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Bonginkosi Madikizela
MEC:Western Cape Department
of Human Settlements

As a beneficiary of the Khayelitsha PHP unblocking I am proud to have worked with DAG in the completion of my house.
Before I got to know of DAG through my wife I had tried so many times even through the involvement of lawyers to get
government to finish my house. All those efforts never materialised to any positive outcomes. As a beneficiary of the Zenzele
project I was supposed to get my completed house by 2003. However, due to non-accountability from project committees I
never received anything from Zenzele. When I enquired from the Department of Human Settlements I was informed that my
subsidy was released to the project’s Housing Support Centre. When DAG got involved in the project back in 2007 I never
trusted them, however their constant engagements and communication strategies gave me hope and DAG managed to assist
with constructing the floor to my double storey house. I would also encourage other project beneficiaries to participate in the
engagement platforms being organised by DAG.
The Western Cape Department of Human Settlements is proud to provide a foreword to this important document
researched and compiled by Development Action Group, an organisation at the forefront of urban development and self-help
housing in the Western Cape Province.
Since its inception, the People’s Housing Process (PHP) has been fraught with challenges. Provincial and local government
struggled to overcome these in the provision of decent, well-planned and sustainable shelter for families who had organized
themselves to make use of this housing delivery program.
Although many of these challenges have been explored and addressed by the Enhanced People’s Housing Process (EPHP), there
are still many lessons to learn from communities and organisations involved in PHP.
The case study - Unblocking the Khayelitsha People’s Housing Process reflects upon the challenges of correcting past mistakes.
It offers new suggestions and insights regarding how local and provincial government and communities can work together
effectively. As a Department we have learned from experience and have put measures in place to ensure PHP projects do not
get blocked in the future.
This case study also acknowledges the patience and perseverance of beneficiaries, many of whom are in the twilight of their
lives, in their pursuit of dignified shelter.
The department welcomes DAG’s efforts and values the insights that the report offers. We will take steps to learn from the
lessons presented in the report and explore the recommendations put forward.
DAG has a long and impressive track record in working in partnership with government to deliver affordable housing for the
urban poor through its People’s Housing Process (PHP). This case study, the first in a three-part series, describes and analyses
the pre-construction phase of a large PHP ‘unblocking ‘ project that DAG has been implementing on behalf of the WCDHS
since 2009.
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The construction of the 2173 houses over three years is much more than an income-generating strategy for DAG. The
project offers DAG an opportunity to use its PHP housing model as a way to revalue the importance of a community-driven
approach to housing delivery, as well as demonstrate the critical importance of integrating critical aspects of social investment
(local economic development, job creation and homeowner education) into the physical construction process. In doing so
DAG is unashamedly challenging government to re-assess and resource this critical social aspect of housing construction in
South Africa, a role that international donor agencies have filled to date in the absence of government support.
The key lesson and message that emerges from this case study is the importance of establishing and nurturing public-private
partnerships aimed at improving the quality of life of the urban poor. In the context of this housing project DAG consolidated
an already well-established strategic partnership with the WCDHS and built new ones with a range of local stakeholders. The
organisation’s strategic goal commits the organisation to “demonstrate how working in partnerships with citizens and other
groups who share a pro-poor agenda can lead to creative and sustainable solutions that redress social, economic and spatial
inequalities”. This housing project takes DAG one step closer to reaching this strategic goal.
Josette Cole
DAG CEO
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FIGURE 1: KHAYELITSHA
AREA MAP
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1. EXECUTIVE SUMMARY
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The Western Cape Department of Local Government and Housing (DLG&H) and the People’s Housing Partnership Trust
(PHPT) approached the Development Action Group (DAG) in 2005 to assist with unblocking PHP projects that had ground to
a halt in Khayelitsha. The DLG&H was facing sustained community protest and pressure to deliver on Government’s mandate
of adequate housing. The DLG&H was legally obliged to complete the housing projects, specifically because subsidies had
been approved and released and construction had commenced. The pre-construction phase lasted 5 years from 2007 to 2011.
Much of DAG’s effort during this period was expanded in assisting the Department to put in place the necessary institutional
systems and secure financial flows which enabled the project to commence construction. Importantly DAG had to strike a fine
balance between social facilitation with multiple stakeholders to ensure open communication as well as the technical aspects
of preparation for construction.
The lengthy pre-construction period saw the closure of the PHPT and a major shift in the political majority in the Western
Cape from the ruling ANC party to the DA party accompanied by changes within the staffing and policy of the DLG&H. This
included an expanded mandate of the housing portfolio as well as a change in the Department’s name to the Western Cape
Department of Human Settlements (WCDHS) in alignment with the national level shifts. These changes presented a set of
unique risks and opportunities to the project which DAG proactively managed by building purposeful development partnerships
with all stakeholders, political leaders, officials, community organisations and beneficiaries of the project.
Subsidies to the value of R64 million for the benefit of 2173 households in one of the poorest townships in the Cape Town
City region was unlocked. Based on an estimated household occupancy of 4 people, the unblocking project will improve
the livelihoods of 8692 people in Khayelitsha. DAG’s work demonstrates the benefits of community-driven housing and its
importance in deepening democratic urban governance. DAG’s methodology illustrates the multiplier effect of Government’s
resource investment in human settlements to address the other pressing socio-economic challenges of unemployment and
depressed local economies in townships. DAG has fostered creative partnerships with a range of development partners
who support the job creation and Local Economic Development (LED) component of the project. The use of local labour,
small contractors and a project management mentorship programme demonstrates the value proposition of local level skills
development to address the skills gap in the affordable housing value chain.
DAG considers its unblocking model innovative and relevant to meet the complex realities of blocked projects. The most
critical success factors for the pre-construction phase has been DAG’s conscientious social facilitation and skill in understanding
and managing local level community dynamics effectively. DAG’s participatory methodology for managing stakeholders garnered
the informed participation of not only beneficiaries but also local community organisations.
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This case study is based on the interview transcripts provided by Vuyelwa Jacobs, an independent consultant contracted to
collect and analyse qualitative data.
A focussed literature review including a study of the DAG archive took place. The field work for the case study was conducted
between August and September 2012. Interviews were conducted with past and present DAG staff, officials from the Western
Cape Department of Human Settlements, a random sample of project beneficiaries, councillors, representatives of SANCO
and KDF to provide qualitative data.
Most interviews were scheduled in August 2012 and took place at the height of a service delivery protest and some of the
interviewees identified by DAG were therefore not available. Most beneficiaries interviewed live in Makhaza.

