivery. Financial institutions conceptualise and develop micro-lending products 

(Rachmuhl & Ambert, 2001 :20). 

3.6.3.8 Beneficiary community 

The community is active in most cases in a steering committee in which role-players from 

government and the private sector also participate. According to Rachmuhl and Ambert 

(2001:21), beneficiaries are usually given a selection, albeit limited, of house types from which 

to choose. Members of the community are also often employed as a source of local labour in 

the course of the construction process, 
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Based on the above theoretical evidence it can be gleaned from the literature that housing 

provision is a complex process that it is far from simply a collection of people and physical 

structures. 

3.7 Integrative planning programmes and development 
principles 

The government's wish is to put more low-income majority families into their own homes. With 

regard to the new planning era, the concept of sustainable development is embodied in any 

government or municipality framework and the South African government is no exception. 

The NOoH (2005:6) indicates that sustainable human settlement symbolises a new way of 

thinking about housing within the broader space economy. It highlights the need to change the 

existing ROP landscape in terms of both settlement improvements and in terms of the locality of 

settlements in relation to each other to offer greater economic, social and recreational 

opportunities and to ultimately achieve more sustainable human settlements and support spatial 

restructuring (NOoH, 2005:6). Figure 3.4 below represents the informants of differentiated 

housing investment potential: 

Figure 3.4: Factors influencing housing Investment potential 
Source: Housing Atlas, 2005 

The housing environment is dynamic due to fresh challenges constantly presenting themselves 

and also, added to this, the pursuit of improving the low-cost housing sector. The government, 

in response to demands of rapid housing delivery, focuses on improving in this regard and on 
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being an appropriate vehicle for such provision. Various legislative tools and programmes 

support these initiatives towards fulfilment of housing need. 

3.7.1 Capacitation programme 

Capacity building ensures an efficient workforce and the installation of appropriate technology, 

equipment and systems for monitoring and evaluating housing programmes. This programme 

assists provinces in ensuring the effective and efficient implementation of National Housing 

Programme (NOoH, 2007a: 19). The strategy and guidelines for housing capacity, as well as 

guidelines for provincial housing-capacity business plans have been developed (NOoH, 

2007a:19). The government's current focus is on stakeholders in the construction and housing 

industry and the department has developed a framework for supporting emerging contractors 

(NOoH,2007b:381). 

3.7.2 Medium Term Expenditure Framework 

Almost immediately after the enactment of the Housing Act, 1997, the Medium Term 

Expenditure Framework (MTEF) was adapted in 1998 - linking the annual budget with planning 

in the context of multiyear framework as part of a wide package of budget reforms. The MTEF 

enhances stability by assuring that provinces and national ministries know which resources will 

likely be at their disposal (National Treasury, 1998:39). The Housing Act requires national and 

provincial governments to develop a multi-year plan, the MTEF. The FFC (2006b:30) reveals 

that this provides a plan for the delivery of houses that is mindful of housing demands and 

potential supply in terms of available funds for a period of three years. The Minister of Housing 

prepares a multi-year plan based on multi-year plans prepared by the provincial governments 

(FFC, 2006b:30). 

3.7.3 Provincial Growth and Development Strategy (PDGS} 

The PGOS is a critical tool to guide and coordinate the allocation of national, provincial and 

local resources and private sector investment to achieve sustainable development outcomes 

(South Africa, 2005c:1). The purpose of these guidelines is to provide a framework on how 

provinces should formulate and implement their development projects and programmes in 

accordance with the principles set out in the NSDP. The PGOS differs form province to province 
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due to variations in accordance with provincial resources and requirements, although all 

provinces PGDS adhere to NSDP guidelines. 

The application of the PGDS should primarily focus on the long-term strategic view (10 to 20 

years) of the province that is reviewed comprehensively every five years (although ongoing 

refinements may be done annually by the premiers in the light of new information, progress 

made and the emergence of new blockages or hindrances to implementation). The other part 

must be an action-orientated collaboration and implementation plan that sets specific annual 

goals and targets - including the monitoring and evaluation of their achievement (South Africa, 

2005c:4). 

The PGDSmust involve the metropolitan, district and local municipalities and the PGDS must 

incorporate issues and proposals of national, provincial and strategic significance arising from 

metropolitan and district IDPs as well as private and civil organisations. Decisions should be the 

result. of both a top-down and bottom-up engagement process (South Africa, 2005c:4). 

Moreover, it should also be able to guide and co-ordinate resource allocation in the provincial 

MTEF and implementation through provincial departmental strategic plans and sector plans' 

prioritisation in metropolitan and district lDPs. The effective implementation of the PGDS should 

recognise all three spheres of government and should use the notion of potential to inform an 

analysis of the space economy, with a view to identify areas of economic significance and the 

relative and dynamic comparative advantage of localities as advocated by NSDP. 

3.7.4 National Spatial Development Perspective 

The National Spatial Development Perspective (NSDP) was formulated in 2003 as an on going 

process of elaboration, refinement and revision that takes into account the dynamic nature of 

the space economy and of settlement process (South Africa, 2003b:8). In 2006, the new NSDP 

was adopted to support the government's growth and development objectives through the 

following: 

i. A set of principles and mechanisms for guiding infrastructure investment and development 

decisions. 

ii. A shared under-standing of the national space economy by describing spatial manifestations 

of the main social, economic and environmental trends. 

iii. An interpretation of the spatial realities and the implication of the government intervention. 
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The NSOP (2003b:36) points out that development should take place in areas where greatest 

need (high levels of poverty) and highest potential for economic growth and investment 

coincide. The NSOP acknowledges that there are many areas where there are high levels of 

need with a low economic potential, and recommends that in these cases basic services should 

be delivered, but the focus should be on skills development of the people rather than on huge 

infrastructure investment and development (NOoH, 2005a:7). This approach broadens the 

options of people to engage in alternative means to support themselves or move to more 

suitable locations, if necessary, by engaging assumptions. 

The NSOP principles are based on a set of normative principles in order to: 

i. Contribute to the broader growth and development policy objectives of government. 

ii. 	 Address the spatial dimensions of social exclusion and inequality 

iii. 	 Lift the burden of unequal and inefficient spatial arrangements placed on the state (such as 

high transport subsidies, especially for poor communities' long distances to and from work). 

Following from this, the NSOP promotes the following principles for prioritising infrastructure 

investment and development spending: 

• 	 Principle 1 - Rapid economic growth that is sustained and inclusive is a pre-requisite for the 

achievement of other policy objectives, amongst which poverty alleviation is key 

• 	 Principle.2 - Government has a constitutional obligation to provide basic seNices to a/l 

citizens (such as water, energy health and educational facilities) wherever they reside 

• 	 Principle 3 - Government spending should be focused on localities of economic growth and 

or economic potential particularly on fixed investment; this goes beyond the constitutional 

obligation identified in principle 2 in order to: 

...;. gear up private sector investment 

...:. stimulate sustainable economic activities 

...;... create long-term employment 

• 	 Principle 4 - The focus should be on people, not places, in an effort to address past and 

current social inequalities through this: 

+:... in localities where there are both high levels of poverty and development potential this 

could include fixed capital investment beyond basic services to exploit the potential of 

those localities 

...:+ in localities with low development potential government spending should focus on 

offering social transfer, human resource development and labour market intelligence that 

would enable people to be mobile and migrant 

• 	 Principle 5 - The future settlement and economic development opportunities shoUld be 

channelled into activity corridors and nodes that are adjacent to or link the main growth 

centres, in order to overcome the spatial distortions of apartheid through: 
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.:. 	 infrastructure investment whereby it should primarily support localities that will become 

major growth nodes in South Africa and the SADC region to create regional gateways to 

the global economy. 

The NSDP is an indicative guideline that encourages creative interaction and co-ordination 

between departments and spheres of government about the nation's spatial priorities. The 

NSDP guides discussions around policy and programme co-ordination with regard to 

infrastructure investment and development spending in all spheres of government (South Africa, 

2006). The NSDP acknowledges the process of developing IDPs by local government structure 

and consider it a critical element of spatial planning (South Africa, 2003b:37). 

From a housing perspective, the unfolding of Provincial Growth and Development Strategies 

(PGDS) and IDPs in relation to NSDP objectives aligns human settlement and settlement 

patterns with the national economy, trends and issues in the national space economy. 

• 	 Application of NSDP 

According to Schoeman (2007: 10) the c.entral theme of the present planning and development 

context within all spatial systems is the need to align and integrate instruments such as the 

National Spatial Development Perspective (NSDP), Provincial Growth and Development 

Strategies (PGDS), Integrated Development Plans (lDPs) and its sectoral plans (e.g. housing 

policies and strategies). The application of NSDP within the three spheres of government (in 

PGDSs, IDPs, Sector Plans) means undertaking rigorous analysis of the spatial economy to 

identify areas of economic significance and concentrations of poverty, as well as relative and 

dynamic comparative advantage of localities and facilitation of common platforms for structured 

dialogue. 

The effective and efficient application of the NSDP will enable government to focus its 

investment and development interventions to ensure maximum and sustainable impact. The 

NSDP will enable the government to capitalise on complementarities, and facilitate consistent 

and focused decision-making (South Africa, 2006). The NSDP appropriate application stretches 

beyond horizons as it transcends aspects of integration and coordination procedures towards 

strategic coordination, interaction and alignment. Most significantly, the NSDP cautions against 

the expansion of infrastructure as a first priority of urban reconstruction and development 

(Boraine et a1., 2006:266). 
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3.7.5 Comprehensive Housing Plan (CHP) 

The Minister of Housing announced the Comprehensive Housing Plan (CHP) for the 

Development of Integrated Sustainable Human Settlements in September 2004. The 

programme's aim is to eradicate informal settlements in South Africa in the shortest possible 

time. (NDoH, 2007c). The plan provides for comprehensive oversight by national sphere of 

government in promoting the residential property market. The plan incorporates the 

development of low-cost housing, medium density accommodation and rental housing, stronger 

partnerships with the private sector, social infrastructure and amenities. The plan aims to alter 

spatial settlement patterns by building multicultural communities in a non-racial society (NDoH, 

2007c). The key focuses of the comprehensive housing plan towards ensuring the delivery of 

affordable housing in sustainable and habitable settlements are illustrated in Table 3.2 below. 

Table 3.3 Breaking New Ground operational framewo_rk_______________-,
IBNG elements I BNG objectives 

1. 	 Support the entire residential 1. Accelerate the delivery of housing as a key 
property market strategy for poverty alienation 

2. 	 Moving from housing to sustainable 2. Utilise the provision of housing as a major job 
human settlements creation strategy 

3. 	 Using existing and new housing 3. Ensure that property can be accessed by all 
instruments as an asset for wealth creation and 

4. 	 Adjusting institutional arrangements empowerment 

within government 4. Leverage growth in the economy 


5. 	 Building institutions and capacity 5. Combat crime, promote social cohesion and 
6. 	 Defining financial arrangements improve quality of life for the poor 
7. 	 Creating jobs and housing 6. Support the functioning of the entire single 
8. 	 Building information, residential property market to reduce duality 

communication and awareness within the sector, by breaking the barriers 
9. 	 Establishing systems for monitoring between the first economy residential 

and evaluation 	 property boom and the second economy 
slump 

7. 	 Utilise housing as an instrument for the 
development of sustainable human 
settlements, in support of spatial 
restructuring. 

Source: National Department of Housing 2007c 

The BNG is determined to address the challenges arising from the need for sustainable human 

settlements and integration. Mahomed (2000:3) and Rust (2006b:1 0) point out that BNG defines 

elements and objectives on a spectrum of four primary ends: 

• 	 Sustainable human settlements 

In this context sustainable human settlement is referred to as, "Well-managed entities where 

economic growth and social development are in balance with the carrying capacity of the 
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natural systems on which they depend for their existence and result in sustainable 

development, wealth creation, poverty alleviation arid equity" (NOaH 2007c). According to 

Mahomed (2003:3), this is a biophysical/ecological element that includes aspects such as the 

reduction of the use of resources and aims at maximum resource reuse and recycling. 

• Integration 

Integration is the social and institutional element that encompasses the improVement of the 

quality of human life (assisting to overcome the capacity problems) (Mahomed (2000:3). This 

shift from housing units to sustainable human settlements in BNG largely captures the 

integration end. It ... Utilising housing as an instrument for the development of sustainable 

human settlements, in support of spatial restructuring" (Rust, 2006b:10). 

• Housing assets 

A house is a financial and economical element that is mainly focused on employment and 

wealth creation and on ensuring affordability for intended beneficiaries (Mahomed, 2000:3). 

Rust (2006b:10) indicates that BNG supports the functioning of the entire residential property to 

reduce duality. 

• Technical 

The focus is on the construction of durable, reliable and functional structures (quality and 

maintenance) (Mahomed, 2000:3). The process includes the eradication of informal settlements 

and urban inclusion. 

3.7.6 Human Settlement Redevelopment Programme 

The Human Settlement Redevelopment Programme came into existence in 2005 with a view to 

improve the quality of urban environment and to addresses the legacy of dysfunctional urb?\n 

structures, frameworks and imbalances through multi-year housing development plans (Housing 

Yearbook, 2007:380). The programme aims to redevelop depressed areas, counter spatial 

distortion, provide essential community facilities and re-plan eXisting settlements, and also to 

possibly accommodate slum clearance and resettlement through support and funding by the 

Integrated Housing and Human Settlement Development Grant (South Africa, 2007b:380). 

3.7.7 Mu[ti~year Housing Development Plan (MHDP) 
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This guideline has been prepared by the National Department of Housing in order to guide 

Provincial Housing Departments to fulfil their legal requirement of preparing a Multi-Year 

Housing Development Plan. It provides a format that will establish consistency across all 

provinces. It is based on the NDoH's five-year strategic plan guidelines and the Strategic 

Planning and Annual Performance Plan Guidelines of the National Treasury. The focus of the 

MHDP is on housing delivery programmes and has an operational emphasis unlike a full five

year strategic plan (NDoH, 2008b:2). The MHDP guideline has three main components: 

Part A - Strategic Overview of the Housing Delivery Environment by the Department of 

Housing. This sets out the housing environment, the context within which housing is being 

delivered in each respective province and a strategic analysis of the internal- and external 

delivery environment in order to arrive at the most important housing issues and priorities that 

will focus the Department on its key housing goals, strategies, performance measures and its 

budget. 

Part B - The focus in this section is on the key departmental housing programmes. It installs 

strategic thinking in departments about each programme and set out its intentions (delivery 

targets, performance indicators and budgets) for the five-year period. 

Part C - This contains appendices that hold more detail from Part A. As this is a strategic plan, 

considerable base information needs to be analysed in a strategic manner. It need not all be set. 

out in Part A, which must rather focus on important strategic aspects. Additional information on 

the institutional legal and policy framework from which the department derives its mandate are 

also set out in detail. 

These programmes clearly show that the legal regime has drawn a framework that drives 

towards the realisation of housing for all, together with sustainable human settrements. Table 

3.3 below shows instruments and guidelines aimed at addressing the massive housing backlog 

that exists. 
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Table 3.4 Key instruments and guidelines for planning and co-ordinating housing within 
the spheres of government 

Financial Integrated . 
Sphere of. Planning Environmimtal 
Government Management· 

.• {IEM) , . 

Environmental 
Policy for SA 
(EPSA) 

Provincial State of 
the Environment 
Report (SoER) 

Strengthening 
Sustainability in 
the Integrated 
Development 
Planning Process. 
Strategic 
Environmental 
Assessments 
(SEAs) 
Strategic 
Environmental 
Framework! Plan 
(SEFJP) 
Environmental 
Impact 
Assessments 
(EIAs) 
Environmental 
Management 
Plans (EMPs) 

3.8 Subsidies 


(lDP) 
Spatia! 

White Paper on 
Spatial 
Planning and 
Land Use 
Management 
(WPSPLUM) 

National 
Spatial 
Development 
Perspective 
(NSDP) 

Provincial 
Spatial 
Development 
Frameworks 
(PSDF) 
Municipal 
Spatial 
Development 
Framework 
(MSDF) 

Deve!opm enta! 

