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ABSTRACT Limpopo Province is currently experiencing an acute housing shortage that is exacerbated by the
unequal distribution of income in the country and the widening gap between the rich and the poor. Limpopo is also
the province with the second highest unemployment rate in South Africa. This article analyzes the Department of
Cooperative Governance and Traditional Affairs’ (CoGHSTA) implementation of central government’s housing
policy in all five municipal districts in Limpopo Province and offers recommendations to address housing challenges.
It identifies the major problems that hinder the provision of adequate housing, including a shortage of suitable
government-owned land for housing and an unreliable Provincial Government database on contractors and suppliers
of building material. The negative impact of corruption on the province housing need is also examined. The
research study was mainly theoretical, with limited application of empirical research methods. It is recommended
that zero tolerance towards any form of corruption should be applied in CoOGHSTA’s dealings with contractors in

the province.

INTRODUCTION

Housing the nation is one of the foremost
challenges facing the South African government.
Like other provinces in the country, Limpopo
Province suffers an acute housing shortage. The
current backlogs are due to high levels of pov-
erty and unemployment, economic stagnation,
financial constraints and poor service delivery.
Statistics South Africa’s large-scale community
survey from 2014 in Limpopo found that the
population had increased from close to 4.6 mil-
lion in 1996 to just over 5.2 million in 2007, an
increase of 4.9 percent (Mashabane 2014). The
same survey indicated that formal dwellings as
a percentage of total dwellings in the province
had increased from 72.5 present in 2007 to 83.2
percent in 2014, while informal dwellings de-
creased from 7.1 present to 5.6 percent in the
same period (Mashabane 2014). A large propor-
tion of Limpopo Province’s population lives in
rural areas.

The provincial housing target per annum is
determined by the housing budget each finan-
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cial year. The average target per year is between
30,000 and 40,000 houses. While reliable statis-
tics are not available for previous years, in the
2013-2014 financial year, the Province built 8,000
housing units. The main problems associated
with housing policy and its implementation in
this province include tendering procedures, con-
trol measures, monitoring, and corruption
(Mashabane 2014; Stentoft et al. 2015).

Purpose of the Study

The primary objective of the study was to
critically analyze the formulation and implemen-
tation of the central government’s housing pol-
icy by the Department of Cooperative Gover-
nance and Traditional Affairs in Limpopo Prov-
ince. The study identified several problems that
hinder housing provision in this province, in-
cluding the fact that government land is often
co-owned by different government departments
(Alam 2015). This complicates the freeing up of
land for housing. Furthermore, strategically sit-
uated land close to the city and towns is often
privately owned. CoOGHSTA’s current database
that guides housing developments is outdated,
small private contractors often lack capacity to
successfully develop housing projects, and pol-
iticians with a stake in the housing sector some-
times manipulate the procurement process. Rec-
ommendations on how to overcome these chal-
lenges will be provided (Mashabane 2014).
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Research Problem

The implementation of the provincial hous-
ing policy created serious challenges in the De-
partment of Cooperative Governance and Tradi-
tional Affairs. Therefore, this study critically
analyzes this housing policy and its implemen-
tation by the Department of Cooperative Gover-
nance and Traditional Affairs in Limpopo Prov-
ince. The study aimed to:

+ Clarify CoGHSTA’s housing policy in Lim-
popo Province in the Capricorn, Sekhukhune,
Mopani, Vhembe and Waterberg Districts.

+ Analyze CoGHSTA’s housing policy in Lim-
popo Province by making observations and
conducting interviews with five District Mu-
nicipal Managers and two Senior Managers
from the Provincial Department of Coopera-
tive Governance and Traditional Affairs’ Head
Office.

+ Investigate the functioning of the Depart-
ment of Cooperative Governance and Tradi-
tional Affairs by visiting some of the projects
in the districts and conducting interviews
with the Head of the Department and Senior
Manager, Human Settlements of Limpopo
Province.

Literature Review

An analysis of the housing policy in Limpo-
po Province requires an understanding of na-
tional, provincial and local housing policy.