METHODOLOGY
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1. INTRODUCTION
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2. WHAT IS THE PEOPLE’S
HOUSING PROCESS
(PHP)?

Khayelitsha, meaning “new home”, was established in 1983, but grew substantially after 1986 when the apartheid
government’s pass laws were abolished, creating an influx of people looking for a better life in Cape Town. This resulted in
large-scale informal settlements on the periphery of the city, far from major employment centres.
Today, with an estimated 1 million1 residents, Khayelitsha is Cape Town’s largest township and the second largest in South
Africa. It is located approximately 35km from Cape Town’s central business district (Metro South East region), commonly
known as the ‘poverty trap’. Khayelitsha’s residents mainly rely on inefficient rail or expensive mini-bus taxi services. The area
lacks a significant economic base, apart from a limited retail and service sectors and a growing informal economy.
The sprawling growth of the Cape Town city region has produced a highly fragmented urban economy with pronounced
spatial polarisation. The Organisation for Economic Cooperation and Development’s (OECD) 2008 Territorial Review of Cape
Town, found that within this spatial pattern, the former township areas and its informal settlements concentrate poverty and
remain cut-off from economic opportunities. Underemployment has become especially entrenched, where the concentration
of poverty prevents upward mobility for the majority. Khayelitsha contributes only 0.7% to the overall GDP of Cape Town, even
though it houses approximately 12% of the total urban population.
Over 71% of the population live below the poverty line. Twenty-four percent are without electricity, 17% are without piped
water, and 5% are without waste removal services. The area is made up of formal and informal settlement areas and a mixture
of low-cost housing and informal shacks (South African Census, 2001)
Former President Mbeki declared Khayelitsha one of the nodes for the Urban Renewal Programme introduced in 2001.
This programme sought to address poverty, inequity and promote social cohesion and resulted in much greater infrastructure
investment in the area.
In 2011 it was conservatively estimated that the housing backlog in the Western Cape was 410 000 houses, a figure that
continues to grow daily (WCDHS, 2011). Although the South African government provides capital subsidies, e.g. the People’s
Housing Process (PHP) for low-income housing development, funds and government capacity are not sufficient to meet the
backlog and the increasing need for adequate housing. Nevertheless, for many households the route to decent housing is to
provide their own shelter through self-help housing including the PHP.
The People’s Housing Process is a community-driven (self-help) housing mechanism where the state provides a capital subsidy
for households with a combined monthly income of less than R3500. It allows groups of people to work together to pool
their resources and contribute their labour to build their homes. The capital subsidy can also be supplemented with savings,
additional loans and own labour. Communities implementing PHP are able to build bigger and better homes. The PHP process
also builds social capital and brings communities closer together.
PHP projects have been proven to be better than standard housing developments, but only 10% of houses to date have been
delivered using this method, due to the limited support available to communities to help them in the process.
1. The population of Khayelitsha has always been a contested matter with estimates ranging from 400 000-650 000. DAG believes the
population to be closer to 1 million due to rapid urbanisation.
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The People’s Housing Process (PHP) policy introduced a programme established by government to provide funding and
support for community-driven housing. Under this programme the State plays a purely facilitative role by providing finance (for
construction and technical support), infrastructure and services, ensuring access to land and by regulating PHP delivery.
The PHP policy underwent a protracted review process of the benefits of PHP and the institutional blockages that have
encumbered it. A new policy was developed, the Enhanced People’s Housing Process programme (referred to in the policy as
both PHP and EPHP). The projects that are the focus of this case study have straddled policy change from the People’s Housing
Process to the Enhanced People’s Housing Process. Non-governmental organisations like DAG were actively involved in the
review and drafting of the new EPHP policy which is intended to improve the support available for housing delivery using the
community-driven housing approach.
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3. DAG’s Communitydriven Approach to
the People’s Housing
Process (PHP) in
Khayelitsha

