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NOTE: 
 

In this report, data from a wide variety of sources were used.  Municipalities 

were requested to provide information on broad aspects of governance, 

capacity and the performance of functions. Stats SA data from the 

population census and municipal censuses (Non-Financial and Financial) 

were used to determine population size, number of households and 

service backlogs. Other data were sourced from National Treasury, 

LGSETA, SARS, CoGTA,  SAPS, MDB, etc. for this assessment of 

capacity.  However, given that many municipalities did not provide all the 

information requested of them, these additional data sources were 

combined with their own data.  All municipalities were also provided with 

the information contained herein and requested to verify all information in 

these capacity assessments, and to provide additional information where 

necessary.  Therefore, the MDB takes no responsibility for any inaccurate 

information and the interpretation thereof. 
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1. Introduction 
 

Governance is affected by the management and technical experience available in an 

organisation.  Amongst other analyses by the MDB and LGSETA, in South Africa, 

there is often limited experience within government and particularly local government, 

which affects governance.  In terms of Section 85(2)(b) of the Local Government: 

Municipal Structures Act it is the responsibility of the Municipal Demarcation Board to 

assess the capacity of municipalities, in an effort to understand and manage such 

experience in local government.   

The MDB has prepared numerous capacity assessments over the past decade, in 

fulfilling its mandate to assess municipal capacity and make recommendations where 

necessary.  In 2016 however, the MDB developed a new model for assessment, to 

address gaps found in previous capacity assessments.  These include the need to 

complete a review of external environmental or socio-economic drivers of capacity. 

This project therefore aims to collect and analyse data and information on municipal 

capacity to perform all municipal powers and functions as set out in Schedules 4 Part 

B and 5 Part B of the Constitution of the Republic of South Africa.  In addition, the 

project will address the MDB’s expanded scope of the municipal capacity assessments 

to include an assessment of the governance and resource/environmental situation in 

each municipality. 

Specifically, the project aims to: 

• Allow the MDB to take informed decision when determining and re-determining 

municipal boundaries. 

• Assess the capacity of municipalities to perform all municipal powers and 

functions as espoused in Schedule 4B and 5B of the Constitution and Section 

84 of the Local Government: Municipal Structures Act.  

• Collect and provide data and information to be utilised for the determination and 

redetermination of municipal boundaries. 

• Provide information which will allow for the MDB to provide advice to MECs for 

them to adjust powers and functions between Category B and C municipalities 

in terms of Section 85 of the Municipal Structures Act. 
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As part of the set of reports developed summarising municipality capacity at a local, 

provincial and national level, this report examines the function of housing, describing 

municipalities which perform the function at a municipal level.  The Appendix indicates 

which of these District and Local municipalities perform the function and the following 

sections describe: 

• The methodology employed; 

• The categorisation of municipalities used in the analysis; 

• The Ministerial authorisation process; 

• A situational assessment of municipalities which responded to the question on 

whether or not they performed the function; and 

• A description on the capacity assessment process. 

 

  



3 

 

2. Methodology employed 
 

The project gathered as much information as possible to examine the capacity of 

municipalities to perform their powers and functions, within the environmental 

(economic, social, spatial, etc.) conditions in which they find themselves.  This includes 

information for each function on: 

1. Planning capacity, and particularly the role of district municipalities in terms of 

the legal framework 

2. Financial capacity: Evaluation of factors used and sources of revenue, including 

challenges 

3. Delivery capacity: Evaluating the division of powers and delivery of functions 

relative to backlogs, 

4. Administrative capacity, including ICT and human resource profiles 

5. Geographical challenges. 

The capacity assessment focuses on both assessing municipal capacity to deliver 

services as provided for in the Constitution Schedule 4b and 5b and Section 84 of the 

MSA, as well as an assessment of resource and environmental capacity or 

characteristics. 

In June 2018, municipalities were asked to participate in this project.  Information was 

requested on the degree to which they are both performing their legislated and/or 

assigned powers and functions, and the existing capacity and competencies in each 

municipality. 

A wide variety of municipal information was sourced from organisations such as Stats 

SA, SARS, LGSETA, National Treasury and the like.  Some of this data was used to 

prepopulate the questionnaire allowing municipalities to both verify the information 

and/or update it.  This data is also presented below in providing a situational overview 

of each municipality. 