National Housing Policy

The following legal mandates governing
housmg policy were taken into consideration:
The Constitution of the Republic of South
Africa, 1996 (Act 108 of 1996)
¢+ The Housing Act (Act 107 of 1997)
+ The Reconstruction and Development Pro-
gram (RDP)
¢+ The Growth, Employment and Redistribu-
tion (GEAR) Strategy
¢+ The White Paper on Housing
+ The Urban Development Framework
¢+ The White Paper and Policy Frameworks
pertaining to Local Government and Public
Service
South Africa’s housing policy was formulat-
ed before the first national democratic election
on 27" April 1994. The National Housing Forum
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was established in October 1994 (De Vries and
Nemec 2013). This multi-party, non-governmen-
tal negotiating body had 19 members, including
representatives from business, the community,
government, and development organizations as
well as political parties outside the government
(Limpopo Housing Budget 2014/2015). The Na-
tional Housing Forum laid the foundation for a
new government housing policy by adopting
the National Housing Accord that was signed
by a range of stakeholders representing the
homeless, government, communities, the finan-
cial sector, emerging contractors, civil society,
the construction industry, employers, develop-
ers, and the international community (Limpopo
Housing Budget 2014-2015). The Housing Ac-
cord was followed by the White Paper on Hous-
ing, which was promulgated in December 1994,
The White Paper paved the way for the National
Housing Policy as well as the Housing Act, 1997
(Act 107 of 1997). The latter replaced the Hous-
ing Arrangements Act 1993 (Act 55 of 1993). It
provides for the establishment of the National
Housing Board. The four regional Housing
Boards, which represented the four previous
regions in South Africa, were replaced by the
nine provinces (Limpopo Housing Budget 2014-
2015). The former National Housing Fund was
replaced by the South African Housing Fund.
The White Paper on Housing and the Housing
Act, 1997 (Act 107 of 1997) laid the legal founda-
tions for the implementation of national govern-
ment’s housing program (Hassan et al. 2013).
Chapter Two of the Constitution of the Re-
public of South Africa, 1996 (Act 108 of 1996),
Section 26 clearly indicates that people have the
right to decent houses. As the supreme law of
the land, all policies must comply with the Con-
stitution. Housing policy should therefore be
based on the understanding that housing is a
right rather than a privilege (Appelbaum et al.
2012). This suggests that those who implement
the housing policy should have a clear under-
standing of what type of houses people want
and be able to identify who the real beneficiaries
are. The Housing Act, 1997 (Act 107 of 1997),
Reconstruction and Development Program and
Growth, Employment and Redistribution strate-
gy are all pieces of legislation that govern the
Housing Department. The principles governing
housing policy and its implementation are di-
vided into three sections including the Overall
Principles for Housing Sector Activity, Princi-
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ples for Housing Development and the Princi-
ples for Land Development (Limpopo Housing
Budget 2014-2015).

Functions of the National Government

The Minister of Housing oversees the De-
partment that works with all nine Provincial
Members of the Executive Council (MECSs) to
develop the National Housing Plan. The minis-
ter determines national policy, including nation-
al norms and standards. National government
has the responsibility to set broad national hous-
ing goals and to monitor the performance of the
national government in cooperation with every
MEC (De Vries and Nemec 2013; Lee 2012). Na-
tional government also assists provinces to de-
velop the administrative capacity required to
perform these tasks. It is also the responsibility
of national government to promote effective
communication in respect of housing develop-
ment (Hassan et al. 2013). The Minister allocates
funds for national housing programs to provin-
cial governments and obtains funds for land
acquisition, infrastructure development and
housing provision. The Minister must also pub-
lish the national Housing Code and establish
the South African Housing Development Board
(Masson 2015). The Director-General, with the
assistance of the Minister, must establish and
maintain a National Housing Data Bank. The
National Government cannot work alone. The
implementation of national housing plans must
be delegated to provincial governments (Ander-
son 2012; Masson 2015).

Provincial Housing Policy

The Minister of Human Settlements man-
dates the MEC of CoGTA in each province to
carry forward the housing mandates (Alam 2015).
The MEC for Local Government and Housing in
Limpopo Province released the Limpopo Pro-
vincial Housing Act, 1998 (Act 8 of 1998). In
2006, the Department released the amended Lim-
popo Provincial Housing Act, 2006, Act, 2006
(Act, 2 of 2006) (Matos et al. 2014). The MEC
established the Limpopo Provincial Housing De-
velopment Board. Board members were nomi-
nated from various fields taking their expertise
into consideration. They include legal experts,
financial experts, contractors, politicians, and
members of the business fraternity (McGeough
2015). The Department also established the Lim-
popo Provincial Housing Development Fund. It
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is the MEC’s responsibility to appoint the Head
of Department who acts as the implementing
agent for the Department. The Head of Depart-
ment also advises the MEC on issues pertaining
to managing the Department and is responsible
for compiling an annual report to the National
Department of Housing and the Limpopo Pro-
vincial Legislature (Salenhzadeh et al. 2015).