DAG has been participating in community-driven housing projects since 1997 and its approach to community-driven housing
has been successfully implemented in a number of communities in Cape Town. The approach is recognised as best practice
by the National Department of Housing, now the National Department of Human Settlements (NDHS), the Impumelelo
Innovations Award Trust and the UN-Habitat.
DAG understands community-driven housing as an approach to housing development in which the beneficiaries and directly
affected communities control the process and are the key decision-makers at every stage of the development. Communities
are understood to be groups of people in defined geographic areas or with common interests and who define themselves as
a community.
DAG contends that a well-planned and implemented community-driven housing approach is beneficial and preferable
because apart from improving shelter it achieves a range of social and economic development outcomes which include
fostering self-reliance and social capital.
DAG believes that because of its participatory character and demand-responsiveness, community-driven housing contributes
to more integrated and therefore more sustainable housing environments. Furthermore, if such approaches were adopted
more frequently, as well as well-planned and executed, they can contribute to more efficient land use as communities play
an active role in decision-making aspects of the development such as location and density. By supporting an empowering
approach to housing development DAG anticipates that increasing numbers of South Africa’s poor and marginalised citizens
will realise their agency and hold government to account for delivery while also challenging the State to work in partnership
with them. DAG also anticipates that its policy advocacy, capacity building and partnerships with government will enhance
the policy environment and the capacity of public officials to support community-driven development, leading to better
housing environments.
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4. WHAT IS A BLOCKED
PROJECT?

The 10 Khayelitsha projects were blocked due to the unscrupulous actions of suppliers and/or community leaders. Although
some subsidies and PHP grants were paid out, houses were not built or were incomplete and of poor quality. The projects are
spread over five different areas of Khayelitsha namely; Site B, Makhaza,Town 2, Harare and old Khayelitsha.The 10 projects were
originally approved under the Project Linked Consolidation Subsidy Housing Programme.
A blocked project is one in which all activities have been suspended by a provincial or local authority due to a combination
of the following factors identified in the NDHS’ strategy for unblocking stalled projects:
• Incapacity at local government level – poor administration and management, procurement delays, lack of capacity and
commitment.
• Land related challenges – illegal occupation, remote locations, geo-technical conditions, land transfer from Department of
Rural Development and Land Reform to provinces and municipalities.
• Contractor – incapacity, fraud, cash flow problems, poor performance, insolvency, poor materials suppliers, corruption,
poor workmanship.
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•
•
•
•

Beneficiary challenges – missing beneficiaries, identification and qualification, illegal occupation, lack of access to credit,
community dynamics.
The single phase development approach – Many PHP projects run over more than one financial year.  The subsidy dispensation did not allow for escalation costs resulting in financially unviable projects.
The stringent/inflexible progress payment system
Infrastructure – delays in the provision of bulk infrastructure

Four critical factors for the protracted delays in unblocking stalled projects are identified by the NDHS’ strategy for unblocking
stalled projects namely:
• Inadequate funding- provinces experience problems with reprioritising committed funding towards the unblocking of ‘old’
or existing projects. In addition the funding available for the unblocking of the relevant projects is inadequate as no provision has been made for professional services costs.
• Inadequate capacity- there is a substantial number of stalled projects in all provinces.  These projects require dedicated
capacity to ensure that the required processes are followed.  Provinces and municipalities are also obliged to manage
exiting and new projects and must ensure that these are well planned and managed to avoid stalling these projects too.  
Provinces and municipalities often do not have the required capacity to manage both processes.
• Legal processes- many of the stalled projects are affected by complicated legal processes that need to be resolved before
any further action could be considered.  These cases require special expertise and legal processes are normally time
consuming.
• No specific strategy – the Implementation Guidelines for unblocking stalled projects was formulated in the absence of a
specific strategy.  The unblocking of the stalled projects can most successfully be addressed through the establishment of
a structured process and with the assistance of external expertise supported by dedicated funding.
These factors, especially institutional capacity, securing financial flows and the lack of a coordinated strategy were certainly
major impediments frustrating project progress during the pre-construction phase of the Khayelitsha project.
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Figure 2: A timeline of the pre-construction phase 2007-20112

figure 2: a timeline of
the pre-construction
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2007
Premier: E Rasool
MEC: R Dyanti
PHP Director: E Mngxongo

2008
Premier: L Brown
MEC: W Jacobs
PHP Director: E Mngxongo

2009
Premier: H Zille
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MEC: B Madikizela
PHP Director: M Gubhuza

2010
Premier: H Zille
MEC: B Madikizela
PHP Director: K Theunis

2011
Premier: H Zille
MEC: B Madikizela
PHP Director: K Theunis

• January - MOU with PHPT
• January to March - source information from PHP unit and
mapping area
• March - start of stakeholder management with KDF, SANCO
and beneficiaries
• August - first beneficiary meeting
• September - house design workshop
• March to September - external audit
• October - final report submission to DLG&H
• PHPT disbanded
• DAG requested to conduct percentage on ground audit
• Recruitment of interns
• HSC site identified with assistance of Makhaza councillor
• Percentage on ground audit commences
•
•
•
•
•
•
•
•
•

Percentage on ground audit continues
April - signing of SLA with DLG&H
May - beneficiary meeting
May - MEC Madikizela and Heron Foundation visit projects
June - introduction of sms communication system
June - beneficiary meeting and stakeholder update KDF and SANCO
July - report back with PHP unit officials
September - percentage on ground report submitted to the Department
October - beneficiary meeting

