
Towards Managed Land Settlement: 5 Case Studies: Annexure A - Comparison Table

ANNEXURE A COMPARISON TABLE

I

Section 5: Rural HousingMLS Concept MLS Definition Section 2: Incremental 
Housing  Cluster

Section 3:  4-Peg Policy (actual 
policy)

Section 4: Accelerated 
Managed Land Settlement Section 6: Bardale Project Section 7: Lessons for MLS

1.Bulk Land 
a)Land availability agreement Municipal owned Municipal-owned

b)Bulk services Municipal function Municipal function

c)Environmental approval

d)Planning approval

Getting permission and 
approval to develop project 
scale portions of land

Provincial Department of 
Housing land was available 
initially – when this dried up the 
project was compromised

State-owned land vested in 
communal rights

Purchased by CoCT using EHP 
funding

It helps if the land is owned by 
the state.

Installation of bulk services 
where these are not already 
available

Bulk services were generally 
available

Municipality undertakes bulk 
service delivery – requires 
forward planning to ensure that 
bulks are available

Due to the challenges in 
providing bulk services the 
current model excludes the 
need for bulk services

Important to link MLS to long 
term future planning  for 
services.

Obtaining necessary 
environmental approvals

Initially not required – pre NEMA 
– later required to follow NEMA 
and the Regulations

Prior to NEMA, not required, 
since NEMA regulations very 
restrictive regarding where 
development may occur

Undertook EIA in terms of NEMA 
but prior to the Regulations 
therefore a lot less onerous 
than today

DEDEA tries to accommodate 
the Rural Housing programmes 
by granting exemptions for EIAs 
wherever possible, although not 
generally in coastal areas

EIA in terms of NEMA Environentnal legislation needs 
to be reviwed in terms of how it 
affects the rapid release of land 
in a way that does not 
compromise environemntal 
sustainability

Getting the necessary town 
planning approvals including 
sub division and zoning 
approvals

Usually in terms of Act 
113/1991 

Full township establishment 
and standard town planning 
procedures followed although 
these were in parallel to getting 
people onto land and are not 
finalised prior to site allocation

Used same planning 
legislation as other housing 
projects

A layout plan is created for the 
settlement, but no planning 
approvals are required. The 
outer boundary of the project is 
surveyed and a General Plan 
prepared, but not submitted for 
approval by the Surveyor 
General.

Full township establishment in 
terms of 113/1991

It is important to do necessary 
town planning well in advance 
of need.
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2.Basic Development 
a)Basic planning 

c)Basic services and facilities

d)Basic tenure Formal tenure from the outset

e)Basic finance No record of this No record of this No record of this

f)Basic skills No information in this regard

Marking out on paper and the 
ground the outer boundary and 
the internal plots

Full planning approvals are 
obtained, which include the 
need to obtain engineering 
comments on serviceability

Preliminary layout plan 
developed in conjunction with 
the City Engineer

Full township establishment 
process as per other housing 
projects

Basic planning which identifies 
the sites, the approximate 
position of the houses to be 
built and  roads are developed 
in consultation with the 
community

Full township establishment 
process

Practically it is possible to do 
basic planning and allow 
people to occupy land prior to 
township establishmnt, but in 
urban context there may be 
technical constraints.  

b)Basic organisation / 
allocation

Organising the community, 
municipality and others so they 
can do basic development:

High level of community 
interaction with DoH – including 
the establishment of  a social 
compact or project steering 
committee

Little community involvement – 
housing committees were 
established

Little or no community 
participation

Involves the traditional authority, 
Ward councillor, Housing & 
Municipal officials and a social 
facilitator

Appointed a social facilitator to 
interact with the community and 
the neighbouring communities

An appointed social facilitator 
can be a key component of a 
successful project

Community has some 
form of leadership and 
rules (constitution)

Legal Resource Centre also 
involved so existing leadership 
had additional support

Few case studies emphasised 
basic organisation, but those 
that di (eg. Bardale) benefited 
from this. 

Municipality has 
dedicated person/ unit 
coordinating 
departments within 
municipality and with the 
community around basic 
development

Its important that the 
municipality has strong politial 
support for the project and high 
levels internal coordination

The provision of a basic 
recognised level of services 
and social facilities to 
households living in the area

Communal standpipes and 
toilets were provided under the 
Mayibuye Phase. No other 
facilities were provided, but 
provision was made on the 
layout plan

Communal standipe and 
ablution facilities; scrapped 
roads

Engineering services planned 
for full reticulation but initially 
only the main lines installed for 
communal facilities; key 
transport roads tarred

Generally a VIP or urine-
sperator toilet is provided to 
each site, as is a rainwater tank

Basic services – communal 
installed for 5 sites to share 
(under EHP)

The emergency housing grant 
can be used to provide basic 
services in designated 
relocation zones.   
Municipalities need to be made 
aware that emergency housing 
does not mean that areas have 
to be 'transition' relocation 
areas but can be the start of a a 
longer term upgrading initiative.  
There is lots of precedent from 
case studies (and other 
projects in how to provide a 
basic level of services.  Basic 
facilities are usually sidelined if 
emphasis is in top structure.  