RDP;. GEAR; White 
Paper oh Housing; . 
Rural Development .. 

.' Framework (RDF); 
... Urban Development· 
FrcmiewOrk{U OF); 
Nationall.ntegrated ' . 

. . RUral Development 

.' Strategy (18[)B};
Medium: term ..... ..... 
Strategic Framework 

. (MISF); ..•.. . 
···ASGISA 
.Pr()vi[lci~IGrowth·· . 
..and Development 
·'?tr.ategies(p<3PS) 

Sectora! 

Low-income families' ability to fulfil their housing needs and the extensive utilisation of the 

housing subsidy scheme is a matter of interest for this dissertation; the focus is of the current 

research is indeed on the housing need of low-income households. It can be argued that 

housing for the poor requires some kind of subsidy. 
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The government of South Africa implemented a number of programmes and subsidy assistance 

initiatives with a view to fulfil its obligation to adequate housing to all. Initially, the subsidy 

quantum was stratified by income, and as a result, higher income earners were able to access 

fewer subsidies than lower income earners. Rust (2006b:7) reveals that today, households 

earning less than R1 500 per month are eligible for just over R36 000 while households earning 

between R1 500 and R3 500 are required to contribute R2 479, and access approximately R34 

000 of subsidy value. The low-cost housing delivery approach is significantly reliant on 

government subsidies, financial institutions, NGOs and a broad spectrum of support 

organisations, even the beneficiaries. 

The National Housing Code (2000) requires the following to qualify for a housing subsidy: 

• 	 The applicant must be a South African citizen 

• 	 The applicant must be over 21 years of age 

• 	 The applicant's total household income must be less than R3 500 per month 

• 	 The applicant must be married or live with a partner or be single and have dependants ( 

such as children responsible for) 

• 	 The applicant must never have owned a house or a property anywhere in South Africa. 

3.8.1 Housing Subsidy Scheme (HSC) 

The housing subsidy scheme is the government's primary housing delivery programme and it 

has six subsidy mechanisms: individual, project-linked, consolidation, institutional, relocation 

and rural (Cape Gateway, 2006:3). The People's Housing Process (PHP) will be endorsed 

although it is not considered to be a subsidy programme (Cape Gateway, 2006:3). However, the 

emphasis of PHP on the utilisation of some subsidy programmes and its relevance to low

income housing initiative's are worth mentioning in this dissertation. Table 3.4 below shows the 

HSC subsidy quantum amounts. 

Table 3.5 the South African Housing Subsidy Scheme subsidy quantum amounts for the 
eriod 2008/2009 in res ect ofi'l40m2 house only 


Individual and Top structure IOwn Product price Local sphere , 

project-linked funding only • contribution 

subsidies I ~ 
RO - R 1 500 I R43 506 _-+~-,--N:..:,o:lc:..ne'::""-__--i_~R43 506 ___ . 

! RT501- R3 500 ~43 506 ~479 ---'-_R_4_3_5_0_6_____.__
IIndigent: aged, disabled and health-stricken groups 

RO ~50~0-. I R43506 I None R43506 
rnstitutional subsidies .. . . 
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RO - R3 500 R41 027 I Institution must R43506 
add capital 

i Consolidation subsidies 
RO - R1 500 R43506 None R43506 
R1 501 - R3 500 R41 027 i R2479 R43506 

Indigent: aged, R43506 None R43506 
disabled or health-
stricken RO - R3 

I 

i 500 i 
Rural housing subsidies 

I RO - R3 500 ! R43506 • None • R43506 
People's Housing Process 

i RO - R3 500 I R43506 None R43506 
Source: National Department of Housing, 2008. 

The housing subsidy scheme requires that beneficiaries make a R2 479 contribution upfront in 

order to qualify for a subsidy - with the exception to certain cases, such as the aged or disabled, 

the requirements is waived (FFC, 2006b:31). Beneficiaries building their own homes through the 

PHP projects are also exempt from this requirement (NDoH, 1997:12). Rust (2006b:43) states 

that subsidies provide a lump of money, available only once in the beneficiary's lifetime, as a 

financial leg-up into the market process. The government does not pay the subsidy directly to 

the homeowner but rather to the developer (Cape Gateway, 2006). The developer can either be 

a private company, a local authority or a community organisation (FFC, 2006b:31). The housing 

subsidy is issued only once expect for consolidation subsidy. 

The housing subsidy scheme targets South African citizens who are most in need of shelter, 

and who earn less than R3 500 per month (Venter & Marais, 2006:72). In addition, according to 

the BNG comprehensive housing plan, a new subsidy band has been created for middle 

income-level households earning between R3 500 and R7 000 per month (NDoH 2007c). It is 

worth noting that the housing subsidy bands are national while in reality the average cost of 

serviced sites and costs of constructing a RDP house differ vastly from one place to another. 

The poor also faces the problem of raising mortgage loans. 

Boraine et al. (2006:266) praise the housing subsidy scheme for the household decomposition 

that reflects the removal of apartheid barriers to residential location within cities. 

• Individual subsidy 

This assists beneficiaries to acquire ownership of fixed residential properties for the first time. 

The subsidy is made available to beneficiaries who want to either buy existing homes or homes 

in projects not approved by Provincial Housing Development Boards (South Africa, 2000a:12). 
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Successful applicants receive this subsidy once and it is paid directly to a financial institution or 

a converging attorney (Cape Gateway, 2006). The amount to be paid depends on monthly 

household income, as illustrated in Table 3.4. 

• Project-linked subsidy 

This is a grant that can be used to buy a house, with the land on which it stands in a municipal 

housing project (Cape Gateway, 2006). To access the Project-Linked Subsidy, beneficiaries 

need to put their names on a waiting list for council housing in their area (South Africa, 

2000a:12). 

Schoeman (2007:109) mentions that there are two types of project linked subsidies: 

i. A non-credit linked subsidy: Where the subsidy beneficiary only has the subsidy to buy a 

property or where the beneficiary makes up the difference between the price of the property 

and the subsidy amount with his or her own funds. 

ii. A credit-linked subsidy: Where, in addition to the subsidy amount, the. beneficiary borrows 

money to pay the difference between the price of the property and the subsidy amount. 

• Consolidation subsidy 

This subsidy enables beneficiaries with serviced sites under the previous dispensation and who 

hold ownership rights to such sites, to provide or upgrade a top structure on such site (South 

Africa, 2000a:12).The subsidy is only avallable where a household earns less than R1 500 per 

month. The National Housing Code (2000) points out that it can be utilised for the following: 

the acquisition of building materials; 

ii. building a starter top structure; 

iii. expanding an existing starter structure; 

iv. off-setting in part or in full, a housing loan obtained by the beneficiary; and 

v. paying a deposit in order to gain access to a housing loan. 

• Institutional subsidy 

This provides subsidised accommodation through institutions, specifically to persons who 

qualify for individual ownership subsidies, based on secure tenure such as rental, instalment 

sale and share block (South Africa, 2000a: 13). The institutional subsidy mechanism is the first 

policy recognition by the government of group-based approaches to housing provision (Rust, 

2006a:67). The houses built are under ownership of organisations, not individuals, for at least 

four years after completion. The house may be sold or transferred to the beneficiary, or the 

beneficiary can apply for a housing subsidy for another property (Cape Gateway, 2006). The 
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subsidy does not necessarily end with the beneficiary owning the property (Cape Gateway, 

2006). 

• Relocation Assistance 

This assists defaulting borrowers of mortgage loans who are eligible for housing subsidies. The 

focus is within three months in arrears, provided they fall under the scope of understanding and 

have entered into a rightsizing agreement with the institution that holds the home loan (South 

Africa, 1997a:3). As a result, recipients will be assisted to buy a house that they can afford. 

• People's Housing process 

This provides training and technical assistance to families who own undeveloped serviced 

property and who want to obtain a housing subsidy in order to build homes (Cape Gateway, 

2006). Manie (2004:3) contends that the contribution of labour cut costs enables beneficiaries to 

build larger or better houses for less money. The Development Action Group (2006:1) supports 

this notion and propounds that PHP projects have been proven to be better than standard 

housing developments, but only 10 per cent of houses to date have been delivered using this 

method. The PHP is not a subsidy but holds the beneficiaries of a housing subsidy; not the 

council, municipality or commercial developers are responsible for managing the building 

process (Manie, 2004:3). This housing delivery approach is reliant on subsidies from 

govemment and technical, financial, logistical and administrative assistance from Non

Govemment Organisations and support organisations (South Africa, 2000a:14). 

• Rural subsidy 

This enables households who have uncontested informal land rights in respect of state land to 

access housing subsidies to provide fortheir housing needs (South Africa, 2000:14). In addition, 

recipients are unlikely to lose those these rights during the current land reform process. The 

subsidy can only be accessed on a project basis and is made available in urban areas too; 

these are thus not limited to rural areas only (FFC, 2006b:31). The approved subsidy is paid to 

financial agents identified by the provinCial housing development board who administer the 

disbursement of the funds (South Africa, 2000a: 15). 

3.8.2 Public Sector Redevelopment Programme 

This refers to state funding for hostel redevelopment to promote humane living conditions. The 

grant provides for a funding limit of R16 000 per individual living in a hostel owned by a 
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municipality (excludes municipality employee hostels) or a provincial housing development 

board (South Africa, 2000a: 16). There are three forms of re-development: 

i. rental for single persons or families 

ii. ownership in line with the housing subsidy scheme 

iii. alternative use, such as school or commodity centre 

The beneficiaries of this type of grant are free to leave the hostels and are eligible to apply for a 

subsidy under the housing subsidy scheme, if they fulfil the qualification criteria. The FFC 

(2006b:39) reveals that in Gauteng research has shown that rental housing is a possible 

solution in terms of reducing the housing backlog. A number people who work in Gauteng while 

their families live in the rural areas are not eligible for housing subsidies while some do not wish 

to be homeowners, either because they do not settle permanently or because owning a home is 

too expensive. The same pattern exists in the North-West Province because people come to 

this province to work in the mines. 

An in-depth examination of the Housing Subsidy Scheme confirms that it seems to contribute 

significantly towards fulfilling the housing needs of the poor. 

3.8.3 Conditional grant 

The government is aware that provision of housing to the poor is a national priority and 

therefore it added conditional grants with a view to enable the national government to provide 

for the implementation of housing delivery in provincial budgets and to monitor provinces 

accordingly. This grant did not incorporate housing subsidies in the equitable share transferred 

to provinces (FFC, 2006:31). 

3.9 Delivery of houses and serviced stands 

The demand for subsidised houses increases significantly every year due to population growth, 

rapid urbanisation and the growing number of households. These factors exacerbate the 

already pressing need to house air South Africans adequately (NOoH, 2008c:68). Therefore, the 

housing backlog constantly increases. Fig ure 3.5 illustrates a model that depicts a spatial 

analysis and population trends procedures. 
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Figure 3.5: Spatial analysis and population trends procedures 
Source: Housing Atlas 2005 

3.9.1 200012004: Delivery, trends and facts 

According to Rust (2006b:4) dramatic changes are focused on the delivery of subsidised 

housing to qualifying beneficiaries. In 2000, the subsidy payable to the lowest income group 

was increased by 7 per cent and was announced in April 1999 (CSIR, 2000). About 7.5 million 

people in South Africa were to be provided with adequate housing, despite more than 5 million 

people being given shelter in the past six years - with secure tenure, running water, sanitation 

and electricity (Knight, 2001 :2). Mthembi-Mahanyele (1999) estimated that between two and 

three million houses still had to be built to meet this need. During this period, the housing 

backlog was estimated at approximately 2.4 million units (Futuse, 2007:1). 

In spite of the increase from 1996 to 2001 of some 321 000 houses, the housing backlog has 

clearly not been reduced. About a quarter of the households of the nine largest cities live in 

shack settlements or shacks in the backyards of formal stands (Boraine ef aI., 2006:273). In 

2001, there were slight improvements as revealed by Census 2001 - the greater proportion of 

households is now living in formal housing. Still, the housing backlog has grown and this means 

more households living in inadequate housing in informal settlements (Statistics South Africa 

2005:9). 

In addition, the government revealed that between 1996 and 2001, the number of households 

living in informal housing was estimated to increase from 1.45 million to 1.8 million, reflecting an 
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increase of 26 per cent (Mahomed, 2000:9). Commenting on the 2.4 million backlog Mzwandile 

(2006) indicated that the South African government might be losing the battle to provide houses 

for all its entire people. From 1993 to 2004 access to formal housing grew by 42 per cent in the 

poorest sections of the population (Garsen, 2007:2). Rust (2006b:4) points out that the state 

has added upwards of two million housing units to the formal housing sector in the country; 

these comprise 15 per cent of all formal housing units in South Africa. Figure 3.6 represents the 

quality of housing in the Financial Sector Charter's (FSC) target market. 
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Figure 3.6: Quality of housing in the FSC target market 
Source: Labour Force Survey, 2004 in Fin Mark 2006 

In 2003 the Financial Sector Charter (FSC) was established and 19 000 houses were built as 

opposed to the 132 000 houses per year target for five years (lnvestec Capital Markets, 2008). 

In September 2004, the Labour Force Survey estimated that there are 4 million households who 

earn between R1 500 - R7 500 per month and over half a million of these households, which is 

12.5 per cent, live in shacks while a further one million dwellings, which is 25 per cent, are 

inadequate (Rust, 2007:6). This leaves thousands of disgruntled working people without decent 

accommodation - they could perhaps be forgiven for taking the government's statements on 

housing as nothing but hot air (Mzwandile, 2006). Figure 3.7 gives a clear view of access to 

housing by representing the various types of dwelling as revealed by census 2001. 
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Figure 3.7: Access to housing by dwelling type 
Source: FFC Submissions, 2006 

2004 marked ten years of the government's efforts to house its poor people. Over ten years 

period a number of 1.6 million houses were delivered (NDoH, 2006a:8). However, due to the 

escalation of housing demand over last five years, the Department of Housing confessed that it 

could not keep pace in addressing the housing backlog (NDoH, 2005b:375). Figure 3.8 shows 

the performance of housing delivery since 1996 to 2004 and 2000 to 2004 per province 

res pectively. 
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Figure 3.8: Number of houses completed or under construction per province 
Source: Department of Housing 2007 

In an effort to increase housing delivery, Sisulu announced the Comprehensive Housing Plan 

(CHP) in September 2004 - a plan that aims to eradicate informal settlements in South Africa in 

as short a period as is physically possible (NDoH, 2007b:375). 
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3.9.2 2005/2007: Delivery, trends and facts 

In 2005, the Department of Housing underwent a significant reorientation of the CHP. During its 

initial phase, the programme adjusted to matters pertaining to housing needs, incorporating all 

contributory factors - hence the approach named Breaking New Ground (BNG). Based on 

figures, 1 831 000 new subsidised houses were delivered between 1994 and March 2005, with 

another 57 065 sites serviced and 52 548 houses built between April and September 2005. 

Despite this, the housing backlog continued to grow (NDoH, 2007b:376). Research reveals that 

the number of 2 million households rose to 2,4 million households without adequate housing 

from 1996 to 2005 (Garsen, 2007). 

In Cape Town, in 2005, a pledge was signed by banks, the government and other housing 

stakeholders to increase the construction of low-cost housing by more than 200 000 units per 

year (Ndou, 2005). The theme of the pledge was to work together to eliminate bottlenecks in 

housing delivery, investing more resources in low-cost housing and fuelling up delivery. Though 

a willingness to deliver at scale was demonstrated, in November 2005, the Mail and Guardian 

newspaper reported that production capacity was under pressure due to cement prices having 

more than doubled over the past seven years; this was placing the government's infrastructure 

rollout in jeopardy. The prices had increased by 143 per cent between February 1998 and 

February 2005, during which time the housing subsidy had increased by just under 50 per cent 

(Bureau for Economic Research quoted in Rust, 2006b:9). 