• April - DAG’s People, Land and Housing PHP Indaba held in
Khayelitsha with MEC Madikizela as keynote speaker and
representatives of Heron Foundation in attendance
• May - project update to local councillors
• May to July - DAG institutes legal action against WCDHS for breach of
contract and discussion of new MOU
• October - beneficiary meeting
• November - beneficiary meeting resolving not to have a
project committee
• December - appointment of Accounts Administrator
•
•
•
•
•
•
•

June - meetings with new councillors, KDF and SANCO
July - new MOU signed with WCDHS and DAG
July - HSC secured
July to August - recruitment of HSC staff
September - HSC established
October - funding released
November - beneficiary meeting and site visits by EED and Misereor

Rayan Rughubar (Chief Director: Human Settlement Operations) and John Tabata (Assistant Director and Acting Deputy Director:
Regional Support, City of Cape Town, West Coast and PHEP) at the WCDHS have been working with DAG since 2007 and have been the
consistent officials on the project

2.
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2007 - Project Initiation
On 19 January 2007, DAG signed a service level agreement (SLA) with the PHPT3 to establish a support organisation to
facilitate and support the unblocking of PHP projects in Khayelitsha. A memorandum of understanding (MOU) between
DAG, the PHPT and the DLG&H was also entered into to give effect to the SLA.
In terms of the MOU DAG undertook to:
• Set up and train a Support Organisation in the Western Cape to support area-based support centres that service multiple approved PHP projects;
• Hold training workshops with officials of the Department and beneficiaries;
• Transfer knowledge to the PHP Unit of the Department;
• Provide technical support in all projects approved by the Department which forms part of the pilot project;
• Monitor and evaluate the progress of the pilot project and report to the PHPT and Department;
• Report to the Department on the cost required to complete the project; and
• Adhere to the statutory and policy requirements regulating PHP delivery in the Western Cape.
In terms of the MOU the parties were to constitute a joint working group to monitor the implementation of the MOU but,
the MOU did not constitute a binding agreement or contract.
DAG implemented stakeholder outreach activities from January to December 2007. In September 2007 DAG began an
external audit of the 2371 houses and a reconciliatory audit on beneficiary particulars4 was completed.This meticulous process
was a time-consuming and labour intensive exercise that involved an extensive mapping process due to the fact that the
DLG&H had limited information regarding beneficiaries and the exact location of the houses in question. Each erf number was
subsequently plotted on a map and physically verified on site for the level of completion of each house.
We earned people’s trust through regular meetings, without giving false hope or making empty promises.  We started an
open and frank conversation, met with sub-councils, involved people in decision-making.  There’s a lot more to this process
than choosing doors.  There are new innovations such as skills development and top-ups through savings.  It is about
sustainability, through building social capital and empowering people
Moegsien Hendricks (DAG staff member)

The PHPT was a Housing Agency established by the NDHS
This included the full names, Identity numbers, erf numbers and the respective projects and phases under which the relevant houses
are categorized.
3.
4.
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The audit revealed further challenges:
• The subsidy was allocated for a 36m² house, some houses were bigger, making it difficult to keep the cost for completing
the house within the subsidy amount;
• Some houses overlapped erf boundaries;
• People who bought houses or plots had no documentation proving purchase, risking eviction and loss of their investment,
as 76% or 1773 of the houses audited did not have title deeds;
• The integrity of incomplete structures was severely compromised by the weather, poor workmanship and sub-standard
material; and
• Ownership uncertainty regarding deceased or untraceable beneficiaries.
By October 2007 DAG was in a position to submit a comprehensive external audit report to the DLG&H. The report
audited 2371 beneficiaries that were identified from the ten self-help projects that had been blocked.
PROJECT NAME
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NO OF BENEFICIARIES PER PROJECT

Zenzele

307

Sophumelela

185

Nomzamo

296

Ncedisizwe
Masivuke

198
324

Masiphuhle

103

Masibambane

232

Yondela
Khanyolwethu

261
135

Iyabuya I-Africa

330

Total

2371

2008 - DAG Suspends Operations
In January 2008, the PHPT informed the DLG&H and DAG that the then National Minister of Housing Lindiwe Sisulu
had decided to disband the PHPT and several similar housing agencies which had failed over many years to perform at a
satisfactory level. This left DAG and the DLG&H in a precarious situation with regard to cooperation in the Khayelitsha
project. DAG decided to suspend its activities until there was clarity on the status of the Khayelitsha projects and a new
contract could be entered into with the DLG&H.
Unblocking the Khayelitsha People’s Housing Process