Identifying who will be allowed 
to occupy a site within a portion 
of land and then outlining the 
rights they have to that land

Right of occupation certifiicate 
issued and administered by the 
Municipality

Full tenure was the intended 
system – although in some 
cases people were moved onto 
site and only given full title a 
little while later

it is not possible to create any 
formal tenure on these sites, 
therefore funcitonal tenure in 
the form of Permission to 
Occupy or quitrent is applied

Right to occupy certificate until 
full tenure is possible once the 
beneficiaries are approved by 
PHB 

Incremental tenure 
mechanisms are being 
implemented  They are usually 
seen as a stepping stone 
towards more formal individual 
title.

Finance to undertake basic 
development activities and 
upgrade over time

CMA used RSC levies to create 
bridging finance for LM's 

EHP and later UISP None of the case studies 
included any end user finance 
component.  This is an 
underutilised sector that has 
potential to contribute towards 
incremental housing.   The 
challenge is to overcome the 
'entitlement' mentality of 
households who wait for 
government to provide.  

Training and awareness raising 
for government, community and 
others

Good understanding of the 
Incremental Cluster approach 
by DoH officials, no information 
to suggest this was taken 
further

Implementers seemed to be 
well capacitated and knew their 
roles & responsibilities 

Limited understanding of the 
RH Policy by the officials 
implementing it has led to the 
RH programme being 
implemented in much the same 
manner as an RDP project 
would be

Very little attention has been 
given to this.  The emphasis in 
case studies was on providing 
a serviced stand and not in 
what skills were transferred in 
the process.  

Section 5: Rural HousingMLS Concept MLS Definition Section 2: Incremental 
Housing  Cluster

Section 3:  4-Peg Policy (actual 
policy)

Section 4: Accelerated 
Managed Land Settlement Section 6: Bardale Project Section 7: Lessons for MLS
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Section 5: Rural HousingMLS Concept MLS Definition Section 2: Incremental 
Housing  Cluster

Section 3:  4-Peg Policy (actual 
policy)

Section 4: Accelerated 
Managed Land Settlement Section 6: Bardale Project Section 7: Lessons for MLS

3.Self Build

4.Upgrading
Not applicable at this stage

b)From self build to full house Not applicable

5. Improvement maintenance

Households building or 
arranging the building of their 
own basic shelter/ house on the 
site they have been allocated 
using finance, material and 
resources that they have 
obtained themselves, either 
though savings, donations or 
loans.  

Beneficiaries erected their own 
structures initially

People erected their own 
shacks

People erected their own 
shacks

Whilst the policy makes 
provision for this, the practice is 
to provide top strucutres. This 
was done using PHP in some 
instances but the DoH did not 
find the quality of building to be 
acceptable

People re-erected their shacks 
which CoCT had helped them 
move on to site

Households re prepared to 
build their own shacks if they 
know they can stay on the land.  
Municipalities accept people 
building shacks if they are build 
in designated areas.    

a)From basic development to 
full development 

Upgrading from interim bulk 
development to full bulk 
development, including 
infrastructure and town 
planning/environmental 
approvals if only provisional 
approval was given at the start  

No upgrade of bulk services 
was required. The Essential 
Services Programme upgraded 
internal services: water, 
sewerage, roads and storm-
water

Upgraded to full RDP standards 
at time of subsidy allocation 
and erecting of top structure

Full reticulation to sites was 
possible in the event of the 
settlement forming part of a 
housing programme – only 
some PHP was undertaken

Under USIP (Phases 2 – 4) full 
RDP standard services but no 
top structure; Ph 1 also 
upgraded under USIP

It is important to plan areas 
from the start for future 
upgrading.  This includes 
providing sufficient space for 
schools etc. As well as sizing 
water pipes etc. to 
accommodate future 
expansion.

Adding to the initial shack or 
house built by the households 
to build a better house using 
government housing subsidies 
and additional resources. 

Limited success in 
implementing PHP therefore 
the Essential Services 
Programme sometimes 
extended to top structure 
provision

Dept Housing subsidy 
allocation facilitated building of 
top structure

People were given the 
opportunity to participate in PHP 
– only about 25% did (not sure 
why). For the rest there have 
been no full houses built

No top structures at this point. 
Not a priority for CoCT

Households in well located 
areas seem to have more 
incentive to upgrade their 
houses over time using their 
own funds.   The Upgrading of 
informal settlement grant can 
be used to upgrade areas 
where peple have been settled.  

Maintenance of plots, houses, 
common space and public 
space

Highest level of consolidation 
was noted in settlements which 
were well located – high levels 
of consolidation were also 
noted in settlements which did 
not have formal tenure but 
which were well located.

Little awareness by 
interviewees of the extent to 
which this has occurred, 
although they suggest that in 
some cases there has been 
maintenance but not in most

People not involved in PHP 
have bettered their shacks but 
generally not built their own 
houses

No information is available in 
this regard

Some improvement of own 
plots but still little consolidation 
of sites

The emphasis seems to be on 
maintaining and improving 
houses and not so much on 
improving neighbourhoods.       
Municipalities often reluctant to 
develop incremental projects as 
they find it difficult to access 
rates and services from these 
areas.