The questionnaire covered three areas: 
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1. General information about the municipality: This includes contact details, its 

leadership, budget, services, administration and governance; 

2. Senior management details:  This section requests information on each of the 

senior managers; 

3. Powers and functions:  Information on which powers and functions are being 

performed by the municipality, and the capacity to do so. 

Once the questionnaire was completed, the municipal manager submitted this to the 

service provider.  Data was checked, and queries were addressed with municipalities 

where necessary.  Information pertaining to the environmental situation of each 

municipality was sourced from relevant government departments or national 

organisations, such as Stats SA, National Treasury, CoGTA etc. It should also be 

noted that in cases where No data was available it is indicated in the tables as “ND”. 

 

  



5 

 

3. Categorisation of municipalities 
 

Municipalities in South Africa are categorised as being either Category A (Metropolitan 

Areas) or Category B (Local) within Category C (District) municipalities.  Further 

classifications have been provided such as the Municipal Infrastructure Investment 

Framework (MIIF) classification.  This divides Category B municipalities into four 

groups largely representative of the larger ones that exercise more powers to smaller 

ones, with fewer resources and exercising relatively few powers (B1 through B4).  

Category C municipalities are divided into two groups based on those which are water 

authorities and those which are not.  Specifically, the MIIF classification for local and 

district municipalities is as follows1: 

• B1: Secondary cities: the 21 local municipalities with the largest budgets.  

• B2: Municipalities with a large town as core 

• B3: Municipalities with relatively small populations and a significant proportion 

of urban population but with no large town as core 

• B4: Municipalities which are mainly rural with, at most, one or two small towns 

in their area 

• C1: District municipalities that are not water services providers and generally 

have few service delivery functions 

• C2: District municipalities that are water services providers and often have 

substantial obligations. 

For purposes of benchmarking of the municipalities in the following sections, the MIIF 

classification provides a useful means of measuring the municipality’s characteristics 

against other Category B/C municipalities.  In all of the sections and subsections 

below, the information is also compared with benchmarks: District to District, Category 

B to Category B, etc. 

                                            

1 DBSA, MIIF 7 
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The following table indicates how many of the various MIFF categories (excluding 

Category A municipalities) are found in each of the provinces: 

Table 1: Number of Municipalities by MIIF grouping and province 

MIIF 
Distribution 

B1 % B2 % B3 % B4 % C1 % C2 % Total % 

EC 
 

0,0 2 7,7 14 13,9 15 25,4 1 4,3 5 23,8 37 14,9 

FS 1 5,3 3 11,5 14 13,9 
 

0,0 4 17,4 
 

0,0 22 8,8 

GP 2 10,5 3 11,5 1 1,0 
 

0,0 2 8,7 
 

0,0 8 3,2 

KZN 3 15,8 7 26,9 12 11,9 21 35,6 
 

0,0 10 47,6 53 21,3 

LIM 1 5,3 2 7,7 6 5,9 13 22,0 1 4,3 4 19,0 27 10,8 
MP 4 21,1 2 7,7 6 5,9 5 8,5 3 13,0 

 
0,0 20 8,0 

NW 4 21,1 1 3,8 9 8,9 4 6,8 2 8,7 2 9,5 22 8,8 

NC 1 5,3 
 

0,0 24 23,8 1 1,7 5 21,7 
 

0,0 31 12,4 

WC 3 15,8 6 23,1 15 14,9 
 

0,0 5 21,7 
 

0,0 29 11,6 

Total 19 
 

26 
 

101 
 

59 
 

23 
 

21 
 

249 
 

 

In addition to the municipal and provincial capacity reports, an assessment of the four 

functions requiring Ministerial authorisations has been completed (water and 

sanitation, electricity and municipal health services), as well as housing, to analyse 

the capacity to deliver such services at a local government level.   
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4. Situational Assessment 
 

Housing is a Schedule 4A function shared by national and provincial government.   Yet 

it is a function which is closely aligned to other municipal functions.   

Municipalities play a role in housing in areas such as land identification, identification 

of beneficiaries, providing services and infrastructure as well as in owning and renting 

out housing for low income households.  Providing for a greater role by municipalities 

in providing the housing function is done in terms of an accreditation process or by 

municipalities taking on the developer function. 