The suspension of DAG’s operations lasted six months after which it held a meeting with representatives of the DLG&H
(September 2008) where it was agreed that the SLA would be finalised. DAG was requested to resume work on the
project as households’ expectations had been raised and preliminary work had already been conducted in the area. Faced
with capacity constraints the DLG&H depended on the partnership with DAG to deliver on its legal obligations to the
Khayelitsha communities. DAG was requested to include a percentage on ground audit in the scope of work. This audit is a
comprehensive, technical report (quality of construction) on the status of each house/site. Based on this audit the DLG&H
would determine what percentage of the subsidy would be allocated for the completion of each house/site.
2009 - Process of Re-entry
In January 2009 DAG began the process of re-entry into the Khayelitsha project. During this time one-on-one meetings were
conducted with project stakeholders. This included councillors, beneficiaries, potential housing support centre staff, potential
contractors and material suppliers, technical support consultants and other stakeholders.
During this period DAG compiled a database of material suppliers, local and emerging contractors from Khayelitsha with
various areas of specialisation. Quotes were obtained for their areas of work with a view to source local skills and labour to
augment local economic development.
2009 - Percentage on Ground Audit
In April 2009 DAG entered into a legally binding SLA with the DLG&H giving the project legal traction that it did not previously
enjoy. In terms of the SLA DAG was contracted to:
• Reconcile projects and verify beneficiaries;
• Design project implementation systems;
• Finalise a percentage on ground audit;
• Manage pre-construction activities;
• Prepare for and conduct detailed house design workshops;
• Geo-reference houses by GPS/GIS;
• Prepare construction schedule and cash flow projection;
• Design home ownership and citizen education workshops;
• Design models for home improvement through beneficiary savings;
• Set up operating systems for the HSC;
• Design skills development and training interventions;
• Design house construction systems;
• Design quality control and monitoring systems;
• Document the unblocking process; and
• Convene platforms to report on project progress.
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DAG became involved in a much more intensive stakeholder engagement process than originally anticipated due to the contextual
dynamics of deteriorating trust and relationships between the Khayelitsha community and Government departments over five
years. This placed an onerous burden on DAG staff and the organisation’s financial resources.
The percentage on ground audit was completed and submitted to the DLG&H in September 2009.
The percentage on ground audit reflected the following:
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STAGE OF COMPLETION

% ON GROUND

NUMBER

Shacks

0%

118

Slabs

0 % to 23%

9

Roof height

24% to 53%

20

Plaster & internal finishes

54% to 99%

1983

Complete
Total

100% (snagging)

241
2371

Based on the findings of the percentage on ground audit, DAG made recommendations to the DLG&H of the subsidy quantum
to be issued for houses at different stages of completion.
In 2010 DAG continued to fulfil its responsibilities with regard to the signed SLA. However, a period of seven months
elapsed after the submission of the percentage on ground audit report where no progress was made in relation to releasing
subsidies to enable the commencement of construction. Given the scenario DAG informed the WCDHS of its intention to
seek legal advice to resolve the deadlock. DAG however continued to undertake project activities not linked to the release
of subsidies. Particular emphasis was placed on keeping beneficiaries and stakeholders informed of progress and challenges
within the project. At a meeting held in November 2010, beneficiaries elected DAG to represent them in negotiations with
the WCDHS regarding subsidy approvals and manage the construction of houses.

Unblocking the Khayelitsha People’s Housing Process

I used to build shacks here over and over again.  Fights were rampant in Site B- fighting over land, killing each other.  I moved
to different plots many times.  Councillors moved us from an informal settlement called Green Point.  There were youth
breaking into our homes and stealing our goods and crime was extremely rife in the community.  I gave up and decided to
register in my wife’s name instead to speed things up.  From 1992 to 2003 we came to settle in Makhaza.  I was called to
Stocks and Stocks by social workers in 1995 because I was disabled but nothing much came out of it.  Councillors left us.  We
were just given houses without ceilings or doors as if we in initiation school.  Things got really better at the arrival of DAG in
the area.
Nhose Ntshica (Beneficiary)
2011 - Subsidies Released
In 2011 DAG continued extensive negotiations with the WCDHS that resulted in the eventual signing of delivery agreements
to complete the construction of 2173 houses in the blocked projects in Khayelitsha.
After informing the DLG&H of our intention to seek legal advice, the WCDHS made a concerted effort to resolve the
subsidy allocations and contractual challenges. This was a frustrating period for DAG. Several meetings and electronic
communication with the WCDHS between July 2010 and June 2011 were undertaken with very little progress. It became
clear that the WCDHS were unsure of how these challenges could be addressed.
Beneficiaries, by law, can only be recipients of State-subsidised housing grants once.  In the case of the blocked projects,
where houses had been left incomplete or never built due to fraudulent actions, government has to find a mechanism to secure
funding to complete and deliver on its mandate for housing delivery.  In the case of the Khayelitsha unblocking project the MEC
for Human Settlements had to pass a legal precedent to unlock finances to facilitate the completion of houses.  
It required high level intervention from the MEC, HOD and Chief Director to resolve the contractual challenges and financial
mandates required to get the project back on track. Eventually, in July 2011 an agreement between DAG and the WCDHS
was entered into for the completion of 2173 houses
Ardiel Soeker (DAG Programme Director)
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5. KEY ELEMENT OF DAG’S
UNBLOCKING APPROACH