This brief background traces the linkages
between all three spheres of government and
outlines their powers and functions (Matos et
al. 2014).

RESEARCH METHODOLOGY

The research study was mainly theoretical,
with limited application of empirical research
methods. While it is often assumed that empiri-
cal data collection is required for a sound re-
search project, however, rigorous research can
also be purely theoretical. The study is explana-
tory in nature, involving a qualitative approach
(Edwards 2015; Smith et al. 2015). Various meth-
ods were utilized to collect data, including a doc-
umentary study which included interviews, ob-
servation, progress reports on projects, books,
policies, Acts, journals, media reports, articles,
and Internet sources. Two Senior Managers were
interviewed to obtain information on housing
provided by the Limpopo Provincial Housing
Department (Guercini 2014). The critical analy-
sis of housing policy and its implementation in
Limpopo Province required the inclusion of pro-
vincial housing statistics. The study focused
on various types of housing in all five District
Municipalities in Limpopo Province, namely,
Mopani, Vhembe, Capricorn, Sekhukhune and
Waterberg. The researcher visited these Districts
to observe some of the completed projects in
order to assess implementation of the housing
policy (Edwards 2015).

RESULTS AND DISCUSSION

The Department of Cooperative Governance
and Traditional Affairs is confronted by several
serious problems, including the following.

The State of Housing in Limpopo Province

Statistics South Africa’s Community Survey
in 2014 indicated that formal dwellings as a per-
centage of total dwellings in Limpopo Province
increased from 72.5 percent in 2001 to 83.2 per-
centin 2014, while informal dwellings decreased
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from 7.1 percent 5.6 percent and traditional dwell-
ings decreased from 20.2 percent to 9 percentin
the same period (Limpopo Housing Budget 2014-
2015). The National Government has provided
more than 2.3 million houses across the nine
provinces, and the figure stands at close to
300,000 in Limpopo Province. When the provin-
cial government builds houses, it must also in-
stall water, sanitation and electricity. Statistics
South Africa’s Community Survey in 2010 indi-
cated remarkable improvement in this respect in
Limpopo Province, where the percentage of
households using electricity for lighting in-
creased from 62.9 percent in 2001 to eighty-one
percent in 2007 (Immonen et al. 2013), the per-
centage of households with access to water in-
creased from 78.1 present 83.6 percent, and the
percentage with sanitation increased from for-
ty-four percent to fifty percent (Masson 2015;
Provincial Housing Budget 2014-2015).

Types of Housing in Limpopo Province

Limpopo Province has the highest number
of people living in rural areas in South Africa.
The housing shortage in the province is there-
fore found in its rural areas. The following types
of housing were taken into consideration.

Reconstruction and Development
Program (RDP) Housing

Limpopo Province comprises of five District
Municipalities, and each district was allocated a
share of RDP houses. Rural communities re-
ceived a larger share than urban areas in line
with the distribution of the population in this
province. RDP housing formed a substantial part
of the 300,000 houses built by the Department.
Before building houses, departmental officials
compiled lists from various stakeholders such
as civics, traditional leaders, municipalities and
churches. However, the lists were not properly
controlled and consolidated. Some RDP houses
ended up with no proper owners and in some
instances there were multiple owners (Dion
2012; Edwards 2015).

People’s Housing Programs (PHP)
The Limpopo Department of Cooperative

Governance and Traditional Affairs was also
expected to build People’s Housing Project (PHP)
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houses in the province. The PHP strategy fo-
cuses on supporting and facilitating home build-
ing by individuals, families, or communities. PHP
houses are mainly found in rural areas, and the
policy targets families who have access to hous-
ing subsidies and who wish to build or organize
the building of their homes. When the Limpopo
Provincial Housing Department implemented the
PHP, it also considered using local contractors
or local builders (Northcott and Taulapapa 2012).
Unfortunately, many of the PHP houses in rural
areas were built in locations that suffer heavy
storms and were affected by the floods in the
year 2010.

The provincial housing policy included the
implementation of agri-villages in the Province.
Limpopo Province is home to numerous farmers
that employ many people (Appelbaum et al.
2012). The government alone cannot provide all
farm workers with houses, but needs to work in
partnership with farmers. Where there is a need,
farmers organize a meeting with the MEC for
Local Government and Housing to get clarity
and assistance from the relevant Department.
For example, the Department of Local Govern-
ment and Housing was instrumental in the con-
struction of Mununzwu Newcomb Agrivillage
in 2010. The MEC granted 50 PHP subsidies to
qualifying farm workers. In 2007, the MEC award-
ed another 68 PHP housing subsidies (Immonen
etal. 2015).