 

4.1 Relevant legislation and policies 
 

Numerous policies, laws and other frameworks guide the delivery of housing and 

human settlements in South Africa.  These include: 

• The Constitution 

• The Housing Act, No 107 of 1997 

• Spatial Planning and Land Use Management Act, Act 16 of 2013 

• National Environment Management Act, No. 107 of 1998 

• Municipal Structures Act, No. 117 of 1998 

• National Housing Code (2009) 

• National Development Plan 

• National Department of Housing’s (NDOH) Draft Revised Accreditation 

Framework for Municipalities to Administer National Housing Programmes of 

2017 

Other relevant housing legislation includes the following:   

• The Housing Development Agency Act No 23 of 2008 

• Social Housing Act, No 16 of 2008 
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• Restitution of Land Rights Act (No. 22 of 1994) 

• Government Immovable Asset Management Act (No. 19 of 2007) 

 

4.1.1 The Constitution 

The Constitution assigns the housing function as a concurrent responsibility shared 

between National and Provincial Government. 

There is a provision in the Constitution in Section 156(4) for National Government to 

assign the administration of the housing function (as listed in Part A of Schedule 4) to 

municipalities if it would be most effectively administered at a local level, and if the 

municipality has the capacity to carry it out.  Further, Section 126 of the Constitution 

allows a provincial MEC to assign a provincial function to a municipality. 

 

4.1.2 The Housing Act, No 107 of 1997 

The Housing Act of 1997 and amendments including the Housing Amendment Act 28 

of 1999, Housing Second Amendment Act 60 of 1999, and Housing Amendment Act 

4 of 2001, provides for the development of sustainable housing and lays down the 

general principles for all spheres of government in relating to housing development. 

It outlines the general principles applicable to housing development as follows:  

(1) National, provincial and local spheres of government must-  

(a) give priority to the needs of the poor in respect of housing 

development;  

(b) consult meaningfully with individuals and communities affected by 

housing development;  

(c) ensure that housing development-  

(i) provides as wide a choice of housing and tenure options as is 

reasonably possible;  

(ii) is economically, fiscally, socially and financially affordable and 

sustainable;  
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(iii) is based on integrated development planning; and  

(iv) is administered in a transparent, accountable and equitable 

manner, and upholds the practice of good governance;  

The Act provides for a mechanism through which municipalities can be accredited to 

administer housing programmes.  This requires municipalities to apply to MEC’s to be 

accredited to administer one or more housing programmes within their jurisdiction, 

stating the following in Section 10: 

 Administration of national housing programmes by municipalities  

(1) Any municipality may apply in writing to the MEC in the form 

determined by the MEC to be accredited under subsection (2) for the 

purposes of administering one or more national housing programmes.  

(2)  

(a) If the MEC is satisfied that the municipality which made an 

application under subsection (1) complies with the criteria for the 

accreditation of municipalities as determined by the Minister after 

consultation with the MEC, the MEC must accredit the 

municipality for the purposes of administering one or more of the 

national housing programmes mentioned in the application. 

(3)  

(a) Subject to the directions of the MEC consistent with the 

national housing policy, any municipality that has been accredited 

under subsection (2) may administer any national housing 

programme in respect of which accreditation has been granted.  

(b) For the purposes of such administration, but subject to 

subsection (4), such municipality may exercise such powers and 

must perform such duties of the relevant provincial housing 

development board as are necessary for the administration of 

such national housing programme.  

(c)  
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(i) Any municipality accredited under subsection (2) must 

he regularly reviewed by the MEC on the basis of adequate 

performance against the criteria for accreditation referred 

to in that subsection.  

(ii) If any such municipality fails to so perform, the MEC 

may intervene and take the steps necessary to ensure 

adequate performance. 

This process differs from the Constitutional process in that the Constitution allows for 

the function to be shifted, whilst the Housing Act allows for accreditation for 

municipalities for specific housing programmes.  The accreditation process is a more 

temporary devolution of power, than that outlined in the Constitution, which is a more 

permanent transfer of a function. 2 

The Act states that national government is responsible for establishing and 

maintaining a sustainable housing development process through developing policy, 

establishing goals and monitoring the sectors performance. 

Provincial government promote, coordinate and implement housing programmes.  

They are required to provide support to municipalities for housing development.  

Provinces must assess municipal applications for accreditation and monitor the 

performance of accredited municipalities. 