SAIRR (2005) research indicates that in 2005, the government had spent up to R37 billion and 

delivered only 1.9 million housing subsidies. The Community Survey (2007) reveals that the 

number of households living in formal dwellings increased from 69 per cent in 1996 to 71 per 

cent in 2007. Sisulu (2007) points out that the annual production of housing has grown from 252 

000 to 272 000 in the last twelve months. Sisulu (2007) also promised that the Department of 

Housing remains committed to remove historical backlogs; he also points out that for the first 

time in history, the backlog has been less than the number of houses produced. 

The NDoH (2008c) second interim report and Investec Capital Markets (2008) suggest that the 

housing backlog of 2.4 million was reduced to 2.2 million. In support of this statement, a mid

year survey reveals that over 70 per cent of households now live in formal dwellfngs, suggesting 

a steady increase from 64.4 per cent in 1996, to 68.5 per cent in 2001, and 70.5 per cent in 

2007 (Statistics South Africa, 2007:7). Figure 3.9 below represents the number of households 

living in formal and informal dwellings in 2007. 
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Figure 3.9: Households living in formal and informal dwellings in 2007 
Source: Community Survey 2007 

Furthermore, 'households living in traditional dwellings have decreased steadily from 1S.2 per 

cent in 1996, to 14.S per cent in 2001, and 11.7 per cent in 2007; households living in informal 

dwellings decreased from 16.4 per cent to 14.5 per cent from 2001 to 2001 (Statistics South 

Africa, 2007:7). 

In the NOoH annual report (2007d), Sisulu explains that the backlog has been broken, although 

she noted that the cost of building materials has increased due to the high demand for building 

material in light of the coming 2010 Soccer World Cup. This will have a negative impact on the 

ability to deliver the projected number of houses - especially since housing operations still 

function with the current housing subsidy quantum of R34 984. The projections of the NOoH 

(2006a) revealed that delivery will increase to 265 000 houses in 2006/07, based on 

conservative estimates of a 30 per cent growth in the final quarter. However, to fast-track 

housing delivery, South Africa urgently needs to achieve a target of half a million houses a year 

(Berman 2008). 

Nationally, 1.8 million South Africans households in the middle to lower income groups live in 

rented accommodation as opposed to 5.2 million households that own property within that 

income group (NOoH, 2007b:37S). At national level, 45 per cent of households earn between 

RO to R800 per month, while 45 per cent of households at the metropolitan level fall within the 

RS01 to R3 200 income bracket. The demand for rental housing nationally was expected to 

increase by 105 670 units per year until 2006 in the middle to lower income groups (NOoH, 

2007b:378). 

Despite the bulk of low income housing delivery, the percentage of households living in informal 

dwellings at the time of the General Household Survey 2007 increased from 12.7 per cent in 
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2002 to 15.4 per cent in 2007 (Statistics South Africa 2007:7). Given current housing trends, 

Sisulu said that in 10 years the country would be facing the same backlog it was faced with 

today, and would not achieve its Millennium Development Goal of eradicating informal 

settlements by 2014. The minister cited the unequal distribution of resources in the country as 

one of the compounding factors in this regard (Ndou, 2005). Figure 3.10 below shows the 

number of houses completed and under construction per province from 2005 to 2007. 
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Figure 3.10: Number of houses completed or under construction per province from 2005 
to 2007 
Source: National Department of Housing, 2007 

3.9.3 2008 and beyond 

Sisulu recently seized the opportunity created by xenophobic violence and promised to double 

the pace of state housing provision from its current level of about 250 000 units a year if 

provided with R12 billion from the National Treasury (Berman, 2008). The Minister of Housing's 

suggestion is viewed as an ambitious attempt by Berman (2008) who points out that there is no 

quick fix remedy for informal settlements, therefore the minister will fall. However, NOaH 

expenditure is expected to increase from R4,2 billion in 2002/03 to R9,5 billion in 2008/09, 

representing an average growth rate of about 8 per cent from 2002/2003 to 2005/2006 and 

accelerating to 21.5 per cent from 2005/2006 to 2008/2009 (NOaH, 2007b:377). 

SAIRR (2008) recent figures from Statistics South Africa show that the number of households 

living in informal dwellings has risen over the past decade from 1.5 million to 1.8 million. The 

statistics moreover prove that more than 2.2 million families in South Africa reside in informal 

settlements that are characterised by a lack of proper ablution services or running water. The 
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majority of these people earn less than R3 500 gross income per month (fnvestec Capital 

Markets, 2008). Figure 3.11 below reveals low-cost housing performance as from 1 April to 31 

March 2008. 
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Figure 3.11: Number of houses completed or under construction per province from 1 
April 2007 to 31 March 2008 
Source: National Department of Housing, 2008 

The housing code of 2005 illustrates that the environment within which a house is situated is 

recognised as being equally important as the house itself in satisfying the needs and 

requirements of its occupants. Indeed, the bulk of housing delivery in the first ten years took 

place in urban areas with a view to counter mushrooming informal settlements due to migration 

(Eastern Cape, 2007: 10). The focus is clear: to enhance the quality of living of all South 

Africans, regardless of urban or rural position. 

In 2001, the President declared the government's commitment towards the regeneration of inner 

cities in the country, the need for the development of well-located land as well as broadening 

the current housing assistance programmes to accommodate higher density development and 

also to address the increasing demand for rental housing in urban areas (South Africa, 

2003a:3). Figure 3.12 shows the most challenged income brackets in consideration of their 

current dwelling units. 
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Figure 3.12: Existing need for housing based on income and dwelling type 
Source: Population Census, 2001 

Wilson (2006) indicates that current trends are influenced by property prices in former black 

townships (traditionally part of the affordable market) now escalating at a greater rate than the 

middle class market. Rust (2006b:27) points out that at the same time, property prices of 

existing units appreciated dramatically by about 130 per cent while new properties appreciated 
\ 

by just under 70 per cent. Figure 3.13 shows the projected housing demand from the year 2003 

to 2010. 
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Figure 3.13: Projections of existing housing demand from the year 2003 to 2010 
Source: Nell et al. in FinMark Trust 2006 

The projection o~ the current and future delivery rate indicates that the backlog in the affordable 

market will grow to just under 750 000 in 2010 and, if this backlog were to be addressed to 60 

per cent by 2010, the delivery rate would need to increase dramatically to 140 000 per annum 

(Rust, 2006b:22). This situation has been exacerbated by inappropriate policies, a skewed 

distribution of resources and wealth together with general factors such as growing economies 

which draw people to cities. 
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Despite various attempts to meet the country's housing need, the magnitude of the housing 

backlog reveals that housing delivery has not kept up with the growth in the housing backlog. 

According to Ellis (2001 :1), the black birth rate in South Africa is so high that the government 

will not catch up on the black housing backlog. Benton (2006) remarked that in order to 

eradicate this housing backlog, a delivery of 500 000 housing units per year at the cost of R345 

billion is the minimum standard. 
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CHAPTER FOUR 


4 	 LOW-COST HOUSING EXPERIENCES IN VENTERSDORP 
LOCAL MUNICIPALITY 

4.1 Jntroduction 

This chapter presents the empirical results of the current study in view of the goals of the 

dissertation in order to determine the housing and services needs of low income earners in the 

Ventersdorp Local Municipality, in particular Tshing Location in the North West Province. In 

chapter one of this study, a detailed description of the methodology used in this research was 

discussed: the selection and a discussion of the population sample was provided together with 

a discussion of measuring instruments, data analysis and a formulation of the hypotheses. The 

research was conducted and an analysis of the findings are presented and discussed according 

to the stages of data collection as explained in the methodology in chapter one, within the 

framework of the following sectors: social, physical, spatial, economic, infrastructure, 

governance and institutional sector. The structure of Chapter 4 is presented by Figure 4.1. 

[ ........Chapter 4 ...... ....] 


r-:--	 ... ... .. . .... .. ...... .. .. . . .... 'J 
I' Overview of Ncirth :West province' . 

. . 

. . .contextual analysis of Ventersdorp LM and housing 

4.2 Overview of the North West Province 

As revealed by Statistics South Africa (2004:1), the North West is the fifth largest province, 

occupying 9.5 per cent (116 320 km2) of South African soil. The province's economy relies 
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mainly on mining, agriculture and manufacturing. According to Census 2001, the population of 

the province accounts for about 8 per cent of the total South African population and is 

dominated by the black African population group constituting 91 per cent of the total population. 

According to Statistics South Africa (2004: 1), the population of the North West resembled that of 

a developing country with a relatively large percentage of people under the age of 15 years. 

Unemployment in the North West is at 40 per cent with poverty exceeding 50 per cent (MBD 

findings, 2008:5). Map 4.1: shows the geographic location of the North West Province. 

BOTSV\(Il.,N.A., 

N./l" M I B I.A. 

Map 4.1: Geographic location of the North West Province 
Source: Rust, 2006a 

The province consists of. 4 district municipalities and 21 local municipalities, as illustrated by 

Map 4.2 below. The province is demarcated into four district councils, which are Bophirima 

District Municipality, Dr Kenneth Kaunda (Southern) District Municipality, Ngaka Modiri Molema 

(Central) District Municipality and Bojanala District Municipality. With effect from 25 April 2008, 

the Southern District Municipality became Dr. Kenneth Kaunda District Municipality (Dr. 

Kenneth Kaunda District Municipality, 2008). In terms of the Municipal Demarcation Act (27 of 

1998), the Southern (Dr Kenneth Kaunda) District Municipality has been established as a 

Category C Municipality which means it has municipal executive and legislative authority in an 
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area that includes more than one municipality. The area encompasses a total of 15 712 km2 

with a projected population of 810 140 (MDB Findings, 2008:5). The population of the Southern 

district municipality accounts for 22.08 per cent of the population of the province. Map 4.2 

shows the provincial districts and local municipality proflle 
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Map 4.2: North West provincial profile 
Source: Provincial Spatial Development Framework, 2008 
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All the main settlement areas are connected with surfaced roads and most of those areas have 

a rail link to the main Gauteng/Cape Town rail line. The province is located vis-a-vis Gauteng, 

and connected by the N 12 treasure conridor. Map 4.3 shows connector roads and transport 

facilities within the North West Province. 

~~:=;::~~~~~~ R30.5 mil veh-km daily -7 Ri. 99 per Veh--km"_...."~ 74% of RSO.5mil veh-km In study area. 

Map 4.3: Transport facilities within the North West Province 
Source: Provincial Spatial Development Framework, 2008 

4.2.1 Housing status quo 

There are 221 192 households living in informal dwellings in the North West Province. 75.7 per 

cent of households had access to formal housing (Statistics South Africa, 2007). A breakdown 

of the built environment in the North West Province indicates that 54 per cent of construction 

activities were focused on extension and alteration of already existing buildings. Statistics South 

Africa (2007b) shows that dwelling houses contributed 54.3 per cent to the total value of the 

built environment in the North West Province during 2007. The provincial government delivered 

10 290 houses in 2005, thus falling behind the target by 7 078 houses (NW PGDS, 2004). Map 

4.4 shows the housing backlog, highlighting each municipality in the province. 
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Map 4.4: North West Province housing backlog 
Source: Provincial Spatial Development Framework, 2008 

4.3 Contextual analysis of Ventersdorp LM and housing 

The Ventersdorp Local Municipality (VLM) is located within the Southern District Municipality of 

the North West Province and covers an area of 3 764 km2 (Ventersdorp Municipality IDP, 

2005:3). The VLM comprises rural and urban settlements. The Central District Municipality 

allocated funds for the formalisation of villages around Ventersdorp, including Welgevonden, 

Goedgevonden, Tsetse, Boikhutsong and Ga-Mogopa (see Annexure 1 for a detailed map). 

Formalisation is similar to township establishment; the villages will be part of the town planning 

scheme of Ventersdorp. Thus, rural areas are now integrated as part of the urban development. 

Map 4.5 shows the Ventersdorp spatial development framework's allocation of housing. 
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Map 4.5: Ventersdorp spatial framework's allocation of housing 

Source: Maxima Planning Solutions, 2009 

There are 4 487 formal stands in Ventersdorp and Tshing with 2 540 families living in backyards 

(Dr Kenneth Kaunda OM, 2009:4). The current housing backlog in VLM is 3 197 units, 

comprising 657 informal structures on stands and 2 540 informal structures in backyards (Dr 

Kenneth Kaunda OM, 2009:4). 
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In 2007, VLM recorded 804 units of low-cost dwelling houses completed (Statistics South Africa, 

2007b). At the end of September 2008, there was a public unrest in Ventersdorp. One of the 

major reasons for the public unrest is the shortage of residential stands in Ventersdorp. Since 

the public unrest in October 2008, people have moved from the backyards where they lived to 

squat on open municipal land. Figure 4.2 below depicts new and old housing projects aimed at 

reducing the housing backlog in VLM. 

Cl Number of sites serviced - Houses to be build 

Figure 4.2: Housing projects in VLM 
Source: Maxima Planning Solutions 

According to a communication by Mr. L.Boikanyo (2008), the housing backlog is around 1 000 

units in Tshing Location only. None of the new housing developments for low-income housing 

are located near services, and thus the location of Tshing neither presents the neighbourhood 

concept, nor residential or any model of urban structure (see chapter two). The apartheid spatial 

planning of the city persists (see chapter three). There is a need to integrate and formalise 

informal settlements and also for title deeds to informal stands. Table 4.1 shows housing 

afford ability in VLM 

R2 400-R90 000 (R3 600-R7 500) Quality for social housing 13% 

R90000+ (R7500) · Can qualify for bonds at 19% 

I. financial instjtuti~ns . 
I I 

Source: Maxima Planning Solutions, 2008? 
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As indicated in Table 4.1 above, 68 per cent of the population falls within the monthly household 

income bracket of RO - R3 600. 13 per cent of VLM's population falls within social housing while 

only 19 per cent of the population can qualify for bonds at financial institutions. 

The scenario that gave rise to public unrest as fuelled by the housing backlog suggests that the 

need for subsidised housing was still high. From a policy perspective it is worth noting that the 

necessity for improved housing accessibility remains; to this end, the Housing Act, 1997 (Act 

No. 107 of 1997) and National Housing Code (2000) have been designed to accelerate the 

progressive realisation of the right to housing and to uphold Section 26(1) of the Constitution of 

South Africa. Also, the rapid delivery of housing and increase access housing need to 

incorporate sustainable human settlements as outlined by Breaking New Ground principles and 

guidelines (see chapter three). Proper implementation of these would probably allow for spatial 

planning that adopts appropriate planning models and theories. Lastly but not least the 

responsibilities of each stakeholder should be outlined and there should be awareness about 

the urgency of housing provision. 

4.4 Demographic profile 

The total population of the study area is estimated at 49 981 of which 60 per cent reside in 

urban areas and 40 per cent in the rural areas (Maxima Planning Solutions, 20087). The ratio of 

males and females is 49: 51 (Ventersdorp LM lOP, 2005:3). Map 4.6 shows the population 

distribution and accessibility. 
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Map 4.6: Population density and accessibility 
Source: Provincial Spatial Development Framework, 2008 

The unemployment rate in Ventersdorp LM is 32.2 per cent. The VLM total labour force is 

estimated at around 14 077. The unemployed is high at 9 429 while the number of employed 

inhabitants dropped to 4 647 (MOB findings, 2005). The rural households constitute 31.85 in 

VLM (MOB findings, 2008:5). Figure 4.3 depicts a classification of the urban and rural 

population. 
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Figure 4.3: Urban and rural population classification 
Source: Maxima Planning Solutions, 2008? 
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4.4.1 Economic base 

The VLM consists of five economic sectors: agriculture, manufacturing, retail tourism/recreation, 

and commerce on the N14 development. The agriculture sector dominates, contributing 57 per 

cent to the Southern District Municipality Gross Geographical Product (Ventersdorp LM lOP, 

2005:33). Map 4.7 reveals the land cover classification and land use patterns. 