Construction Preparation
DAG conceptualised the HSC as a centralised hub to coordinate and pilot an area-based approach to PHP unblocking. The
HSC is an accessible point of contact for beneficiaries and project stakeholders.
DAG came up with the concept of the centralised HSC.  I have attended meetings where councillors have been orientated
around PHP and share the vision of the Department.  DAG’s engagement is robust and they manage stakeholders well.  Now
DAG has given us a model so that we can cut and paste
John Tabata (Deputy Director: People’s Housing Empowerment Process, WCDHS)
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Establishing the HSC introduced new challenges. DAG experienced challenges with the installation of key services such as
telephone lines and electricity, indicative of the poor level of services in Khayelitsha which constrain economic development
and growth. Telephone service providers informed DAG that they did not readily work in the vicinity of the HSC due to theft
of cables and other related issues. These factors frustrated project communication. Despite utilising cellular phones and
data bundles to support the running of the office this proved insufficient, inadequate and costly. These issues were eventually
remediated at great cost to DAG.
Despite these challenges DAG has successfully established and staffed its HSC in Khayelitsha. The HSC now staffed by
a Community Liaison Officer, Construction Manager, Development Facilitator, General Assistant and an Office and Finance
Administrator. The skill-set of the HSC staff is envisioned as a long-term community resource input provided by DAG with welltrained staff equipped to address challenges faced by beneficiary groups from blocked PHP projects for advice and consultation
after project closure, as well as providing capacity to undertake further construction projects.
The HSC is already proving an invaluable community resource and beneficiaries interviewed as well as other stakeholders
report high satisfaction levels with DAG’s work. The HSC staff members maintain an ‘open-door’ policy to all residents in
Khayelitsha in their struggles for adequate housing. The community members praise DAG’s HSC for its involvement in the
community, which they say goes beyond the scope of mere house construction.
DAG’s project team was given additional capacity by Cuban built environment specialists who since 2007 were deployed
from the DLG&H to assist its PHP projects. This skilled capacity would have been financially impossible to secure on the open
market due to the exorbitant professional fees. The Cuban technical experts are trained to work in South African community
settings and continue to be an invaluable addition to DAG’s team.
AG is still a role model for project implementation.  DAG has successfully managed the project and come within budget for
both construction costs and its professional fees.  DAG identifies problems and helps to unblock them.  Others should do
what DAG is doing.  We are happy with the progress.  
Rayan Rughubar (Chief Director: Human Settlement Operations, WCDHS)

Unblocking the Khayelitsha People’s Housing Process

Participation of Project Beneficiaries
From the outset DAG has been committed to keeping all roleplayers updated on project progress and milestones to be
achieved. The persistent delays in subsidy approvals challenged DAG to manage stakeholder participation and engagement.
The service delivery protests also contributed to a general breakdown in trust between stakeholders, beneficiaries and
DAG. A beneficiary meeting, scheduled for May 2010 and June 2010, for example, was cancelled due to persistent and violent
service delivery protests taking place in the Makhaza area.
Effective communication between project beneficiaries and implementing agencies is a major challenge. Because of this DAG
gave considerable thought to how it could improve its communication system with the large number of beneficiaries, especially
in the light of the stop-start nature of the project. In response, the organisation pioneered the use of cell phone technology.
The electronic communication system, set-up by DAG to report on project progress, helped to maintain communication with
beneficiaries. DAG consistently maintained an open door policy regarding communication with beneficiaries and field daily
telephonic and sms enquiries from beneficiaries.