Municipalities must ensure that their residents have access to adequate housing 

through setting aside land, planning and managing land for housing in line with their 

IDP’s.  They are also responsible for services such as water, sanitation, roads and 

energy3. 

 

4.1.3 Spatial Planning and Land Use Management Act, Act 16 of 2013 

The Spatial Planning and Land Use Management Act (SPLUMA) outlines the functions 

of municipalities as the central body undertaking spatial planning and the management 

of land use. 

                                            

2 FFC Submission on Proposed Housing Function Assignment to Six Metro’s, March 2013 
3 In most cases municipalities are responsible for providing energy. 
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SPLUMA acknowledges the central role played by municipalities in this regard and the 

Act aims to address inequalities, segregation and unsustainable settlement patterns. 

It states in Section 5(1)(c) that municipal planning includes the development of 

municipal IDP’s and SDF’s and specifies that the control and regulation of land use 

within a municipal area is a municipal competence. 

In terms of municipal differentiation, Section 11 of SPLUMA specifies that in monitoring 

and supporting municipalities, national government must take into account the unique 

circumstances of each municipality.  In addition to the categorisation outlined in the 

Constitution and factors relating to the financial resources, capacity and financial 

viability of the municipality, the following should be considered: the capacity of 

municipalities to administer SPLUMA and their compliance with the Act’s SDF and 

land use scheme requirements. 

According to the Act, Municipal SDF’s must amongst other issues: 

• Indicate housing demand and the location and density of future housing 

development; 

• Indicate where a national or provincial inclusionary policy may be applicable 

• Identify areas where incremental housing upgrading approaches will be 

applicable 

 

4.1.4 National Environment Management Act, No. 107 of 1998 

The National Environmental Management Act (NEMA) (No. 107 of 1998) is the 

overarching environmental legislation for the country.  The objective of this legislation 

is “To provide for co-operative environmental governance by establishing principles 

for decision making on matters affecting the environment, institutions that will promote 

co-operative governance and procedures for coordinating environmental functions 

exercised by organs of state; to provide for certain aspects of the administration and 

enforcement of other environmental management laws; and to provide for matters 

connected therewith”.   
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In addition, there is there a wide variety of other legislation to address environmental 

issues, all of which impact on municipal powers and functions.4  These Acts (mostly 

under the umbrella of NEMA) all seek to protect certain focused aspects of the 

environment and have an important influence on planning and service delivery.  The 

legal requirement for environmental authorisations in terms of development are 

outlined by Section 24 of NEMA which states that “the potential consequences for or 

impacts on the environment of listed activities or specified activities must be 

considered, investigated, assessed and reported on to the competent authority or the 

Minister of Minerals and Energy, as the case may be, except in respect of those 

activities that may commence without having to obtain an environmental authorisation 

in terms of this Act”. It should be noted that some of these Acts have accompanying 

regulations.  In this regard NEMA’s most recent regulations from December 2014 

(R982 to R985), collectively list various types and scales of activities and locations 

that require different types of environment authorisation.  

 

4.1.5 Municipal Systems Act, 2000  

The MSA requires all municipalities to undertake a participatory process and develop 

integrated development plans (IDPs) that must guide all development at local 

government level.  

 

Other legislation relevant to housing includes: 

The Rental Housing Act of 1999.  This Act sets out the rights of landlords and tenants 

for rental housing. 

The Housing Development Agency Act of 2008 provides for the Housing 

Development Agency (HDA) to undertake specific roles in the identification of suitable 

                                            

4 Environmental Conservation Act No 73 of 1989; National Environmental Management Act No 107 of 1998 and its 
regulations (NEMA); National Environmental Management Act: Air Quality Act No 39 of 2004; National 
Environmental Management: Biodiversity Act No 10 of 2004; National Environmental Management: Integrated 
Coastal Management Act No 24 of 2008; National Environmental Management: Protected Areas Act No 57 of 2003; 
National Environmental Management: Waste Act No 59 of 2008; National Forestry Act No. 84 of 1998; National 
Heritage Resources Act No 25 of 1999; National Water Act No 36 of 1998 
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land for human settlements and the facilitation of its availability. The Act allows for the 

establishment of Priority Housing Development Areas (PHDAs). 

