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Research Question

What might a land management system look 
like that takes seriously questions of inclusive 
citizenship, rights to land, and social 
vulnerability?  

(Given that current urban land management 
processes do not sufficiently serve the 
interests of the poor)



Methodology

 Broad definition of land management adopted 
for the project-- a set of processes that deal 
with the: 

 acquisition of land, 

 continued rights to the land, 

 regulation of the use and development of land, 
and 

 trading of land

 An emphasis in the project on: 

 the impact of these processes on the poor

 the relationship to democratic governance



Methodology, cont.

 Recognition that there is competition for land 
resources, particularly in a rapidly urbanizing 
city like Joburg—at least one of the 
consequences is upward pressure on the 
price of land

 Poor unable to compete given lack of 
economic power—dependence upon state 
intervention; need access to decision-making 
to ensure their interests are advanced

 While state delivery lags behind demand, 
poor rely on their own resources to access, 
use, and transfer ‗rights‘ to land.



Case Study Areas

 Diepsloot: post-apartheid township developed to 
house the poor; RDP housing; large informal 
settlement population

 Kliptown: heritage site, tourism and retail 
attractions; few formal structures surrounded by 
large informal settlements, social housing

 Diepkloof: formal township; apartheid era council 
houses; backyard shacks

 Hillbrow: inner city, multi-storey residential 
buildings; commercial use

 Fourways: fast-growing, high income settlement; 
retail/commercial uses   
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Diepsloot: Main Development 
Challenges

 Critical shortage of land for housing developments
- Initially a well-planned development process, but due to the 
constant influx of people and limited physical space to meet 
development needs led to planning difficulties

 Floodline locations (informal settlements)  

 Contraints on additional land to settle residents:
 Private development (south)
 Diepsloot Nature Reserve incl Northern waste water treatment 

works (west)
 N14 highway safety risks (north)

 Urban Development Boundary restrictions



Regional Map



RDP Houses in Diepsloot



Diepsloot informal settlement



Diepsloot: development 
challenges, cont.

 Process of transferring RDP houses / stands (from 
first owner) is uncontrolled

 New settlements to the area uncontrolled

 Some residents in informal settlements have not 
applied for RDP housing and are not sure about 
application procedures

 No evidence/ guarantee of special status to acquire 
an RDP house within the area 

 The Housing Department introduced a system of 
counting shacks in the squatter camp as a way to 
control the increase of shacks in the settlement - the 
whole process failed 



Diepsloot: Governance 
issues

 Value of community forum - DCDF - in 
development planning recognized in the past, 
although it was disbanded and replaced by 
the ward committee structure

 Lack of awareness around developments

 Community not involved in the planning of 
developments 

 Some skeptical about the contribution of 
these developments to the community



Kliptown: Main development 
challenges

Housing backlog : 

- 1250 RDP stands completed

- Social housing units unaffordable 

- Portion of golf course considered to address housing 
needs 

- Township backyard rental initiatives – no policy in 
place for upgrading 

- Existing identified land is insufficient for housing 
needs - attempts at securing additional ‗unsurveyed‘ 
sites have as yet received no response from the 
Johannesburg Property Company 



Kliptown development 

challenges cont.

Housing Strategy: 

 The phased approach (clearance, development, and 
then relocations) is problematic due to high numbers 
of people that have to be relocated and  land clearing 
implications 

 Shifting the strategy to be able to ensure delivery for 
three major settlements at once, requires that more 
land be identified for such an approach. 

Other: 

 Social services (clinic funding); sport and recreation 
facilities; accelerating economic development



Kliptown: Walter Sisulu Square of Dedication & Freedom Charter Square 
informal settlement



Kliptown Freedom Charter Square informal settlement and Dlamini  



Kliptown: Governance 
Issues

 Value of working with an organized 
community forum - GKDF – although its 
recognition and legitimacy now questioned by 
some

 Residents not consulted around 
developments 

 Community leaders consulted to formalize the 
process

 Residents not seeing the benefits of the 
developments



General Findings

 Land scarcity inhibiting access by the poor

 Lack of economic opportunity for low income 
groups

 Land accessed through informal means

 Private development not contributing to 
public benefit

 Lack of community participation / governance 
issues

 Problem of planning and coordination



RECOMMENDATIONS……



Use available space better

 One-house/one-plot RDP development 
wastes desperately-needed land

 BUT current medium density housing 
development (social housing) is not 
affordable to the poor; new building 
forms needed
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Kliptown Social (Rental) Housing Units 



Allocate more land for 
settlement for the poor

 Arguments over land allocation (even 
between departments or levels within 
government) and incentives to dispose of 
municipal land for profit are preventing 
enough land to be available to the poor

 Joburg land audit is done—now serious 
prioritisation of land release for the poor is 
needed.

 Urban boundary should be relaxed to make 
low income development possible.
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In-situ upgrading should be 
done wherever possible

 Township proclamation and housing 
development are slow processes—tens 
of thousands of poor would benefit 
from permission to occupy

 Have to consider state of existing 
settlements: safe? too crowded? room 
for infrastructure to be put in? 



Diepsloot informal settlement along floodline / UDB



Diepsloot, Ext2 shack farming in 
the serviced sites



Support survival strategies

 Backyard shacks, home businesses, and 
land for gardening help people to 
survive and should be supported

 But, these uses need to fit into plans for 
upgrading over time



Informal settlement road 
shops



City to meet its obligations to 
poor communities

 City has to make sure services reach 
everyone and contribute to a safe and 
healthy community

 Communities have to do their part!



Ext 12 Water tank



Hillbrow: narrow refuse-filled alleyways



Participation is a right!

 ● ―We do not have enough information at our 
disposal about when and how these meetings are 
happening.  We need education to help us 
understand what we have to do in the situations 
about community development.  We need to be 
invited to these meetings so that we can participate, 
but it is not happening, this is my first time to be in a 
meeting where we are discussing land issues.‖

 ● ―We feel unimportant as the government does not 
consult us in the planning process in our area.  They 
come to us with a ready-made plan which is also 
non-negotiable.  We therefore feel it‘s also useless to 
make inputs if we are asked to do so.‖



Opportunities for participation

 Some informal settlements will get 
recognition of rights to occupy through 
zoning process of the City of Joburg— they 
need to get involved in decisions that will be 
made about the layout plans and the steps 
towards formalizing the settlement. 

 Housing sector plans will be part of the 
Integrated Development Plans of the city—
this is meant to create better coordination 
and allow for more community input



More opportunities for 
participation

 New funds are being made available to 
municipalities in urban areas for land 
purchase by the Dept. of Land Affairs

 A Housing Development Agency is being 
created to purchase and make land available 
to accommodate the poor

 A new policy to improve the People‘s Housing 
Process is being developed– to make sure 
communities can be directly involved in 
upgrading