North West Province 
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Map 4.7: land cover classification and land use patterns. 
Source: Provincial Spatial Development Framework, 2008 

Figure 4.3 shows Ventersdorp alluvial diamond districts 
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Figure 4.4: Alluvial diamond district in the VLM 
Source: Flickr image preview, 2008 

Besides the agricultural sector, other sectors are underdeveloped and relatively small for 

example, trade and industry in the Ventersdorp LM. According to Maxima Planning Solutions 

(2008?), the trade sector constitutes only 5 per cent of the economy. This reflects the fact that 

Ventersdorp is not a regional retailing centre, with many households travelling to either 

Potchefstroom or Klerksdorp for retail shopping (Maxima Planning Solutions, 2008?). Figure 4.5 

depicts the Central Business District (CBD) within the area under investigation. 

The Ventersdorp CBD shows that it is a small town with one main street and few shops. 

According to Maxima Planning Solutions (2008?), this reflects a small population and low level 

of household's disposable income in a town. There is no real marketing strategy and the town is 
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characterised by a deteriorating eBD due to poor road conditions, quality of services in the rural 

villages and duplication of social facilities in the rural villages. The VLM has low agricultural 

potential on the dolomite areas and there is no proper rehabilitation of mining areas. Also 

problematic is the limited municipal land available for future development of Tshing. Map 4.8 

shows the Ventersdorp municipal and private land. 
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Map 4.8: Ventersdorp municipal and private land 
Source: Provinyial Spatial Development Framework, 2008 

4.5 Setting the scene: The characteristics of the sample 
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4.5.1 Demographic profile 

In order to explain the population sample, the area or location from which the sample was 

extracted will be discussed. The analyses that follow below represent the perceptions of a 

sample of 150 respondents from selected zones in the Tshing location in ward one. The area 

used in this research is a dominant township in the Ventersdorp Local Municipality and it is 

housed mainly with state subsidies. A critical component of the residents who provided data at 

the time of this research were derived from the population of Tshing Township. To investigate 

the housing needs and provision of housing in Ventersdorp LM, an empirical survey was 

conducted among households at Tshing location, involving 150 questionnaires representing 

0.35 per cent of the total population of VLM. The gender distribution of the respondents was 

analysed and the results showed more female (58.7 per cent) than male respondents (41.3 per 

cent), as indicated in Figure 4.6 below. This could be attributed to the fact that women are more 

willing to participate in development issues or were the more unemployed sex. 

2.0 +-=---".--~~i-

1 0 +--+--,.....,.-':--';-'--,

Male Female 

Figure 4.6: Proportion of men to women 
Source: Own construction 

Of these 150 respondents, 58 per cent represented male-headed households and 38.7 

households headed by women, while 3.4 per cent were child-headed households. This could be 

a confirmation that more men were employed as compared to women. There is a need to revisit 

succession rights as most of women and children respondents indicated that difficulties could 

arise if they were to inherit their husbands' or parents' houses. The respondents pointed out that 

they preferred to have inheritances passed to males rather than females. In some cases a male 

relative from the father's side would even be called to take over jf the deceased family did not 

have a male who could inherit the estate. 

4.5.2 Age 
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The age distribution of a population is important for a number of reasons. A young population 

requires greater educational resources, whilst an elderly population needs more facilities to take 

care of its members. According to the National Housing Code (2000), an applicant must be over 

21 years of age to qualify for state subsidised housing (see chapter three). Table 4.2 indicates 

ages of respondents. 

Table 4.2= Age description 

I 
 AGE DESCRIPTION 


• Maximum Mean 

79 144.5 

The study captured 16 years as the minimum age and 79 as the maximum age for RDP house 

ownership in Tshing location. All the respondents who were below 21 years and in possession 

of RDP houses have taken control of houses after the death of their parents. Therefore, 44.5 

was found to be the average age at which most of the respondents are in possession of 

housing. This reflects that the economically active population depends on government for 

provision of housing. It also shows that regardless of age, the first generation of homeowners 

depends on government for the realisation of housing. Clearly, the economy is influenced by the 

age distribution of the population: 

4.5.3 Education 

There are 52 schools in VLM of which 45 are in the rural areas and 8 in the urban area. The 

pupil: classroom ratio was 48 while the pupil: teacher ratio was 42. Figure 4.7 reveals the 

education attainment of respondents. 
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Figure 4.7: Grouped education attainment 
Source: Own construction 
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The research revealed that not all of the 150 residents interviewed attended school; 22 per cent 

had no schooling. The highest percentage (33 per cent) represented respondents with only 

some primary schooling. The respondents who completed primary comprised 14 per cent of the 

sample. Those who had some secondary schooling or who had completed secondary school 

were around 9.3 and 3.3 per cent respectively. 10 per cent of respondents had completed grade 

10 while 8 per cent had some tertiary level education. 

Most respondents indicated that schools are typically situated far away from the residential 

areas, making it difficult to attend school. According to the Ventersdorp LM lOPs (2005:5), many 

schools are located within the farming community. Therefore, the main challenge for pupils in 

the township is transport - they need public transport for commuting. Because of this state of 

affairs, it seems as if the population is due to be faced with high levels of illiteracy and 

dependency that affect their productivity and ability to compete for jobs. There is a need for 

proper planning that incorporates elements of the neighbourhood concept (see chapter two) and 

a proper transport system network for the pupils. 

4.5.4 Marital status 
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Figure 4.8: Marital status 
Source: Own construction 
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As indicated in Figure 4.8 above, 66 per cent - the majority of respondents - were married. That 

was followed by 20 per cent of respondents who were widows and widowers. The single status 

was 16per cent, followed by divorced and separated at 12.7 per cent whlle those living together 

was 7.3 per cent 

The need for adequate housing was observed to be very high among married respondents who 

indicated that a good house is important for shelter for their children. The other factor that led to 

such a high percentage of married respondents can be attributed to the fact that while the legal 

minimum age for marriage is 16, most of the respondents resided in rural areas where they 

allow for traditional marriages of 15 year-olds and younger. It was also revealed that some of 

the widows/widowers had struggled to get a house because it was registered in their late 

parents' names. The female respondents were the ones to have suffered most from this. The 

same issue was also raised by the children respondents who indicated that their parents' names 

on the waiting listing had been skipped. 

Notably. all these categories qualify for RDP housing - they meet the qualification criteria (see 

chapter three). However, the size of the house remains the greatest challenge as the 

Ventersdorp LM provided dwelling units with two rooms. Marital status is important because to 

attain a state subsidised house the applicant must be married or live with a partner or be single 

and have dependants (such as children). According to Van Vliet (1985: 180) demographic 

factors such as the degree of population growth and extent of household formation relate to the 

number of married, divorced, and single (both young and old) people, also have their effect on 

what type and how much housing is built. 

4.5.5 Length of stay in VLM 

There respondents were asked to reveal how long they had resided in Ventersdorp. Figure 4.9 

below depicts period of stay. 
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Figure 4.9: Length of stay 
Source: Own construction 

The first group who had lived in the area for less than a year comprised 1.3 per cent. The other 

group (1-5 years) comprised 12 per cent and 36.6 percent of respondents have lived here for 

between six and ten years. The dominant group had lived in the area for more than 10 years 

(49.3 percent). 

The above trend regarding the length of stay in Ventersdorp seems to apply to the concept of 

urbanisation and migration. The pattern complements the United Nations Population Fund 

(2007) which projected that increasingly more people are due to move to urban areas. As 

indicated in Figure 4.10, more and more people from the rural areas were migrating to 

townships, and while this might seem a small percentage, an increased demand for services 

such as shelter, water and sanitation accompany such migrations. At the same time, the need 

for basic services and secure construction increases - this was confirmed by residents who 

were dwelling in informal settlements (see chapter two). The housing backlog in VLM and the 

rest of the North West Province shows that migrants increase the demand for housing and other 

social amenities. 

4.5.6 Reasons to reside in VLM 

The respondents were asked to give the main reason why they decided to locate in VLM, the 

respondents painted a picture as illustrated by Figure 4.10 below. 
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Figure 4.10: Reasons to reside 
Source: Own construction 

A closer look at the responses indicates various reasons for a residential decision. The reasons 

were typically either economic or social. 27.3 per cent of respondents reside in VLM because 

there were born there. 22.7 per cent migrated from farms to the township in search of job 

opportunities. 8.7 per cent indicated that they resided because of marriage - all of these 

responses came from women. Just under 5 per cent of respondents reside in the area because 

of the low crime rate, stating that the area had all they wished for while it is estimated that 4.7 

per cent were unsure as to why they resided in the area. 13.3 per cent indicated that none of 

the above reasons represented their views. 

An analysis of this information demonstrates that some of the households find themselves in 

areas of low economic potential and lack of services such as VLM without substantial reasons. 

However, most of them indicated that they were forced to locate there because this was the 

only place where they could access housing. It is interesting to note that housing played a 

critical role in respondents' decision to move to Tshing location. As it has been established (in 

chapter two) that the central motivation for deciding on a location or to migrate for the majority 

of people is a search for greener pastures (mostly employment), and this was also the case for 

some of the respondents in VLM. The analysis also confirms migration trends - the movement in 

all categories was rural-urban migration. The picture also revealed that rural-urban migration 

was easy in VLM as most of the respondents still had strong linkages with their friends and 

families living in urban areas; accommodation is not problematic before they obtain their own 

houses. 
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4.5.7 Tenure of the current dwelling 

The respondents were asked to reveal the tenure of their current dwelling units. The findings 

revealed that all respondents owned their houses permanently. All the houses were constructed 

on a single stand plot. However, there was a small percentage (7.4 per cent) of respondents 

who owned informal houses while the majority of households (88.2 per cent) had formal houses. 

Further findings were that 3.4 per cent of households have reduced home ownership (as 

opposed to 96.6 per cent) because of cultural proceedings aimed at determining who is to 

inherit the property. 

From this it can be gathered that all households own a dwelling unit although some of the 

dwelling units were not consistent with RDP standards of protection from weather and durable 

structure that must offer living space and privacy, among others. It was also established that 

most of the respondents living in informal houses were government employees as they 

indicated that they do not qualify for state-subsidised housing - as a result they had stands only 

(see chapter three). Some respondents were living in shacks while waiting for their state

subsidised housing. 

4.5.8 Other dwelling unit{s) besides Ventersdorp 

The respondents were asked to reveal whether they owned dwelling units in areas besides 

Ventersdorp. Figure 4.11 shows households' dwelling units ownership. 
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Figure 4.11: Dwelling units' ownership 
Source: Own construction 

88.7 per cent of respondents who moved to Ventersdorp from other locations indicated that they 

had no dwelling units in their previous locations while 11.3 per cent indicated that they owned 

such dwelling units. Of the latter 11.3 per cent, 5 per cent were working on farms and were 
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provided with employee housing, while 6.3 per cent of these respondents revealed that they 

owned traditional housing before. It was established that none of the respondents had multiple 

dwelling units within Ventersdorp. 

The results indicate that the need for housing had been a consistent and persistent problem 

among respondents as most of them indicated that they have never owned a house before. 

Furthermore, the need for housing was made more urgent by the fact that employee housing 

implies a temporary arrangement for an employee as long as she or he is working for an 

employer; such housing arrangements are terminated if the employee resigns or is retrenched 

(as discussed in chapter two). The National Housing Code (2000) highlights that housing 

assistance is a once-off subsidy. This means that if a person relocates to a new place, she or 

he would not qualify for state-subsidised housing if one was acquired before. This raises the 

question as to whether the National Housing Data base does manage to distinguish between 

those who have received assistance in certain prior locations and those who have not. As can 

be seen, there is a likelihood that people might apply more than once, and as such compete 

with first-time beneficiaries. Only three respondents indicated that they had two houses. They 

indicated that this was not because they wanted to enrich themselves but they were looking at 

increasing their chances as both spouses registered for housing and they both qualified. 

4.5.9 Number of rooms 

The respondents were asked to indicate the number of rooms in the dwelling unit (excluding 

bathrooms and t01lets). Figure 4.12 depicts the responses. 
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Figure 4.12: Number of rooms 
Source: Own construction 

As the figure above indicates, a high percentage (35.3 per cent) of respondents reported that 

they owned two rooms while those who have three rooms followed closely at 32 per cent. This 
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supports tendencies discussed (in chapter two) that the number of rooms' increases as income 

increases - there were people with five rooms and more. 

Most of the households extended their state-subsidised housing to accommodate their 

household members even though two roomed houses dominate at 36 per cent. However, an 

analysis of this finding indicates that most houses had additional rooms added onto the original 

houses. It was found that more than 50 per cent of households in Tshing used iron sheets to 

extend their houses. 

4.5.10 The size of the household 

Table 4.3 below shows the number of people living in different households. 

Table 4.3: The size of the household 
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The 150 households that were interviewed house 774 people permanently. This is an average 

of 5.2 people living permanently in the household. The majority of households housed between 

four and nine members. The households with five members and less were more prominent 

among the high and middle income households while the larger household sizes were found in 

the low income households. One could expect that these families also have many young family 

members. These alarming figures imply that sleeping arrangements as well as privacy poses 
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difficulties in most families since most households were contained in two rooms. This points to a 

need for family planning education. However, such initiative(s) may be countered by the desire 

to have a child in order to receive a child support grant. Nonetheless, family planning seems like 

a possible solution to the problem. 

4.5.11 Household composition 

Household composition determines privacy and the required house size. Respondents were 

asked to provide a layout of the members of the household, as illustrated by Figure 4.13 below. 
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Figure 4.13: Household composition 
Source: Own construction 

The composition of households consisted mostly of the respondents' own children (57 per cent). 

24 per cent comprised of respondents' spouses, living together patterns, other family members, 

other adult family members' chHdren and friends (7, 1, 9 1 and 1 respectively). It was found that 

none of the households had a domestic worker. 

The household composition revealed that the respondents' own children constituted the highest 

percentage of household members. The findings of the Statistics South Africa community 

survey (2007) supports these findings and show high population densities in areas with a high 

unemployment rate and poverty. The fact that poor households do not plan their families in 

accordance to available resources poses a difficult challenge - even to planners, because their 

population densities tend to exceed what was anticipated. The general implication here is that 

people do not seem concerned by their economical status and this poses the question as to 

whether their level of education has an bearing in this trend - most of the respondents had little 

schooling. 
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4.5.12 Occupation 

The respondents were asked to classify their occupations. Figure 4.14 reflects the grouped 

occupation of respondents. 
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Figure 4.14: Occupation sector 
Source: Own construction 

The respondents who not employed comprised 65.3 per cent while 22 per cent work in the 

formal sector. However, among that 22 per cent, nearly half of the respondents indicated that 

they do not know whether they fully see themselves in formal sector because they work on 

farms as seasonal workers. 12.7 per cent of respondents indicated that they fall under the 

informal sector as they survive on part-time jobs. 

A breakdown of monthly household income indicates that the majority of the households earn 

less than R 2400 in Ventersdorp while more than 60 per cent of households earn less than R1 

500 per month (Maxima Planning Solutions, 2008?). In addition, more than 80 per cent of all 

households in most districts earn less than R3 500 per month. For example, Rustenburg is 

comparatively well off with just over 50 per cent earning less than R 1 500 per month (Maxima 

Planning Solution, 2008?). Large parts of the rural areas across the North-West Province are 

particularly hard hit by low levels of income with the vast majority of households earning less 

than R1 500 per month (Maxima Planning Solution, 2008?). 

An analysis of these findings reveals that some of the respondents who were not employed 

survived on government grants while a small percentage of respondents indicated that they are 

supported by the goodwill of relatives and people such as friends. The escalating level of 

unemployment can be closely related to educational status; most people do not have the 

necessary skills to look for jobs even outside of the Ventersdorp boundaries. This high 
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unemployment rate had resulted in increased loitering in the streets. It was also revealed by 

some respondents that their family members - more precisely, girls and women - had moved to 

close by towns and cities in search for jobs but they had turned into prostitution to make ends 

meet. The respondents indicated that some of them no longer come home after it was 

discovered what they do for a living. 