The Social Housing Act of 2008 established the Social Housing Regulatory Authority 

(SHRA) and outlines its functions, as well as provides a framework for public 

investment in social housing. 

 

4.2 Policy 
 

There are a number of policies linked to the housing function.  These include the 2009 

National Housing Code, the 2030 National Development Plan, and the Draft Revised 

Accreditation Framework for Municipalities to Administer National Housing 

Programmes.  Further information on each of these is detailed below. 

 

4.2.1 National Housing Code (2009) 

The National Housing Code sets out the framework and regulations for various 

housing programmes and subsidy systems. 

For municipalities it requires a Housing Sector Plan (HSP) to be developed as part of 

the municipal IDP. The HSP must include all housing projects and allocations, failing 

which they will not be funded 

The National Housing Code is currently under review. 

 

4.2.2 National Development Plan 

The NDP supports the decentralisation of functions such as housing and transport, 

stating: 

“there is a need to debate the appropriate role for government and other actors in 

realising the constitutional right to housing and developmental goals, such as 

improving income through job creation, providing livelihood support and creating 

environments that facilitate human development.” 
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“A national discussion is required on the future funding of housing in South Africa, and 

on the respective roles of the state, the private sector and individual households in 

providing housing and creating integrated and sustainable human settlements.” 

 

4.2.3 NDOH’s Draft Revised Accreditation Framework for Municipalities to 
Administer National Housing Programmes of 2017 

The NDOH’s Draft Revised Accreditation Framework for Municipalities to Administer 

National Housing Programmes of 2017 provides a broad intent to progressively enable 

municipalities to manage a range of housing programme instruments in order to allow 

for improved coordination and more integrated human settlements. This allows for the 

accreditation process. There is a separate draft 2017 Assignment Framework. 

The Framework provides a phased, approach for the accreditation of municipalities for 

the administration of national housing programmes, and states that municipalities will 

only be accredited to administer housing programmes which are part of municipal 

Housing Sector Plans (HDPs ) and are included within their IDPs. Municipalities 

requesting assignment must demonstrate their capacity to manage a range of national 

housing programmes.  The framework outlines two levels of accreditation: 

• Level 1 includes:  Subsidy budget planning, submission of identified housing 

projects and programmes to the MEC for approval, beneficiary management, 

housing subsidy registration, subsidy management, accreditation reporting and 

document management.  

• Level 2 includes: subsidy budget planning, submission of identified housing 

projects and programmes to the MEC for approval, beneficiary management, 

housing subsidy registration, subsidy management, accreditation reporting and 

document management, procurement and appointment of implementing 

agents, project/ programme management, contract administration, technical 

quality assurance and budget management. Financial administration 

responsibilities for national housing programmes only shift to municipalities 

through assignment. 
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4.3 Role players 
 

The key role-players in the housing delivery chain are discussed below: 

 

4.3.1 National Government 

In respect of housing, national government is responsible for determining national 

policy, norms and standards, and setting broad delivery goals.  It is also responsible 

for monitoring the performance of the housing sector against these goals in 

cooperation with MEC’s. 

At a national level, the Department of Human Settlements is responsible for 

strengthening the capacity of both provinces and municipalities to perform their 

functions. 

 

4.3.2 Provincial Government 

Provinces are responsible for determining provincial housing policy and legislation and 

must coordinate the development of housing in the province. They are also 

responsible for supporting municipal capacity, accrediting municipalities and 

monitoring accredited municipalities. 

 

4.3.3 Municipalities 

Municipalities are responsible for undertaking the identification of land, planning, land-

use control and providing basic services for housing. They are also responsible for 

maintaining residential areas after construction. Municipalities can, if accredited, 

develop new subsidised housing. The section below discusses how the performance 

of the housing function is split between local and district municipalities. 

 

4.3.4 State Owned Entities 

There are a number of national, provincial and local housing entities which play a role 

in the delivery of housing. National entities include the National Housing Finance 

Corporation (NHFC), the Social Housing Regulatory Authority (SHRA), the Rural 
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Housing Loan Fund (RHLF), the Housing Development Agency (HDA), the National 

Urban Reconstruction and Housing Agency (NURCHA). 

 

4.4 Context for delivery 
 

4.4.1 Housing Shortage 

66% or 9.3 million households in South Africa live in formal housing and 14% live in 

informal accommodation. 