Subsidized Housing

The Limpopo Provincial Housing Department
was also tasked to build subsidized houses for
middle class people such as teachers, nurses,
police and public servants. It also initiated Break-
ing New Ground (BNG) projects in various parts
of the province (Salehzadeh et al. 2015). Most of
the subsidized houses are located in urban ar-
eas where employees are housed close to their
place of employment. Many stakeholders such
as contractors, financial institutions and the
National Home Builders Registration Council
(NHBRC) were involved. Municipalities in the
province played a meaningful role in identifying
land to build subsidized houses and five dis-
tricts received allocations for such houses
(Adam 2015).

Social Housing

Social housing is one of the Provincial Hous-
ing Department’s priorities. A Social Housing
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Policy for South Africa was drafted in July 2010.
According to this policy, the social housing sec-
tor depends on various international donors for
funding support (Daniel 2015). The Social Hous-
ing Policy primarily caters to the rental tenure
option and includes immediate individual own-
ership by residents. Social housing aims to ben-
efit groups of people rather than individuals and
caters for the housing needs of both single peo-
ple and families. In Limpopo Province, social
housing also targets women, children, people
with disabilities, elderly people, orphans, and
those with HIV and AIDS. Partnerships have
played a meaningful role in assisting those in
need (Chauhan 2015).

Emergency Housing

Emergency housing also plays a part in the
provincial housing policy and its implementa-
tion in Limpopo Province. Such housing is found
in all five districts. It is an unplanned type of
housing, which comes in different forms. Every
year the province allocates a budget for these
kinds of houses and government and private
companies are responsible for identifying those
in need of emergency housing (Stentoft et al.
2015).

CONCLUSION

This paper identified the challenges confront-
ing the Department of Cooperative Governance
and Traditional Affairs in Limpopo Province in
providing housing. Current housing projects
were evaluated and recommendations were made,
which could assist the Provincial Housing De-
partment in future housing projects. The depart-
ment has a well-documented housing policy in
place that needs to be implemented in its totali-
ty. One of the major issues identified by this
study is the need to abide by procurement regu-
lations. Large projects, for example, the construc-
tion of 200 housing units, are awarded to emerg-
ing contractors without the Construction Indus-
try and Development Board rating. They end up
abandoning the projects after being fully paid.
Therefore, the Department of Cooperative Gov-
ernance and Traditional Affairs in the province
should strengthen its evaluation and monitor-
ing unitin order to track the progress of projects
from the first phase of construction until final
completion.
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RECOMMENDATIONS

The following recommendations can be of
assistance to the Department of Cooperative
Governance and Traditional Affairs in Limpopo
Province:

+ Contractors should be required to utilize
the funds allocated for skills development
to properly train their employees in various
building skills.

+ Unscrupulous companies that are exploit-
ing the Department of Cooperative Gover-
nance and Traditional Affairs should be
blacklisted.

+ Municipal councilors and Provincial Hous-
ing Department employees involved in
fraud and corruption in allocating houses
should be immediately dismissed.

+ Anyone found selling RDP houses and not
following the proper procedures should be
arrested and charged.

+ The Provincial Housing Department should
focus on building quality RDP units to en-
sure citizens’ safety and avoid wasting
money.

+ The procurement section should not allow
politicians to influence the awarding of ten-
ders to their spouses and relatives. Strict
rules should be applied and penalties should
be imposed on those found guilty of inter-
fering with the procurement procedure.

+ A monitoring system should be established
to prevent people from obtaining RDP Hous-
es in more than one province.

LIMITATIONS OF THE STUDY

The following limitations are identified:

+ The long wait for approval to access infor-
mation at the Department of Cooperative
Governance and Traditional Affairs in Lim-
popo Province delayed the completion of
the research.

+ Departmental employees’ reluctance to fur-
nish the researcher with all the relevant in-
formation.

+ Difficulties in interviewing some Senior
Managers and Municipal Managers even
though prior arrangements/appointments
were made.

It would have been ideal to have a larger
sample, however, this was not possible due
to financial constraints.
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¢+ Although extensive research was done at
the Department of Cooperative Governance
and Traditional Affairs in Limpopo Province,
itwould have been ideal to conduct research
at Departments in other provinces.
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