An important observation regarding the Ventersdorp population is that these people are located 

in a neighbourhood with a one-sided goa! of attaining RDP house without looking at other social 

and economical factors. The NSDP principles advice people to locate to areas of high economic 

potential (see chapter 3). The dominant movement of job seekers in VLM is from rural to urban 

while for another small percentage the move is from urban to urban due to the fact that they 

attained better skills to find jobs with higher wages. 

4.5.13 Source of income 

The respondents who were not employed were asked to indicate their source of income. Figure 

4.15 depicts these respondents' source of income. 
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Figure 4.15: Source of income 
Source: Own construction 

35 per cent of respondents' main source of income was government grants. 27 per cent refused 

to disclose their source of income. The other category was 16 per cent who did odd jobs, 

followed by those who were supported by a person in the household at 14 percent. The other 
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categories comprised of those respondents who were supported by persons not in the 

household and those who had savings at 14.6 and 2 per cent respectively. 

In an attempt to establish the perception of whether it is necessary to house low-income 

earners, respondents were asked to reveal their source of income. It was not surprising, judging 

from prior findings in this study, that 35 per cent received government grants followed by those 

who refused to disclose their source of income at 27 per cent (mainly because it might 

jeopardise criteria discussed in the previous chapter to qualify for an RDP house). Furthermore, 

it was established that some of the respondents were engaged in illegal activities and therefore 

they would not disclose while others purely refused because of human dignity and pride. 

The responses as shown in Figure 4.14 prove that the poverty gap is growing at a rate which is 

higher than the inflation rate, which is an indication that the number of people trapped in poverty 

is due to increase and the vicious circle of poverty is due to repeat itself. The scenario in this 

instance was that most of the respondents believed that their children had to support them. 

Resulting from this, children with low income potential might not be able to escape from their 

circumstances and may be trapped in poverty also due to failure to save. The percentage of 

people with proper savings is too small and most of them were mineworkers. It is therefore clear 

that dependency on subsidised housing should continue to be a priority in the low-income 

groups; most respondents were certain that they would get a house - no matter how long it 

takes. 

4.5.14 Income status in the last month 

The respondents were asked to reveal whether they had received an income in the last month 

or not (prior to data collection) - this is indicated by Table 4.3 below. 

Table 4.4: Income status in the last month , 

1Income 
status in ----.---l-i 
the last 
month Count Cumulative count i Percent • Cumulative Qercent .~ 
Received I 16 I .~-. 16 I 10.71 10.71 
Did not i 15L: receive I 13£L 89.3 I 100 I 
Source: Own construction 
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10.7 per cent had received an income and 89.3 per cent had not received any. A great 

difference existed between those respondents who had received an income either from 

employment or from self-employment when compared to those who did not receive any income. 

This large gap indicates that most of the respondents' financial status was in critical stage; this 

translates into difficulties making ends meet. 

74.7 per cent of respondents depend on government grants for survival - mostly old age 

pension and child support grants - with a small margin of disability grants. This dependency led 

to teenagers having children to qualify for child support grants. 25.3 per cent of respondents 

who do not receive government grants were on the verge of laying claims, as some were new 

mothers while others were pregnant. The prevalence of teenage pregnancies shows a need for 

rapid intervention through either awareness campaigns or revisiting social grant rights. 

The respondents were asked to reveal if they received income from private pensions, dividends 

and interest on investment; responses are depicted by Figure 4.16 below. 
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~ 

Figure 4.16: Income from private investments 
Source: Own construction 

91 per cent of respondents indicated that they received no income from private sector 

investments while 9 per cent did. 

This 9 per cent comprises mainly of people whose family members were working in the mines 

and died accidentally at work and as a result, their families are compensated. The package 

includes financing their children and their education for a certain number of years. Another 

proportionally small percentage comprised of those who were civil servants - mainly teachers; it 

was revealed that some of them had private investments that paid them interest on a monthly 

basis. However, it was established that among the 91 per cent of respondents who did not 

receive an income from private investments, a small number did invest although their 

investments had not yet reached maturity. This indicates that there is a close relationship 
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between economic rationality and education. Unemployed people and those who could not 

afford to invest constitute more than half of the Tshing population. 

4.5.15 Income received from rental housing 

In an attempt to establish the available stock of housing respondents were asked to indicate 

whether they owned rental housing and whether there was any income received from this. 

The findings show that none of the respondents had rental houses - either backyard shacks, 

boarders, flats or homes. However, it was observed that almost all of the houses had backyard 

shacks. Most of these shacks were mounted onto the houses - some respondents indicated that 

they used them as kitchens while others used them as bedrooms. 

Most of the respondents mentioned that they would love to have rental houses to boost their 

incomes but it was impossible as people rather opted to build shacks on open municipal land 

rather than rent. Rental housing was favoured by migrant labourers as most of them had 

houses in their place of origin (see chapter two). One may conclude that the market for rental 

housing is prohibited by a lack of job opportunities because there is no migrant labour in 

demand of it in VLM. 

4.5.16 Household income 

The data was collected on the total amount of household income (after income tax) that the 

household had accumulated in the month prior to the research; this is indicated in Figure 4.16 

below. 

112 




r-----------------------------,---~-----T1 

o RO-R150040 .--~---~~~~~•.....~--~~~~--~_, 

35 +-~~~~~~~~~~~~~~~~ 
IilIl R1501-R3000 

30 +-_------~_~_ ___.._~~-:_'__ 

o R3001-R6000 

~ 20 o R6001-R9000 
15 

II More than R9000
10 

5 +'-"-~'%:~, o Refuse to disclose 

o -'------"-'-'-"-'

Figure 4.17: Household income per month 
Source: Own construction 

The respondents indicated that 26.9 per cent ofthe households receive less than R1 500 per 

month. A considerable group of households do not earn any income. In all the other income 

groups the number of respondents' decreases as the amount of monthly income increases. 

Some participants (36.7 per cent) did not know the amount of their household income while 18 

per cent refused to disclose their income status. 

Receiving little or no income was blamed on the high unemployment rate - some could not get 

jobs or change unsatisfactory jobs with little pay. It was understandable that most respondents 

opted to respond that they do not know their household income per month as it was difficult to 

calculate the handouts and other types of assistance they received to survive. This finding 

indicates the necessity to proceed with subsidisation of basic needs to the poor. 

4.5.17 Standards of living 

The households' standard of living is proportionally divided between five categories which were 

food, housing, clothing, health and schooling. Figure 4.18 below represents the households' 

standard of living. 
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Figure 4.18: Households standard of living 
Source: Own construction 

The need for each element was categorised. The first category consists of attributes that were 

less than adequate for the household needs. The responses showed housing at 79 per cent as 

the most inadequate factor, followed by the need of food, clothing and schooling at 59, 43 and 

41 per cent respectively. Health care was a matter of less concern for most of the respondents 

with only 5 per cent who indicated this to be less than adequate for their household needs. The 

second category represented those aspects that were felt to be were just adequate for 

household needs. 42 per cent indicated that schooling was moderately adequate for them 

followed by clothing and food at 40 and 38 per cent respectively. 20 percent of respondents 

showed moderate satisfaction in housing while 16 per cent regarded health care as moderately 

adequate. 

The third category comprised of those factors regarded as more than adequate for household 

needs. Most respondents felt clothing to be more than adequate at 17 per cent while both food 

and schooling were at 3 per cent each. Housing and health were also a per cent each. The "not 

applicablen category comprised 78 per cent for health and 14 per cent for schooling. 

These responses reveal the level of standard of living of individual households and the level of 

satisfaction regarding services accessible to them. Most households seemed to have a great 

deal of problems with housing. The problem has manifested itself for many years as they had to 

wait for houses as beneficiaries. The aspects of size and both interior and exterior finishes 

frustrated some respondents who categorised their housing as not adequate. An analysis of 

responses shows that households of low-cost housing beneficiaries exist with alarmingly high 

levels of poverty; these people struggle to cover basic needs. Factors such as food and clothing 

were directly affected by the employment status of respondents, as those who were working 

were not nearly as concerned by these. Some respondents felt that government schools in their 

areas were poorly managed; as a result their children's future was at risk. The concern in terms 
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of schooling was that after matriculation, the pupils struggled to further their education due to 

limited funds and lack of access to institutions. 

In light of the above, it should be suggested that the housing allocation pro<:;ess has to be 

revisited and revised. The obstacles discussed in chapter two to be solved to allow a 

smooth supply of housing. The aspect of schooling also needs an urgent attention; this must 

include a strategy to engage career guidance and of accessing bursaries or scholarships. 

4.5.18 Source of energy 

The households were asked to indicate the source of energy they use for cooking, heating and 

lighting . 
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Figure 4.19: Cooking source of energy 
Source: Own construction 

The dominant sources of energy for cooking was electricity with 63.3 per cent, followed by 

paraffin with 20.7 per cent while other sources of cooking differed from each other slightly. 
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Figure 4.20: Heating source of energy 
Source: Own construction 

Although their is a difference between energy sources used for cooking and heating, there was 

an element of commonalty as electricity and paraffin still dominate with 44 and 21.3 per cent 

respectively. Once again, there was a slight difference in percentages from other sources . 
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Figure 4.21: Lighting source of energy 
Source: Own construction 

There are proportionally more users of electricity with 92 per cent among the respondents. 

Candles were second at 4 per cent while other sources such as paraffin, solar energy and gas 

were minimally used. In all three groups, there were consistent improvements regarding basic 

needs. Electricity was clearly the most popular source of energy utilised by the majority of 

respondents in all three sectors. The North-West Province provides 80 per cent of its 

households with electricity and more than three quarters of the Southern district municipality 

have access to electricity (MOB Findings 2008). The smallest backlog in the provision of 

electricity in the district is in Ventersdorp LM, contributing only 7.86 per cent to the district 

backlog and 1.61 per cent to the provincial backlog (MOB Findings 2008). 

The VLM challenge to meet its target is to upgrade electricity networks, provide high mass lights 

in Tshing Extension 5 and to electrify external toilet facilities in the community facilities 

(Ventersdorp LM lOP, 2005). 

4,5.19 Provision of water and sanitation 
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The respondent's responses regarding access to piped water was requested and are illustrated 

by Figure 4.22. 
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Figure 4.22: Access to piped water 
Source: Own construction 

All 150 households had access to piped water and pay for water consumption. 89 per cent of 

households have access to piped water inside the dwelling unit while the remaining 11 per cent 

are households that had access to piped water in a yard. 

An analysis of data on piped water suggests that VLM is reaching its households; the Water 

Services Act 108 of 1997 reflected in its mandate the right of access to basic water supply and 

basic sanitation as well as making preferences where necessary and conditions for the 

provision of water services. Respondents used water for various reasons such as cooking, 

washing and also gardening in some of the households. Households with in-dwelling taps were 

observed to use water more frequently than households with an in-yard service. More than 98 

per cent of the district's households have acceptable ROP water service levels (MOB Findings, 

2008:7). According to Statistics South Africa (2007b:273) 69.6 per cent of people in the North

West Province have access to piped water. The communal standpipes, yard taps, yard tanks 

roof tanks and house connections are at or above the minimum level of ROP standards (OWAF, 

2005:8). Figure 4.23 below shows households' monthly expenditure on water. 
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Figure 4.23: Monthly water expenditure 
Source: Own construction 
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The majority of the respondents (44 per cent) indicated themselves in the R10-R50 category 

while category R51-R100 constituted 39 per cent. 17 per cent of households paid R100 or 

more. 

Households with in-dwelling taps were paying more than those with in-yard taps. This might be 

because proximity increases frequency of water use, or because of additional fittings such as 

showers and sinks. There is a need to engage a proper billing system - most households 

estimated their water consumption because they argue that the current system was not clear to 

them. Nonetheless, all households pay for their water consumption. 

4.5.20 Type of disposal and toiJets 

The respondents when asked to indicate the type of disposal is available to their households. 

This is represented in Figure 4.24 below. 
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Figure 4.24: Type of disposal 
Source: Own construction 

63 per cent of households had a regular refuse removal service offered by the municipality, 18 

per cent used their own dump while 16 per cent of households used a communal refuse dump 

and 3 per cent indicated that their refuse was removed by the community. 

More than three quarters of the Southern district households receive acceptable service levels 

in refuse removal. The Ventersdorp LM backlog was 64.36 per cent and it rendered refuse 

removal to 4 071 households (MOB findings, 2008). Although most of the respondents indicated 

that they had regular refuse removal rendered by the municipality, they indicated that in most 
118 



cases the township was compromised for the town. The respondents indicated that if the 

removal track broke or if there were holidays, only the town was served. The respondents who 

used other types of refuse removal indicated that they did not see the importance of the service 

because they struggled like those who render the service - they believed they were better off 

because they were used to their own service. 

The implication is that negativity towards certain services grows out of its under-provision. 

Proper and consistent refuse removal can change this perception, attract more households, 

create a clean environment and generate revenue for the local municipality. 

The respondents were also asked to identify toilet facilities available for their households. Here, 

all households indicated that they had flush toilets with offsite disposal. According to the 

respondents, 93 per cent had toilets less than 5 meters away from their houses while 7 per cent 

indicated that they were inside the dwelling unit. 

According to DWAF (2008), 62.7 per cent of households had access to sanitation in the North 

West Province and the Southern OM - this area emerged as the region with the highest access 

to sanitation while Bojanala OM had the lowest level of .sanitation. 10 045 households are 

served with flush toilets and flush septic tanks - that is almost 40 per cent of the total 

households in VLM. [t is estimated that about 1 061 neither use the following: flush toilet, flush 

septic tank, chemical toilet, VIP, pit latrines or bucket latrine. 

Furthermore, basic sanitation facilities should be easily accessible to a household. The 

sustainable operation of the facility, including the safe removal of human waste and wastewater 

from the premises where this is appropriate and necessary, and the communication of good 

sanitation, hygiene and related practices are crucial CDWAF, 2003). 

Sanitation is vital to national health therefore improved toilets in VLM had been one part of the 

answer. The findings indicate the adequacy of the service in VLM. The findings from the 

consumption of water, sanitation and electricity are useful to establish the perception as to 

whether it is fair for the low-income category to pay for these services. The distribution pattern 

of different services was observed to determine the issue of quality and will help to establish 

whether the current billing rates should be further subsidised. Some respondents pointed out 

that they were domestic workers and had established that they pay more than their employers, 

even though their employers use a substantial amount of those services. Respondents seemed 

satisfied with the provision of services although they pointed out that there must be 
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transparency and they should be treaded equally. However, those who objected to paying did 

not offer any reasons apart from the fact that they could not afford to pay because they were not 

working. 

A permitted landfill site was developed in 1998 in VLM with an expected life span of 30 years. 

Each household in the urban area has a refuse container that is removed weekly (MOB findings 

2008). No service is provided in the rural areas. SoJid waste disposal in the rural villages is the 

responsibility of individual households. The major challenge to meet adequate sanitation 

services to all which meet basic health and functional requirements includes limited water 

resource availability; demand for higher services levels that needs co-funding, upgradeability of 

basic services, and skills and capacity shortages (OWAF, 2006). The strategy should be 

implemented to make it attractive and profitable for the private to invest. 

4.5.21 Access to street lighting 

Respondents were asked to indicate whether they have access to street lights in order to 

determine the condition of streetlights, as shown in Figure 4.25 below. 

Figure 4.25: Access to streetlights 
Source: Own construction 

The respondents who had access to streetlights constituted 84.7 per cent of the sample. Of 

these, 46 per cent pointed out that their streetlights were working at the time of data collection 

while 38.7 per cent revealed that their streetlights were currently working during that period. The 

remaining 15.3 percent were those respondents who had no access to street lighting. 