6. Partnership
Development
and Stakeholder
management

Through making the right consultations and involving people DAG has given credence to PHP and enhanced its value-add
beyond top-structures.  DAG’s approach to this is superb- where they are working there are no contradictions.  I would
recommend their strategy to anyone
Dalisile Mfazwe (SANCO)
Community Stakeholder Engagements
It is important that organisations implementing community-driven housing develop strategies that facilitate social inclusion
are able to identify different interests groups and manage their participation and involvement. Participatory developments are
frequently criticised for reaching too few people with community involvement often initially limited to only a few individuals.
More worrying is the criticism that these processes sometimes ignore the power dynamics within communities and re-enforce
local inequalities. This happens when participatory development processes are dominated by elite groups or treat everyone
as if they are the same irrespective of power relations. This issue is especially noted in regards to women. This also arises
when processes are not truly inclusive but where a few token “hand-picked” local voices speak as a “rubber stamp to prove...
participatory credentials”. In such instances participatory development projects fail to adequately address inequalities such as
class and gender.
DAG’s track record in social facilitation and skills in community-centred processes and knowledge of local community
dynamics and the development process have been major assets in its implementation of the Khayelitsha project. DAG actively
reached out to a variety of stakeholders involved in local level politics to garner trust and support, minimise gate-keeping and
enhance capacity at a local level for joint project implementation as far as possible.This included engaging with the South African
National Civic Organisation (SANCO) and the Khayelitsha Development Forum (KDF) who were invited to present at DAG’s
Jobs, Housing and Land Summit in February 2012.
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The HSC and DAG engaged in extensive preparation of community stakeholders and beneficiaries. This involved DAG in
various roles including information sharing, education and a catalyst role in building active citizenship. In this way people, process
and institutions were linked in a dynamic process.
I used to put buckets everywhere around the house when it was raining and I was really sick.  I used to visit offices until I
wore out my shoes, standing in long queues day in day out.  Every now and then I was told there is no money yet for the
subsidy.  Finally we were called to the Desmond Tutu and Solomon Mahlangu Halls where we were told about DAG.  I was
promised my house would be built from scratch.  I have worked with DAG a lot.  They came and cleaned my yard.  Even if I
die today, at least I will die in a decent home.  We were really happy with DAG’s arrival.  They came and checked cracks etc.  
Zama, Mike and Eugene do research from time to time.  Before I never even knew who our councillor was, now I know.
Mrs Ponoshe (Beneficiary)
Conflict in the Development Process
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Conflict and contestation is a natural feature of any development endeavor where stakeholders have a vested interest in the
process and its outcomes. DAG staff’s deep knowledge of local level dynamics and their grasp of community-driven housing
processes allows for competent social facilitation and the constructive management of community conflict when it does arise.
For example, when SANCO prevented DAG from continuing with the as-built plans in April 2010, citing DAG’s non-delivery
on agreed commitments and requested DAG to report on the reasons for the project delays, meetings were held with SANCO
branches in Makhaza, KDF and beneficiaries of the ten projects as well as ward 9 and 10 councilors to obviate the deadlock.
Through open and honest communication DAG was able to maintain and reaffirm support among the stakeholders for the
unblocking project.
Donor Partners
This social investment would not have been possible without the support of international donors. DAG leveraged R2 363 991 in
overseas donor funding to enhance its work in Khayelitsha over the five- year pre-construction period.This support enabled DAG
to add value to the WCDHS funded work and, in particular, enabled an LED focus that included small enterprise development, skills
training and mentorship and allowed for deeper stakeholder engagement and the exploration of green technologies to bolster
construction. The donor partners included EED, Cordaid, Heron Foundation, Misereor and the Ford Foundation.
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Skills development through on-the-job mentoring
DAG explored involving construction training institutions in the provision of skills training but the cost of this was prohibitive.
An evaluation of the impact of these training courses revealed that many of the trainees who had been on ‘learnerships’ could
not access jobs after completing training programmes due to a lack of experience.
Discussions with beneficiaries, government inspectors and councillors also revealed a need for construction project
management and supervision skills and capacity in the low-cost housing value chain. This led DAG to develop an on-thejob construction management and supervision mentoring programme planned to be implemented in the next phase of the
project.
The Department of Human Settlements database of Khayelitsha residents trained in construction related skills will be
utilised to source participants for the mentoring programme.
Small Enterprise Development
DAG’s research has shown that small enterprises operating in Khayelitsha are unable to purchase the materials needed to
develop the products that they are skilled at producing. The research has also revealed that beneficiaries are in a position to
save or pay back micro-loans to install add-ons or supplement their housing subsidy. DAG introduced into the model an ability
for small enterprises to get upfront deposits to purchase materials. DAG has facilitated the process for 20 beneficiaries who
are prepared to take micro loans or utilise their own savings to enable them to give small enterprises a down payment.
Our discussions with beneficiaries revealed that security is a major concern. Burglar bars and security gates are priority addons after completion of the house. Based on this research, DAG designed a programme to support existing small enterprises to
eneable them to access credit/capital to purchase materials to effect house add-ons for beneficiaries who are prepared to save.
Another innovation which utilises a local service provider database established by DAG on community-based contractors
is a contractor support programme that includes technical and financial administration and support during the construction
phase of the project. This includes DAG’s support for the establishment of two small construction enterprises linked to the
mentorship programme.
A review of government and private sector training programmes has revealed that there are sufficient opportunities to
support small enterprise development. DAG will play a facilitating role to enable small enterprises to take up these opportunities
and in so doing bolster the economic development of the local area.
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conclusion and
lessons from the preconstruction phase