Improvement involves analysing 
what is wrong with the present 
environment (at house, and 
neighbourhood scale) and 
undertaking actions to improve
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Section 5: Rural HousingMLS Concept MLS Definition Section 2: Incremental 
Housing  Cluster

Section 3:  4-Peg Policy (actual 
policy)

Section 4: Accelerated 
Managed Land Settlement Section 6: Bardale Project Section 7: Lessons for MLS

6. Lessons learnt  The programme was 
initiated out of a directive from 
the ANC and therefore had 
strong political support

 Forward planning enabled 
service delivery - align 
processes as much as 
possible

 Willingness & ability to take 
risks and responsibility and to 
think creatively

 It is critical that the DoH, the 
local municipality (including the 
Ward councillor) and the 
community are in agreement on 
the project and process

 Political support

 The fact that the Ekurhuleni 
Metro has continued with the 
Essential Services programme 
suggests that there is still a 
place for this approach today

 NEMA resulted in significant 
delays and challenges in 
identifying land which was 
suitable for development

 Establishment  of a bridging 
finance fund to enable 
emergency housing

 The low density of rural 
settlements makes the overall 
costs of the project higher, thus 
making smaller projects 
unviable

 Use of EHP and later UISP 
to undertake service provision 
incrementally 

 Delivery was reduced by 
instability and change at a local 
government level

 Focus on getting the basics 
into place and trying to show 
that something is happening on 
the ground

 Good inter-governmental 
relations (LM, CMA and PHB) 
made this possible

 PHPs which worked 
reasonably well were those 
which had access to cashflow - 
where cashflow was controlled 
by the DoH this led to delays in 
releasing funds and problems 
on the project

 Thorough social facilitation 
is a necessary part of a 
successful project - especially 
where there is conflict

 High levels of cooperation 
between government 
departments are required, 
especially when it comes to the 
provision of social facilities and 
making use of budgets which 
are controlled by different 
departments

 Provision of a right to occupy 
certificate is possible if the 
Municipality is able to 
administer this (perhaps 
someone else could administer 
it?)

 Desperate need helps get 
over other barriers, such as lack 
of unified political agenda

 PHP generally did not work 
because those implementing it 
did not understand it fully and 
because the necessary support 
was not available

 It is possible to implement 
interim tenure arrangements 
which provide the right to 
occupy a site - the implications 
and administration thereof must 
be clearly thought through. This 
requires the administrating 
body to have the capacity to 
handle this complex task 

 The NIMBY attitude resulted 
in some ideal sites being 
overlooked – this was 
exacerbated by the fact that the 
settlements still looked 
informal, even though they were 
planned and people held formal 
tenure

 In order to deliver the full 
basket of services (including 
social services) good inter-
governmental relations are a 
pre-requisite

 Plan with the end in mind to 
reduce excessive additional 
costs

 Inter-governmental 
cooperation is essential in 
facilitating the development of 
social facilities

 The time seems ripe for a 
new programme to meet the 
need for land, services and 
housing in a effective, efficient 
and affordable manner

 There is some concern 
regarding the affordability of 
basic services to the poor

 A land audit tool is useful in 
helping decision-makers 
identify appropriate land 
suitable mechanisms to 
access the land

 Make use of existing funding 
mechanisms if possible - this 
will require further research

 In order to facilitate delivery 
the project needs a committed 
driver to keep it moving forward

 The incremental 
development of services 
resulted in some extra costs

 The current implementation 
of the RH Policy is not in 
keeping with the uniqueness of 
the rural environment - one size 
does not fit all and does not 
lead to a healthy environment
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Section 5: Rural HousingMLS Concept MLS Definition Section 2: Incremental 
Housing  Cluster

Section 3:  4-Peg Policy (actual 
policy)

Section 4: Accelerated 
Managed Land Settlement Section 6: Bardale Project Section 7: Lessons for MLS

Lessons Learnt cont.  Initially the process 
facilitated a much quicker 
response to the massive 
landlessness - this was 
reduced when NEMA came into 
play

 The temptation to revert to a 
developer-driven approach is 
strong - what systems can be 
put in place to avoid this?

 T

 The alignment of the various 
phases was critical as delays 
between phases led to 
vandalism

 There seems to be a lack of 
understanding of the spirit and 
intention of the rural housing 
policy - it is necessary to 
undertake targeted and effective 
capacity building to avoid this 

 There were initially 3 
directorates in DoH involved in 
the Incremental Cluster – this 
only worked because of the 
high level of cooperation 
between individuals – in order 
for such a programme to be 
effective it is necessary to have 
only one point of contact
 The policy being applied 
needs to be regularly revisited 
to ensure alignment with the 
national agenda and the needs 
of the beneficiaries
 The availability of land is a 
critical component to the 
success of any such 
programme