It was observed that the areas with no street lights were the hardest hit by crime. Respondents 

who were located far from streetlights were not sure whether such a service was available for 
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them or not. They pointed out that they depended on their own exterior lights to light their 

surroundings and to protect their property. Some respondents indicated that the use of eternal 

lights was costly; they could not afford to use outside lights and had to depend on the scant light 

from streetlights that reaches them. Their seemed to be a relationship between theft and street 

lighting as respondents indicated that the crime rate increased when their lights were not 

working. Mass streetlights were used in most parts of the location with streetlights along the 

tarred roads serving the nearby households. 

4.5.22 Neighbourhood: satisfactory? 

Respondet')ts were asked to indicate the nature of their relationships with neighbours and also 

the nature of their social interaction, as shown in Figure 4.26 below. 

Figure 4.26: Level of social interaction among neighbours 
Source: Own construction 

36.3 per cent of respondents were satisfied with their social interaction with neighbours. 24.7 

per cent of households indicated that interaction was fair while 18.3 per cent felt that interaction 

was very good. 11.7 per cent of respondents felt neutral about their interaction. The less 

satisfied category made up 10 cent. 

Respondents who experienced interaction as less satisfactory (10 per cent) pointed out 

violence, burglary and theft as major contributors to their responses. These respondents 

believed that their neighbours were stealing from them while others considered neighbours to 

be violent. However, some respondents pointed out that they were satisfied with the nature of 
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their social interaction with neighbours and their experience of crime appeared to be lower. A 

relatively a large proportion of respondents regarded their neighbourhood as fair while some felt 

neutraL 

It was found that most of the respondents also fear interaction with their neighbours because 

they believe that neighbours were bewitching them. The strange aspect of this finding was that 

the better off respondents believed the very poor were jealous of their success. Most of those 

who struggled to make ends meet were suspicious of many people within their neighbourhood 

(relatives, neighbours and others). The mistrust among neighbours hinder sharing positive 

experience and forming community groups. Neighbourhood and social interaction in this regard 

refers to the ways and patterns in which people respond to each other, and also to the level of 

independence of individuals. Figure 4.27 below indicates the extent to which neighbours help 

each other out. 
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Figure 4.27: Level of helping each other 
Source: Own construction 

Regarding perceptions of helping each other, 35.3 per cent of respondents fell into the "fairly 

common" category with 18 per cent of respondents falling into the "not common category". 17.3 

per cent indicated that it was very common for them to help each other out while 14 per cent of 

respondents pointed out that it was very rare for them to help each other. 12.7 per cent 

constituted those people who never happen to help each other out. A relatively small 

percentage of people responded that they do not know whether they could explain the 
i 

relationship with their neighbours as helping each other. 

The "fairly common" and "very common" categories show that respondents do help each other 

where necessary. A plausible explanation for this phenomenon could be that most of the 

respondents were from the rural areas and they hold on to the "ubuntu" principle. The 
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neighbourhood concept indicates the need for mutual support as Africans associate 

neighbourhood with communication, individualism and identification with place. However, there 

seemed to be a shift from neighbourhood concept to modernisation that propelled Africans 

societies to compromise traditional neighbourhood attributes (see chapter two). Figure 4.28 

below elaborates further on the neighbourhood concept in terms of the pattern of people doing 

things together. 
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Figure 4.28: Level of working together 
Source: Own construction 

The level of working together refers to cooperation among neighbours; this involves working 

side by side in a situation where everyone feels happy about their contribution. Responses from 

respondents on whether they do things together indicate a very similar pattern to the way that 

respondents indicated their interaction. Many respondents (36 per cent) indicated that it is fairly 

common for them to do things together. The patterns of responses were slightly different in 

percentage when compared to the question of helping each other. The vibrant neighbourhood 

attributes (see chapter two) were also mentioned as important factors that influenced 

respondents. The empirical evidence of these findings correlate with Anderson (2000) who 

propound that neighbours are influenced by type, lifestyle and contexts of their neighbourhood. 

In a broad sense, the people in the VLM interact closely even though a social manner rather 

than economical and developmental capacities. It is common for them to help each other during 

funerals and other cultural rituals. The extent to which neighbours interact, the level they help 

each other and work together is an indication of difficulties regarding circulation of information, 

and is exacerbated by high unemployment and a lack of development, among others. 

Figure 29 below depicts the level of neighbourhood violence 
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Figure 4.29: Level of neighbourhood violence 
Source: Own construction 

The level of neighbourhood violence relates to acts of aggression carried out towards men and 

women in a neighbourhood. As the results show, there was some violence in the 

neighbourhood even though violence occurs at different levels as indicated by the respondents. 

Many people (32 per cent) feel that violence is not common. The categories who felt that 

violence was fairly common and very common constituted 26 per cent. Based on these findings 

one could conclude the township to be moderately violent. 

The dominant type of violence that was experienced by most respondents is physical violence. 

Most respondents indicated that they had been attacked by their neighbours while others 

indicated that had been beaten by their employers. A small percentage of respondents indicated 

that they have fought physically with their neighbours because of disagreements. There seemed 

to be a relationship between physical violence and crime as some respondents also indicated 

that they have been attacked for their possessions. Figure 4.30 depicts levels of crime. 
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Figure 4.30: Level of crime 
Source: Own construction 

Results indicate that a significantly higher percentage (86 per cent) indicated burglary and theft 

as common elements. 28.7 per cent pointed out that crime existed although it was very rare, 

while 24.7 per cent perceived crime as not common. An alarming 17.3 and 15.3 per cent 

perceived crime as fairly and very common. 8 per cent pointed out that they do not know the 

levels of crime in their neighbourhood. 

However, people were aware of the high level of crime in urban areas as compared to rural 

areas and that does not seem to scare them off. As described (In chapter two) crime is one of 

the negative factors that could result in movement from one area to another and it is considered 

to be a push factor in the migration theory. 

This analysis confirms that there is a strong correlation between crime and unemployment. The 

respondents identified common crimes as housebreaking, theft, abuse of children, unfair labour 

practices, elders abuse (because of pension money) and domestic violence (women abuse). 

4.5.23 Community groups membership 

The respondents were asked whether they were members of any association, cooperative or 

any community group. Table 4.31 below illustrates respondent's membership. 
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Figure 4.31: Membership of associations 
Source: Own construction 

95 per cent of respondents indicated that they were not members of any association, 

cooperative or any community group. Membership of associations was indicated by 5 per cent 

of respondents. 

Most of the respondents did not indicate or specify there reasons why almost none of them 

belonged to community development groups or social associations. However, a small number of 

respondents (5.3 per cent) were members of such groups; here they dealt with social aspects 

such as funerals although the association was not registered. Respondents who were members 

of community groups or other associations revealed that their association had never been 

invited and encouraged for any development initiative project(s). It is apparent that they were 

never given an opportunity to air their concerns to developers or to point out their housing 

needs. 

These findings indicate that there is no public involvement in Ventersdorp although the lOPs 

requests a total community presence in all developments - whether houses, schools, jobs or 

other services; lOPs stand for participatory planning process (see chapter three). The 

importance of the process is lodged in the fact that the municipality could deliver in line with 

prioritised needs as identified by the communities themselves. This means that the application 

of integrated development planning would enable an interrelationship between economic, 

social, environmental and as well as political factors. 

4.5.24 Household subsidy assistance 

The fol/owing Figure 4.32 shows where respondents access information on housing provision. 
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Figure 4.32: Access to housing provision information 
Source: Own construction 

A high number of respondents (51.3 per cent) indicated that they accessed information on 

housing from the local municipality. The other 26.7 per cent said that they received information 

from the ward councillor, followed by 26.7 per cent who accessed information from the mayor. 

12.7 per cent comprised of respondents who indicated their source of information was their 

relatives, family and friends. There were also respondents who indicated the National 

Department of Housing and the Provincial Department of Housing (2 per cent each) as their 

source of information. 

Responses such as these clearly indicate that they know very little or nothing about the housing 

process and allocation. The common interest among most respondents is simply to have a roof 

over their heads. The community (Adult Education Training) should incorporate housing 

education and the beneficiaries of low-cost housing should be encouraged to attend upon their 

registration. The local municipality should also make sure that information is available to 

everyone. However, this kind of findings does not come as a surprise in fight of the respondents' 

levels of illiteracy. Their responses also show total ignorance (among most) in matters that 

concern them first hand. 

4.5.25 Household subsidy assistance 

The respondents were asked to reveal whether they received government subsidy for housing. 

Figure 4.33 below shows the proportion of assistance. 
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Figure 4.33: Housing subsidy assistance 
Source: Own construction 

84 per cent of respondents have received a government subsidy while 8 per cent did not. More 

precisely, the vast majority (84 per cent) have received a government subsidy to obtain their 

current dwelling house or any other dwelling. Some among the 8 per cent of respondents who 

did not receive government subsidy revealed that they had inherited or bought their houses. 

Among this group, some indicated that they had built their own houses because they were 

government employees and thus did not qualify for RDP housing. 

Although the majority of respondent responded that they did not know their household income 

or refused to disclose this, the RO-R1500 category dominated. In light of this, subsidy 

assistance should be flexible and adjustable to poverty-stricken areas like VLM. To qualify in 

this instance, a beneficiary should be in the household income category of less than R1 500 per 

month 

4.5.26 Type of subsidy received 

The respondents' indication as to the form of subsidy they received was requested. Figure 4.34 

below shows the type of subsidies received by respondents. 
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Figure 4.34: Type subsidy received 
Source: Own construction 
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Figure 4.34 shows that more than half of the respondents did not know what type of subsidy 

was used to finance their houses. However, 36 per cent described the grant they received for 

their houses even though they could not give the name. This 36 per cent received a project

linked subsidy. 4 per cent of respondents pointed out that they received individual subsidy. 

However, the Local Municipality O'fficer only acknowledged the use of project-finked subsidies. 

Also, most respondents were not able to report precisely or confirm the ownership of their 

houses. This ignorance seems to be justified by the statement that "people just know that it is 

ours". Figure 4.35 shows amount of money respondents received for their houses. 
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Figure 4.35: Amount of subsidy received. 
Source: Own construction 

Many respondents (35 per cent) indicated that they received less than R10 000 for their houses 

while 28 per cent cannot remember. Only 3 per cent of respondents - those who had over 10 

years' possession of houses - knew the amount of their subsidy, followed by 26 per cent of 

current beneficiaries. 

This analysis clearly indicates that most beneficiaries do not regard their houses as assets, and 

thus do not know their value. There is a need for housing awareness campaigns and very 

intensive capacity building to change ignorant perceptions about low-cost housing. 

The respondents were asked to indicate the number of years they waited in order to receive 

their houses. Figure 4.36 shows the number of years spent waiting for houses. 
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Figure 4.36: Number of years waited for a house 
Source: Own construction 

The category "less than one year" was indicated by 3.3 per cent of respondents. The number of 

respondents increased as number of years increased in all categories. The majority of 

respondents (56 per cent) indicated that it took them over 5 years to get a house. 

The respondents believed that the long waiting period was caused by the corrupt municipal 

officials whom they believed favoured some people over others. The respondents were 

adamant that their waiting was in the hands of municipality and pointed out that politicians use 

housing as a mechanism to win elections. The respondents pointed out that in the run-up to 

elections the housing allocation process gains momentum; most of them had been allocated 

houses close to election time. 

The number of years the beneficiaries waited until they were awarded houses showed that the 

housing process is a long and complicated process. However, one may wonder why the same 

speediness characteristic of election times is not used throughout. The fact that there is an 

insufficient level of education and few other methods that might create awareness among the 

beneficiaries create a great deal of mistrust towards the municipality. As discussed in chapter 

two, the long waiting period is caused by the complicated housing process (see chapter two for 

obstacles that hinder the housing process). 

The households were also asked to estimate the value of their dwelling units. Figure 4.37 shows 

estimated values by respondents. 
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Figure 4.37: Estimated value of houses 

Source: Own construction 

76 per cent of respondents pointed out that they did not know the value of their houses. 10 per 

cent of respondents estimated their houses to be between R30 001-R40 000 while 6 per cent 

estimated it to be above R40 001. The R20 001-R30 000 bracket was chosen by 4 per cent of 

respondents who estimated their houses to be within that range. 3 per cent estimated that their 

houses are worth less than RiO 000 while one percent estimated their houses to be worth 

around RiO 000. 

Most respondents who could not estimate the value of their houses pointed out that they never 

thought of selling their houses; they argued that valuation goes hand in hand with selling. They 

mentioned that the value they attached to their houses was equivalent to the security and 

comfort it gives to their household members. Although their housing satisfactory level was not 

optimal it was established that most of the respondents could not exchange their houses for 

anything. The R30 001-R40 000 and above R40 001 brackets represented those households 

where alterations had taken place: for example, adding rooms, changed roofing, and plastering 

and painting of both interior and exterior. The other categories comprised those who had done 

little or nothing at all to their houses - because of this, houses were depreciating - the owners 

were aware of that factor. They pointed out that they struggled to have enough to eat and 

consequently it would be difficult for them to maintain their houses, let alone extending them 

properly with brick constructions. 

This finding shows the challenge of establishing a proper low-cost housing market. Not 

surprisingly, the care and maintenance given to many houses was not up to standard. 

4.5,27 Housing satisfaction 
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Housing is one of the most basic human needs and has a profound impact on the health, 

welfare, social attitudes and economic productivity of the individual. It is also one of the best 

indicators of a person's standard of living and of his or her place in society. Table 4.5 below 

reflects the respondents' satisfaction and serves as a performance measure of housing delivery. 

Table 4.5 Housing satisfaction 
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Source: Own construction (the format adopted from Darwa, 2006) 

The many responses under the categories "satisfied" and "very satisfied" revealed that most 

respondents were happy with a number of elements in their houses. Many, however, showed 

dissatisfaction with their housing. Most respondents complained of dust and cold air entering 

between roofs and walls. They also complained about the size of the housing unit and felt it to 

be too small. Furthermore, the houses were felt to be very exposed: cold when cold outside, 

and hot when hot outside. Those who were satisfied clearly stated that what they needed was 

just a roof over their heads. The subsidy amount had to be adjusted regularly so that it could 

match the cost of building materials. Most respondents complained about finishes such as 

plastering, 
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The dissatisfaction showed that overall well-being and life satisfaction are critical aspects of 

which Van Wissen and Rima (1988) argued that housing satisfaction is a major component. It is 

important for houses to be fitted with ceilings as this might help with extreme climatic conditions. 

Also, the houses have to be aligned with NHBRC standards (see chapter three). 

4.5.28 Housing changes 

Respondents of the households when asked what improvements they would make if they were 

in a position to change or improve any physical aspects of their houses. 
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Figure 4.38: Alternative changes to dwelling unit 
Source: Own construction 

As indicated in Figure 4.39 above, respondents expressed their desire to enlarge and install 

such as ceilings to their houses. Respondents were generally dissatisfied with the 

physical structure of their houses compared with interior problems. 

Last but not least, more than 50 per cent of respondents pointed out that their lives had 

improved because of state subsidies. 40 per cent of respondents were not certain whether their 

lives had indeed changed because of state subsidised housing. However, all those respondents 

with the state subsidised housing indicated that they had lived in traditional housing before or 

had shared houses with relatives or lived in informal dwellings; the majority of respondents 

pointed out that their current housing units had bettered their lives. 

Provision was made for informal settlement dwellers to set out their motivation for invading land. 

Respondents indicated that they were closely located to services that were available to their 

urban and peri-urban neighbours - health services, shops, water and electricity. Most informal 

dwellers pointed out that shacks were the quickest way to obtain low-cost housing, while others 
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pointed out job opportunities as their motivation to !ocate themselves illegally. Respondents 

indicated that they do not mind being resettled provided they would not be moved far from their 

current locations. 

The municipality should address problems of land invasion and squatter areas growing on the 

outskirts of urban areas. The inclusion of these areas has to be accelerated and the emphasis 

should be placed on strategies aimed at clearing them up and ensuring that new ones do not re

emerge. 