The pre-construction phase of the Khayelitsha unblocking project lasted half a decade. This was a period marked by significant
change in the social, political and economic landscape of South Africa, when service delivery inefficiencies sparked rising discontent
amongst the poor. The success of the pre-construction phase of this project is significant when viewed against this contextual
backdrop. DAG’s work is critical in bridging and building relationships and trust between government and poor residents in
Khayelitsha who had endured a litany of unfulfilled promises for nearly nine years whilst living in undignified living conditions.
The lesson is clear. Efforts have to be expanded by government, civil society and the private sector to engage in critical
dialogue about the priorities of integrated urban development and citizen-centred city-making. Sustainable human settlements
that create dignified living conditions, access to decent work and amenities are the basic building block for a more caring and
equitable society in the contemporary and in the future.
Stakeholder participation and capacity development
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DAG’s unblocking model is underpinned by principles of participation and capacity development through regular beneficiary
meetings and communication. DAG purposefully set out to link the various stakeholders operating in the area through the focal
point of the construction and LED components of the project.
From the outset, DAG applied the principles of community-driven housing in which beneficiaries participate actively in
decision-making about their houses. This included making critical and informed decisions about the institutional form of the
HSC and the choice not to elect a representative committee as an intermediary between DAG and beneficiaries. An additional
and critical lesson is that beneficiary education and capacity building must advise on the importance of the title deeds and rights
and responsibilities in buying and selling of property upon the approval of a subsidy for house construction.
DAG also developed innovative communication methods utilising cell-phone technology to keep a vast number of beneficiaries
informed about project process in addition to piloting beneficiary meetings at an area level.
A deep knowledge of local level politics and community dynamics viewed as critical for the successful management of
such a complex project. DAG purposefully involved stakeholders in the local community like SANCO, KDF, beneficiaries and
councillors so that there was a collective ownership for the project’s success. When resources are brought into a resourcescarce community it has the potential to cause conflict in an already fractious area like Khayelitsha. DAG’s approach has
been critical in ensuring ethical and equitable development practice. Although DAG did experience resistance from some
community stakeholders like SANCO that brought the project to a halt during the phase of developing as-built plans, adopting
a constructive approach and time invested in dialogue and joint problem-solving maintained stakeholder’s confidence and safeguarded the project’s progress while improving communication and accountability amongst stakeholders.
The importance of multi-stakeholder partnerships
From DAG’s previous PHP project experience, a critical factor for project success is partnerships with multiple stakeholders.
This approach secures a variety of necessary skills and expertise to unravel the layers of complexity in blocked projects.
Throughout the 5-year pre-construction phase DAG enlisted the assistance of built environment professionals in the private
sector like engineers, architects, quantity surveyors and contractors. The organisation also drew on the expertise of the Cuban
technical staff seconded by the WCDHS.
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The skills of students in the built environment professions from the Cape Peninsula University of technology were utilised
towards the public good. In the process students were exposed to the realities of the challenges of urban development and
human settlements in South Africa. DAG’s engagement with academic institutions and the internship programme seeks to
develop the calibre of development professional that is suited to the developmental needs of South Africa. In this respect the
value of the Cuban technical professionals’ practice paradigm is invaluable. The Cuban professionals are comfortable with
being located within communities and their professional educational prepares them for community-centred approaches to
development. The Cuban professionals’ skill-set therefore allows for comfortable navigation along the continuum of technical
ability and social facilitation.
Creating institutional capacity and readiness
The initial frustrations experienced with the Western Cape Government’s readiness to implement unblocking PHP projects
was significantly impeded by the lack of institutional preparedness (systems, processes, capacity and finance). This was overlaid
by national level dynamics in the initial period of the project’s history, with the closure of the PHPT and the institutional gaps
this left.
Creating institutional readiness and the necessary conditions that facilitate this is a time-consuming process when projects
are complex and have multiple challenges. This is even more so when no blue-prints exist for how to unlock funding flows,
and when there is inadequate capacity and in the absence of a clear strategy and legal challenges. Unblocking stalled projects
requires multiple levels of intervention and a range of specialist skills in social facilitation and the built environment.
DAG experienced tremendous frustrations with the stop-start approach to the project as a result of deficiencies in contracting
and unlocking the financial flows that would enable the establishment of the Housing Support Centre, recruitment of staff and
beginning construction. This in turn affected the organisation’s reputation and its good standing in Khayelitsha at some points as
beneficiaries and stakeholders, frustrated by a lack of progress, lashed out at DAG with accusations of theft and corruption.
The lengthy duration of the pre-construction phase of project and the accompanying changes in political administrations, staff
turnover in both the WCDHS and DAG resulted in loss of institutional memory, slowed project progress and required on-going
relationship building.
Both the WCDHS and DAG learned invaluable lessons about the financial management, costing, project management and
social facilitation required to unlock a project of such a massive scale. These lessons can inform quicker turn-around times in
the processes for unlocking the financial flows and putting in place the required systems for future unblocking projects. The
unblocking of the stalled projects can most successfully be addressed through the establishment of a structured process and
with the assistance of external expertise supported by dedicated funding.
Striking a balance between social facilitation and technical competency
DAG played a central role in social facilitation and assumed the position of interlocutor between Government and communities
in the generation of relevant and workable models. This has both positive and negative dimensions. On the one hand, DAG
is able to keep communities and beneficiaries updated on the latest developments within the project and so enable informed
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decision-making. It is also valuable in managing community conflict and expectations whilst promoting active citizenship. On
the other hand, Government (through officials and politicians) has to assume overall responsibility for the project and must
have more direct interaction with beneficiaries so that communities are able to hold them to account. The unfortunate aspect
is that ‘government’ is inaccessible to most people and the tendency is for community stakeholders to mistake the defined roles
of an NGO and Government which are not readily interchangeable.
Technical competence, such as the model developed for the percentage on ground audit, the external audit and physical mapping
of erfs, developing a scope of works and establishing and staffing a HSC is critical to the financial viability and a ‘fit-for-purpose’
project. DAG’s practice comfortably navigates the continuum of social facilitation and technical ability.
Towards sustainable human settlements: Improving livelihoods and local economic development
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The imperative for developing sustainable human settlements that afford dignity, access to decent work, amenities and
recreation remain rhetoric until opportunities to foster these dimensions are identified and creatively addressed.
The scale of the Khayelitsha project provides a unique opportunity to improve livelihoods and foster job creation. DAG has
given considerable thought to how this can be best achieved and which skills would be most valuable and easily absorbed into a
city-region market. After assessing the skills and educational profile of beneficiaries in relation to what skills are needed, DAG
decided to address a real need-quality control in construction project management through on-the-job mentoring. Five local
contractors, who have been contracted to construct houses, will be providing the training space and site for local residents.
The process will be supervised by an experienced quality control construction project manager.
DAG will also assist beneficiaries to save so that they can opt for add-ons to their homes. This is turn will stimulate the
product development of local entrepreneurs and support business for a period of three years.
DAG’s model is demonstrating that Government’s financial investment in human settlements can be used in creative ways
when supported by additional social investment that multiplies its impact and addresses key socio-economic and political issues
of job creation and LED in poor communities. Tenure rights, unemployment and poverty are macro level problems. DAG is
creatively addressing these issues at a local level through ensuring tenure rights (through title deeds) and adequate shelter
which afford indigent households a foothold in the city. But, economic security also requires education and employment, and
the LED model seeks to create a holistic development model.
DAG’s development paradigm fosters community agency, promotes active citizenship and deepens urban governance by
bringing decision-makers and citizens together. It provides opportunities for economic empowerment and job creation through
a convergence of funding to create better quality housing environments as well as physical and social integration.
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