4.6 Summary 

To summarise, this chapter intended to present an analysis and interpretation of data which was 

collected in VLM (in particular Tshing Township). The chapter provided a discussion of 

demographic aspects of the population sample, the households' source of income, the 

utilisation of government grants, housing satisfaction elements, housing subsidy attainment 

behaviour and the location behaviour of low-cost housing. The quantitative and qualitative 

results of this study indicated that there is a need for housing for the urban poor within the VLM. 

The overa!! picture is also indicative of the notion that housing is not the final answer to 

problems experienced by the poor - other services that are concurrent to housing such as 

roads, water and electricity, among others, are also important. The recommendations wlll be 

discussed in the fo!!owing chapter, which will also conclude the report. 
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CHAPTER FIVE 


5 CONCLUSION 


5.1 	 Introduction 

The aim of the study was to address and evaluate housing needs in general, together with the 

legislative and policy frameworks that guide housing provision in South Africa. The process was 

based on a review of literature that deals with housing developments ranging from indigenous 

structures, the legacy of the apartheid era and current housing developments. This was 

achieved through the incorporation and analysis of significant aspects related to housing 

provision also with reference to other parts of the world that display similar trends (population 

growth, urbanisation, spatial planning irregularities, and land and housing need). The structure 

of Chapter 5 is presented by Figure 5.1 . 
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Figure 5.1: Structural components of Chapter 5 

5.2 	 Interpretation of policy findings: A comparison of government 
regimes 

The assessment of the nature of the South African human settlements is key to an 

understanding of the current state of the country's housing need. As discussed in chapter three, 

most housing challenges are the result of racially based spatial planning together with a political 

economy that meant development for some at the expense of the majority. With rigorously 

enforced apartheid laws on residential location and movement, many were given no option but 
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to live in sprawling, squalid dormitory townships of undifferentiated 'matchbox' houses (Pirie and 

Hart, 1985:387). This historical analysis of apartheid was presented in view of the research 

objectives which also aimed to determine the manner in which the apartheid government 

shaped South African human settlements and the housing process. 

The situational analysis of this study corroborated the empirical evidence which clearly shows 

that this segregation persists. Overlaying this physical planning model was a set of institutional 

arrangements that ensured that areas not designated for whites remained permanently under

developed (Pirie and Hart, 1985:387). One of the research questions of this study was to 

investigate the influential factors that determined location for state subsidised housing under 

both pre and post-apartheid governmental regimes. The political and the economical factors 

had been quite instrumental in determining location. However, political aspects played a major 

role in the old government as people were racially divided and subsidy schemes were not 

adequately funded. 

Further analyses indicated that economical factors played the critical role in the old government 

and are as applicable to the new government: poor people are still located in areas that are 

characterised by a lack of resources, poor infrastructure and poor service delivery. They are 

virtually devoid of job opportunities and shopping and entertainment facilities. These 

findings support the research hypothesis which stated that low-cost housing is associated 

with poverty and fragmentation in any context, including the physical environment, health 

environment and all socio-economic variables. As a result, the poor are exposed to ever 

growing housing shortages and very inadequate housing. Further analysis showed that 

municipalities tend to locate the poor on cheap municipal land that is situated on the 

peripheries of towns and cities - even under the new government. This suggests that 

municipalities are driven by profit maximisation. 

Through this comparative analysis it emerged that the current housing crisis was inherited 

from the apartheid government. Under acts such as The Group Areas Act 41 'of 1950 and 

successive acts people were evicted from their homes without compensation and relocated 

to remote, racially defined areas that deprived them of work and educational opportunities 

(Pirie and Hart, 1985:387). On the other hand, the democratic government introduced acts 

such as The Prevention of Illegal Eviction from Unlawful Occupation of Land Amendment 

Act 2008 and its succeeding acts which aim to facilitate measures prohibiting evictions and 

which aim to protect housing consumers. Nonetheless, an assessment of these trends 
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shows that despite various attempts to overcome the housing need and to eradicate the 

housing backlog the apartheid legacy remains deeply ingrained. 

5.3 Literature review 

The role that housing fulfils had been explored throughout this study. In this regard, the 

emphasis was not only on the physical structure but on a range of neighbourhood concept 

schools, hospitals, shopping centres and recreational activities. In fulfilling the study's purpose 

the literature was reviewed with the specific aim of addressing the study objectives and 

research questions, and to test the hypothesis regarding the influences on housing 

development in South Africa. 

The theoretical findings in this study as presented in chapter two revealed that housing should 

be in areas that allow easy access to places of work and potential economic opportunities, 

schooling, child care centres, health care services and recreational facilities. The first 

hypothesis of the study was based on the National Spatial Oevelopment Programme 

(NSOP) principle that location is critical for the poor to exploit opportunities for growth, and 

that the poor can make rational choices about relocating to places of opportunity. Shacks 

on the boundaries of cities confirm the NSOP principle - more and more shacks are erected 

next to places of work and places of opportunities. The theoretical testing of the hypothesis 

from a number of theories and models showed that the intensity of land use generally 

increases as one moves closer to the CBO. This makes it impossible to locate and house the 

poor next to places of opportunities. 

The three models of urban structure (concentric zone, sector and multiple nuclei model) 

also do not support this hypothesis as they had shown that the poor are located on the 

outskirts of cities and towns. The strongest determining factors that have been observed 

are the residential land rent and the price per unit of housing. Further analysis indicated that 

the rich opt for locations that receive the highest levels of utility (as illustrated in chapter 

two) and thus they tend to move from old houses next to the CBO. In return these are 

occupied by the successive social group and so on, down the ladder of wealth. The general 

conclusion is that residential land continues to be expensive; the poor are still located on 

the outskirts of the CBO as is the case in Ventersdorp. 
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Secondly, in chapter two demand and supply trends as well as current pressures within low

income brackets in South Africa were investigated. In terms of human settlement, the aspects 

of migration and urbanisation were explored; typical global trends indicate that South Africa wfrl 

continue to be affected by a severe housing need as long as these processes persist. The 

situation analysis indicated one can expect added pressure on resources thus affecting the 

country's ability to provide shelter and service needs. The reference to Brazil and China as 

compared to South Africa brought to light that there are number of constraints associated with 

housing delivery and of these, the constraints remained migration and urbanisation. Also, it was 

noted that houses are demolished to make way for urban development projects, the poor have 

a constant fear of eviction, the market does not operate equally for all people and there is 

corruption by government employees. The question that emerged from the current study is: 

what are the major constraints associated with housing delivery in South Africa? 

Many reasons were uncovered. However, as discussed earlier, apartheid is at the core of the 

current housing crisis, together with government procedural requirements, non-availability of 

suitable land for low-cost housing and financial constraints, among others. Nevertheless, an 

important factor is a lack of private investors in low-cost housing as money is a central factor in 

the realisation of housing. 

5.4 	An analysis of the case study results as assessed against the aim 
and objectives of this study. 

The empirical findings of this study are based on the housing policy in South Africa and data 

collected from the case study. A correlation of the housing policy and findings of the case study 

was attempted in order to establish the practicability of various policy and legislative 

perspectives. This was done by means of an analysis of the main objectives of the study which 

were related to housing needs in South Africa and their impact on the housing delivery and 

allocation in VLM. 

The South African government has a wide range of good legislation in place - ranging from 

mandates on national, provincial and local government. The South African Constitution of 1996 

and various legislation and policies have been created to correct imbalances caused by the 

previous apartheid government. In terms of sustainable human settlements, new legislation was 

created to bolster the ideal of housing for all. It was noted in chapter one that everyone has the 

right to adequate housing. 
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It is believed that not all people are aware of the meaning of housing rights and the programmes 

in place to give effect to these rights, and are thus unable to access adequate housing. An 

example of this is that most of respondents in this study did not know where to access 

information on adequate housing. The empirical evidence indicate that some respondents were 

unaware that they have to choose their housing design as they indicated that were only given 

keys with no knowledge of a subsidy received. The common procedure to an of them is 

verification of their names on the waiting list. As shown in chapter three all stakeholders have 

responsibilities in the housing process and allocation, which means that the beneficiaries in the 

case study were supposed to have participated in steering committees alongside other 

stakeholders. 

The National Housing Code (2000) clearly states that in order to qualify for a housing subsidy one 

must be a South African citizen, must be married or live with a partner or with dependants and not 

have owned a house anywhere in South Africa. The empirical findings indicate out that there is 

gender inequality in housing delivery although the gender aspect was not one of the qualifying 

criteria in the country as a whole. The evidence shows that most of the subsidies that were allocated 

and approved were to male-headed househOlds in VLM. The preSSing issue here is that the 

government has endorsed the empowerment of women in human settlements in South Africa. It is 

important to understand one's right access to adequate housing - this will assist both 

individuals and the community at large to take the necessary steps to protect and claim their 

housing rights. The results of the study have also demonstrated that the socio-economic and 

educational background of participants played a part in influencing the extent to which they 

engaged with the process. 

In reality it should be noted that the poor have limited access to adequate housing as the 

concept of social housing does not accommodate them. Social housing, "is not aimed at the 

poorest of the poor, but at those who can pay for housing, but whose purchasing power is 

limited, making rental a necessary as well as desirable option". From the observations and 

interviews conducted during the course of this study it seems as if policies exclude the poor 

from fast housing options. The respondents commented that they feel neglected as they wait on 

waiting lists for many years because of corruption and maladministration that result in tampering 

with housing waiting lists. From the analysis of the data obtained it is evident that social housing 

could speed up the housing need of the poor while they are waiting for owner-occupied housing. 

These are important outcomes when considering that the focus of South Africa's current 

housing policy has been on delivering owner-occupied housing. 
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This study has also examined the relationship between housing supply and demand and how 

the empirical findings relate to the housing process and allocation. The empirical findings from 

the delivery trends in chapter three illustrated that as demand outpaces the supply of housing, 

need for services also increases. From the analysis of data obtained from the survey it is 

evident that there is a growing housing shortage. This shortage and poor provision of services 

caused public unrest and protests. Protests are part of processes of social liberation and 

democratisation and are used to air concerns. These findings correlate with the findings of the 

questionnaire survey which showed high levels of violence. Protests are a strategy or a method 

that the poor and the homeless in South Africa use to contest issues in their struggle for 

resources. In particular, residential areas are needed in light of growing housing shortages. 

The findings also highlighted housing subsidies as another factor that may exclude the poorest 

of the poor even though it is earmarked for provision of subsidies to low-income households. 

The findings of this study was that a requirement to qualify for a housing subsidy is that a 

household must make the minimum contribution of R 2 497. The employment statuses of these 

households indicate that saving for the minimum R2 479 contribution would be well-nigh 

impossible. A breakdown of monthly household incomes indicates that the majority of 

households earn less than R 2 400 in Ventersdorp while more than 60 per cent of households 

earn less than R1 500 per month (Maxima Planning Solutions, 2008?). In this study the 

household income derives mostly from government grants in the form of welfare services and 

social security grants. These grants have been successful and consistent in acting as a security 

net for the poor. 

These findings suggest that it is very likely that most of these households will not be able to 

maintain monthly service charges; housing should come with basic services such as drinkable 

water, sanitation, energy for cooking, heating and lighting, refuse removal, drainage and 

emergency services. Further analysis showed that most respondents struggle to use some of 

the basic services or do not use them at all in an attempt to cut costs. This creates a vicious 

circle that poses a problem at the municipal level: service charge arrears escalate, it is more 

and more difficult for a consumer to pay, and this to services being cut off. Consequently, it is 

costly for the municipality to continue to provide essential services such as water, sanitation and 

refuse removal (FFC 2007:39). Nonetheless, it is noted that VLM have experienced 

considerable leaps forward in terms of these services although it was found that the poor are 

unable to pay for this services. 

An analysis of the demographical traits of respondents in this study shows that the crisis of the 

housing need is far from being over. The results obtained on the level of educational attainment 
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showed a lack of skilled labour. Most of the respondents had some primary education. This 

pattern of education means that the capacity to compete successfully in the broad job market is 

limited. Most respondents had little faith or no faith at all that they will be employed. Based on 

this behaviour the researcher observed that because educational attainment determines the 

employability of job seekers, failure to secure jobs means more pressure on the government to 

provide social grants and health grants. 

The characteristics of the dwellings in which households live and their access to various 

services and facilities provide an important indication of the well-being of household members. 

The majority of household members lack sufficient food and clothing - empirical evidence thus 

suggests that hunger and lack of money are frequent experiences. This often translates to a 

high crime rate - most respondents in the case study indicated that the crime rate is high. The 

situational analysis from this findings indicates that although a house gives a sense of belonging 

and is also a status symbol, the absence of money does not allow the occupant full satisfaction. 

The spatial patterns of migration of the case study were observed. The movement of 

respondents was typically internal movement from rural areas surrounding Ventersdorp town. 

Most respondents grew up rural areas while some moved to urban areas for number of reasons, 

ranging from employment to better services. The findings suggest that it is easy for households 

to move from the villages to the township because on their arrival they are accommodated by 

friends and family already with houses. In some cases, five to seven people live in a two-room 

house while they are waiting for their subsidies to be approved and their houses to be 

completed. The findings suggest that the process took a long time as most of respondents 

waited 5-10 years before they could get their houses. A closer look at these findings suggests 

that economic motives are main reason for the change of location. Besides this it became clear 

that shelter is likely to make people travel extensively in search of secure and comfortable 

housing. However, the VLM revealed that percentages of households living in informal dwellings 

is slowly decreasing, provided that traditional housing is not referred to as informal dwelling in 

VLM. 

In chapter two, housing was viewed and discussed in any possible angle that constitutes a 

house. As shown, housing must satisfy the basic human need for physical security and comfort. 

Therefore the physical structure has to offer protection from cold, heat, damp, rain and other 

threats that might endanger the dwellers. It can be concluded that the VLM did not meet the 

needs of low-cost housing beneficiaries as most of the respondents were complaining, and 

were not satisfied by number of both internal and external features such as plastering, position 

of windows and doors, roofing leakages, position of toilets, lack of design quality and housing 
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type. It has become apparent that some of the houses' life-span is too short because of the 

construction mix and shoddy work by constructors. 

5.5 General overview of findings 

The current dissertation indicates that the creation of integrated sustainable human settlements 

in Ventersdorp Local Municipality depends on a well-managed housing process, infrastructure 

services and service delivery processes. The notion of sustainable human settlements is 

undergoing a paradigm shift in terms of how housing is viewed as a priority service in South 

Africa. Programmes are geared to focus on speeding up the delivery of houses through the 

Breaking New Ground (BNG) and the enhancement of the normal subsidy programmes. The 

programme will venture to promote the achievement of creating a non-racial, integrated society 

through the development of sustainable human settlements. Simply put, the process of 

providing people with adequate housing grows every time that urbanisation and migration 

intensifies with new households emerging and new migrants entering towns and cities, To date, 

progress has also been made in housing provision for the poorest of the poor and beneficiaries 

have benefited extensively from recent legislation and the percentage of households living in 

informal dwellings has been significantly reduced in South Africa 
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CHAPTER SIX 


6 RECOMMENDATIONS 


6.1 The way forward 

The following recommendations must be taken into consideration to mitigate and improve the 

housing and services situation in VLM that were investigated in this study: 

6.1.1 	 Encourage realisation of housing for all 

The right of access to housing for everyone should be honoured as a constitutional obligation 

and the supply of dwellings should be adjusted to the needs of the people.· Beneficiaries should 

be allowed to layout their requirements concerning new houses to be built, as they are the ones 

who would be living in them. South Africa's provision of accessible and adequate housing 

should be fully articulated to ensure a permanent residential structure and with secure tenure, 

ensuring privacy and providing adequate protection against the elements; and portable water, 

adequate sanitary facilities including waste disposal and domestic electricity supply as stated in 

the National Housing Policy, to provide for integrated development planning for sustainable 

human settlements. 

6.1.2 	 There is a need to create a framework that would in integrate 

housing development process. 


South Africa's three levels of planning: national, provincial and local government should be seen 

as instruments for the implementation and provision of a satisfactory dwelling for everyone. The 

government's administration and budgetary process on housing development should be aligned 

to the policies and legislation; the Housing Act of 1997 states that the national, provincial and 

local spheres of government must give priority to the needs of the poor in respect of housing 

development. MuniCipalities have the primary responsibility for preparing and implementing 

local plans, they must do so within the policy and statutory framework established by national 

and provincial government to provide adequate housing and services on a progressive basis 
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through planning instruments and other legislation and policy documentation which contain 

reference to integrated development planning such as: 

~ Reconstruction and Development Programme (RDP) and Growth, Employment and 

Redistribution Strategy (GEAR); 

~ National Spatial Development Perspective (NSDP) of 2006 and Provincial Growth and 

Development Strategy (PGDS); 

~ The Development Facilitation Act 67 of 1995; 

~ The Extension of Security of Tenure Act 62 of 1997; 

~ The Housing Consumer Protection Measures Act 95 of 1998; 

~ The Rental Housing Act 50 of 1999; 

~ The Home Loan and Mortgage Disclosure Act 63 of 2000; 

~ The Local Government Municipal systems Act 32 of 2000; 

~ The Prevention of Illegal Eviction from and Unlawful Occupation of Land Amendment Act, 

2008; 

~ Municipal Finance Management Act 56 of 2003; 

~ Town Planning and Townships Ordinance of1986; 

~ Municipal Demarcation Act 27 of 1998; 

~ Municipal Structures Act 117 of 1998; 

~ Municipal Property Rates Act of 2004; 

~ Public Finance Management Act 1 of 1999; 

~ Disaster Management Act 57 of 2002; 

~ National Environmental Management Act (NEMA) 107 of 1998; 

~ National Land Transportation Transition Act 22 of2000; 

~ The Constitution of the Republic of South Africa 108 of 1996; 

~ National Water Act 36 of 1997; 

~ White Paper on Local Government of 1998; 

The latest legislation applicable to lOP is the Housing Development Agency (HDA) Act 23 of 

2008. The act should be implemented in the structures of municipalities as it will allow the 

municipalities to identify, negotiate and conclude deals on the release of land for residential and 

community purposes for the creation of sustainable human settlements. Municipalities must 

ensure in their lOPs that houses for the lower income earners are not built in extremely remote 

locations from places of work or basic needs as there will be no demand because cost and 

location are central considerations for buyer in the low-cost category; land prices should be 

made more accessible to the general public. The municipality should make sure that the HDA 

institutional development entails intensive training for personnel to increase competence and 

speed up the process of land realisation for housing projects. The municipality must ensure that 

the HDA plays an important role as mechanism to address the issues of alignment between the 
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lOPs, OFA, NEMA, PGOS, NSOP and other guidelines that have an effect on land for human 

settlements. 

6.1.3 All stakeholders must be included in the housing development 
process 

The VLM must ensure the involvement of a broad spectrum of the municipal stakeholders in the 

in the housing development process as proposed by Figure 6.1 below. 
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Figure 6.1: IDP structures 

Source: lOP office, 2003 

The municipality must create a platform as suggested in Figure 6.1 where all sectors can offer 

expertise and knowledge regarding sustainable human settlements during the lOP 

representative forum to ensure that issues are addressed in context. The VLM should create a 

Housing Voice to integrate all stakeholders to fulfil the requirements of the Housing Sector Plan 

as part of the lOPs steering committee. The participation of beneficiaries would become the 

voice of the community - knowledge would be appraised and an opportunity will emerge for 

participation in policies that have a direct impact on people's livelihoods (Schoeman, 2008). 
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6.1.4 The VLM must prepare the Draft Housing Policy 

According to Schoeman (2008:9) development policies should inform the Integrated 

Development Planning Process through the introduction of a Housing Chapter. Therefore, it is 

recommended that VLM should prepare a Draft Housing Policy. The policy would have to entail 

aspects such as housing allocation; a housing database; regulation of informal settlements, land 

invasion and evictions; and an integrated human settlement policy. According to Schoeman 

(2008:10), the following are critical factors to be considered in housing management The 

factors are adopted and recommended for Ventersdorp Local Municipality. 

i. 	 Project management system related to all housing activities 

ii. 	 Performance management indicators 

iii. 	 Implementation of an operational plan for housing and planning 

iv. 	 Improved role and organizational arrangements for the Department within VLM 

v. 	 Accreditation application in terms of the expanded role of municipalities. The accreditation 

processes should reduce the delays in rolling out housing delivery. The process will reduce 

transaction costs and unnecessary administration; funds will therefore flow directly from 

national government to municipality. 

vi. 	 Engagement and alignment with the Housing Development Agency 

vii. 	 Identification of intervention strategies and action plans for short, medium and long term 

housing delivery 

viii. 	 Housing stock database 

ix. 	 Housing need survey and evaluation report 

x. 	 Formulation of an urban integration strategy and plan 

xi. 	 Land audit 

xii. 	 Housing formalisation and upgrading plan 

xiii. 	 Capacity building through training and skills development on interns 

xiv. 	 Rural housing development plan 

xv. 	 Improvement of access between housing and workplaces 

xvi. 	 Greening of housing environments 

xvii. Improved housing lay-out and design 

xviii. Technical support in the planning of housing unit upgrade 

xix. 	 Risk management 

It is finally important to introduce a Management Information System that would enable 

management and government to monitor and evaluate progress and benchmark performances 

against the contents of the development and planning instruments. The strategy should be 
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reviewed periodically to keep it relevant and applicable for the province and municipality. This 

monitoring should keep the province informed of progress and achievements. 

6.1.5 The VLM must seek additional financial assistance 

The municipality must seek financial assistance from Municipal Infrastructure Grant (MIG) and 

must be registered for MIG funding. The VLM needs to form a council to administer the 

proposed projects agreed upon for utilisation of the grant. Consideration should be given to 

linking new housing subsidies with the municipal infrastructure grant (MIG) and the equitable 

share formula to ensure that the municipalities can deliver basic services to poor households. In 

doing so, Schoeman (2008: 1 0) recommends that the following should be taken into account: the 

need to provide municipalities with appropriate incentives to extend municipal infrastructure and 

spend funds efficiently and effectively, the need to take account of the differing capacities of 

municipalities. 

The government should continue to encourage financial institutions to engage in the building 

society. The national government should create policy that encourage all institutions rather than 

mortgage lenders only. This must include the companies and or organisations that deal with 

long-term investments such as insurance companies, companies that deal with fringe benefits 

and profit and fund. 

6.1.6 The VLM must provide a mix of housing types 

The issue of large investment in housing construction should be more vigorously encouraged to 

assist local government to provide a mix of housing types and densities based on a sound 

analysis of housing capacity and housing needs as well as making houses long term 

investments with competitive standards and value. The broadening of housing consumer 

choices must include tenure choices: for example, creating affordable rental units for the 

households which prefer the mobility provided by rental accommodation. The VLM must also 

provide specialised housing for people living with HIV/AIDS. The VLM should facilitate for the 

provision of secure, stable rental tenure for lower income residents though the Community 

Residential Units (CRU) as it deals with many' different forms of existing public sector residential 

accommodation. Large-scale construction firms and contractors should also be encouraged to 

provide housing for their employees. The national government should encourage and formulate 

a policy that requires a low-cost housing project to be a combination of two, three and four 
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bedrooms. Outside toilets should be discouraged as it is inconvenient for the old and sick and 

are most inconvenient in bad weather. 

6.1.7 There is a need to influence the price mechanism for housing 

The national and provincial governments must have a bearing on price mechanisms in the 

housing market and must intervene in the low and medium income market to address the 

housing need. The upper end of the market should be left to the private sector subject to the 

condition that sustainable human settlement development, integration and spatial normalisation 

are promoted (Schoeman, 2008:6). 

6.1.8 The municipality must look for locally produced building material 

Municipalities should research cheap locally produced material to create building material. 

Alternative materials may be coal ashes and other muddy material that can be used to create 

building material such as burnt bricks. This should be encouraged as it can also create 

employment for local inhabitants. For municipalities around mining industries the mountainous 

piles of soli from underground must be checked as it could be useful in the process of making 

burnt bricks. 

6.1.9 There is a need for well planned and planned settlements 

New settlements should be well planned and designed - it is less expensive when compared to 

upgrading existing settlements. Settlements must make provision for non-residential community 

facilities such as schools, public transports, recreation centres, and business and should include 

other comprehensive infrastructure development. 

6.1.10 The allocation of housing grant should be revised 

The economic potential of an area should be considered and housing grants· for low-cost 

households adjusted; grants should be allocated to families with combined household monthly 

incomes of less than R1 000 as these households do not meet the current requirements of 

National Housing Code. 
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6.2 Conclusion 

It can be concluded that housing development is an appropriate mechanism to spread and 

implement infrastructure and services in South Africa, but an additional contribution is required 

to overcome capacity and financial constrictions. Thus housing considerations must be taken 

into account at every stage of the planning process, from the identification of residential land 

through to setting development controls, and assessing particular developments against these 

controls. 
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7 ANNEXURES 

Annexure A formalisation of villages in VLM 
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Annexure 8 Ventersdorp household questionnaire 

Date of Interview: Location: 

House/Room NQ: 


Migration data 
1. Age in years 

2. Sex: Male 

Female 


3. How is this household headed? 

Male-headed 

Female-headed 

Child-headed 


4. Education level: No school1ng 

Some primary 

Completed primary 

Some secondary 

Completed secondary 

Grade 12/Standard 10 

Higher 


5. Marital status: Single 
Living together 
Married 
Divorced/Separated 
WldowlWidower 

6. How long have you stayed in Ventersdorp? 
Less 1 year 

1-5 years 

6-10 years 

OVer 1 0 years 


7. What was your main reason to decide to locate here? 
Born here 
Married here 
Job opportunities 
Low crime rate 
Has all [ wished for 
Opportunity to save 
Close to amenities 
Nowhere else to go 
I don't know 
None of above 

8. Do you own this dwelling? 

9. Do you have any dwelling unit that you left in your previous location(s) before 
locating here? 
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10. Does a household have any other dwelling(s) 

(if more than one) that the household owns (even if 

not fully paid) within Ventersdorp? 

11. What is the total number of rooms in the dwelling the household occupies 

(excluding bathrooms and toilets)? 

1 room 

2 rooms 

3 rooms 

4 rooms 

5 rooms 

Over 5 rooms 


a) Total I b) Own I c) Other adult I d) other adult family I e) Friends I f) Domestic 

number of . children family members I members children worker 

people i I 


I I i I I 

Household income. 
13. Where does your occupation fall under? 

Formal sector (registered) 

Informal sector (including domestic work/unregistered) 

Not employed . 

14. If unemployed, how do you support yourself? 

Odd jobs 

Supported by person in the household 

Supported by person not in household 

Supported by charity 

Government grant (old age pension, child support, disability, 

Care dependency or any kind of grant) 
Savings 
Study loan 
Other (specify) _______________ 

15. Did anyone in this household receive income from employment or self

employment last month? 


16. Did anyone in this household receive income from government grants last month? 

(please note that this include the old age pension, child support, disability grant 

and the care dependency grant or any other kind of grant) 


17. Did anyone in this household receive income from 

private pensions, dividends and interest on investment? 


18. Did anyone in this household receive rental income in the last Month from one of the following? 
a) Backyard shacks 
b) Boarders 
c) Flats 
d) Homes people own 
e) Not applicable 
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19. What was the total amount of income (after income tax) that this household accumulated 
last month? (please note that this include household members salaries and wages, grants, 
interest, rental income and income from any other formal or informal activities). Amount: RO 
R1500 

R1 501 - R3 000 
R3 001 - R6 000 
R6 001 - R9 000 
More than R9 000 
Refuse to disclose 
Do not know 

Household standard of living 
20. How do you rate your household standard of living on this scale? (Concerning the following 
needs over the past month) 

less than adequate Just adequate for your More than adequate Not applicable 
for your household household needs for your household 
needs needs 

I 
a) Food I 

• 

1 2 3 4Iconsumption 

I i 
b) Housing . 1 2 3 4I 

! 	 c) Clothing i 1 2 3 4 
d) HeaJth ca re 1 2 3 4 
cover 
e) Schooling of 1 2 3 4 
children 

! I 

21. What is the main source of energy for this household for ? 
Electricity 	 Gas Paraffin Wood Coal Candles Solar Animal . Other 

energy dung (specify) 

i 
. Cooking 1 2 3 

• 

4 5 6 7 8 9! 

Heating 
! 1 2 3 4 5 6 7 8 9 

Lighting 1 2 3 4 5 6 7 8 9 

22. What is the main source of water for this household? 

In dwelling 

In yard 

Public tap 

Water-carrier 

Other (specify) 

23. Do you have access to any street lighting in your neighbourhood? 

Yes - Currently working 

Yes - Currently not working 

No 


24. Does the household have to pay for its water? 
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25. If the household has to pay for water, how much does the household pay? 
RiO -	 R50 

R51 - R100 
More than R100 

26. What type of disposal is available for this household? 
Own dump 
Removed by municipality 
Removed by community 
Communal dump 
No rubbish 

27. Does the household pay for its waste removal? 1 
2 

28. If yes, how much does it pay per month? 
Amount: RiO - R30 

R31 - R50 
R51 - R70 

More than R70 
Do not know 

29. What types of toilet facility are available for this household? 
Flush toilet with onsite disposal (septic tank or soak away) 
Flush toilet with offsite disposal 
Pit latrine with ventilation pipe (VIP) 
Pit latrine without ventilation pipe 
Bucket toilet 
Chemical toilet 
Other (specify) _______________ 

30. Is this toilet shared with other households? lIes 
 1 
No ! 2 

31. How far is the nearest toilet facility to which the household has access? 
In dwelling 
Less 5 meters (m) 
6m -10m 
11m -15m 

More than 16m 

32. How is your relationship with your neighbours and social interactions that you have with 
those around you? 
Less satisfactory 
Satisfactory 
Neutral 
Fair 
Very good 

~•• How common is that the following happen in your neighbourho~d? 
I Never . Very . Not common Fairly Very Don't know 

happen rare common common 
i a) Help each other out 1 2 3 4 5 6 
i b) You do things 1 2 3 i 4 5 6 

together 
c) People in you 
neighbourhood violent 

1 i 2 3 4 5 6 
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34. Are you a member of any association, cooperative and or any community 

group? 


35. Has your group initiated any development project(s)? 

36. If yes, have your group been encouraged to participate in the housing development 

proj ect? ,...-:--:-------:---, 


37. Were you asked what your housing needs are? 

38. Were given an opportunity to air concerns to developers? 

39. Were these suggestions taken into consideration? 

Household housing subsidy assistance 

40. Where do you access information on housing provision? 
National Department of Housing 
Provincial Department of Housing 
Local municipality 
Mayor 
Ward councillor 
Other (specify) 

41. Did this household receive a government subsidy to obtain this dwelling or 

any other dwelling? 

42. What kind of subsidy did you get for your house? 
Individual subsidy 
Project linked subsidy 
Institutional subsidy 
Consolidation subsidy 
People's Housing Process 
Rural housing subsidy 
Other (specify) 

43. What was the amount of subsidy received? 
Less than R 10 000 
Between Ria 000 and R3S 000 
Above R36 000 
Cannot remember 
Do not know 

44. How long did it take you to get a house? 
Less than 1 year 
1 - 2 Years 
3 -4 Years 
OverS Years 
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45. If this unit was to be sold, what would be the reasonable market value? 

Less than RiO 000 
R10 001 - R20 000 
R20 001 - R30 000 
R30 001 - R40 000 
Above R40 001 
Do not know 

46. Are you satisfied with this house? 

Household satisfaction 

48. What changes would you like to make to the dwelling unit? 
Interior changes 
Exterior changes 
Both interior and exterior changes 
None 
Other (specify) _______________ 
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49. What was your expectation when you first heard of the housing scheme? 

High 

Normal 

Low 

50. Has moving in this house changed your standard of living? 

Yes 1 
No 2 
Do not know 3 
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