Table 2:  Breakdown of all households by accommodation type  

Type of accommodation Number of 
households 

% of households 

Caravan/tent 13 872 0% 

Cluster house in complex 145 421 1% 

Flat or apartment in a block of flats 718 686 5% 

House or brick/concrete block structure on a separate stand or yard or on a 
farm 

9 381 851 66% 

House/flat/room in backyard 421 198 3% 

Informal dwelling (shack; in backyard) 711 286 5% 

Informal dwelling standalone 1 247 874 9% 

Room/flatlet on a property or larger dwelling/servants quarters/granny flat 118 331 1% 

Semi-detached house 212 748 1% 

Townhouse (semi-detached house in a complex) 212 163 1% 

Traditional dwelling/hut/structure made of traditional materials 1 137 456 8% 

TOTAL 14 320 886 100% 

 

The spread of the above accommodation type by province is shown in the figure below. 

The light brown represents formal housing.  
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Figure 1:  Households by accommodation type per province 

 
 

Of the 14% or almost two million households who live in informal dwellings, the 

majority, 67% live in  metropolitan municipalities, with most of these being located in 

Gauteng.   

The chart below provides an indication of the location of informal dwellings, broken 

down by province and municipal type.  The percentage figures show the breakdown 

of all informal dwellings throughout the country. 

Figure 2:  Informal dwellings by province and municipality type 

 
Of the 850 000 households living in local municipalities who live in informal dwellings, 

half live in just 20 municipalities. These municipalities are shown in the figure below. 
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Figure 3:  20 local municipalities with the largest numbers of informal dwellings 
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5. Capacity assessment 
 

This section of the report focuses on the feedback provided by municipalities during 

the 2018 MDB capacity assessment process.  Municipalities were asked to provide 

information on governance of the function, availability of staff, equipment and 

infrastructure, budgets and backlogs.  Each of these is examined in more detail below. 

 

5.1 Provision of function 
 

The survey suggested that many municipalities were unsure as to who is authorised 

and responsible to provide housing.  There was a very low level of response on this 

query from district municipalities, so the table below provides an indication of primarily 

how many local municipalities responded. 

A number of municipalities also responded that metropolitan municipalities were 

responsible for providing the housing function. This is clearly a misunderstanding of 

the question but suggests that these municipalities believe that they do not have any 

authority in the provision of housing. 

Of the 101 municipalities that indicated that they performed the function, 16 indicated 

that they were not authorised to do so.  Again, this response may be misleading given 

that the accreditation process is highly unlikely to have authorised over 100 

municipalities.  In addition, it may well be that many municipalities included the housing 

functions given that they do manage municipal-owned housing and possibly did not 

refer to housing as a developmental function. 

Table 3:  Authority for function 

 
Not authorised Authorised Grand 

Total 
B1 

 
12 12 

B2 
 

13 13 

B3 8 37 45 

B4 8 23 31 

Grand Total 16 85 101 
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Municipalities were requested to indicate whether or not they performed the Housing 

function, and this is what has been used in the analysis which follows.  The following 

table indicates the municipalities which indicated that they performed the function, 

broken down by MIIF classification and province.   

Table 4:  Provision of function 

Provinces B1 B2 B3 B4 Grand 
Total 

Municipalities 
with 
infrastructure 

Eastern Cape 
 

1 8 8 17 10 

Free State 
  

2 
 

2 0 

Gauteng 1 1 
  

2 2 

KwaZulu-Natal 2 5 6 8 21 9 

Limpopo 1 2 6 10 19 4 

Mpumalanga 3 
 

1 2 6 1 

North West 2 
 

4 3 9 3 

Northern Cape 
  

6 
 

6 1 

Western Cape 3 4 12 
 

19 17 

Grand Total 12 13 45 31 101 47 

 

The last column in the above table indicates the number of the performing 

municipalities which have infrastructure to perform the housing function.  Only 47 out 

of 101 municipalities which indicate they performed the function also indicated that 

they had the infrastructure to perform such a function.  Only the Western Cape had 

over 50% of the municipalities reporting that the municipalities performing the Housing 

function had infrastructure dedicated to that function.  The remainder of the provinces 

did not have a high proportion of municipalities reporting that they also had 

infrastructure for Housing. 
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5.2 Capacity for function 
 

5.2.1 Staff 

The table below provides an indication of the average number of housing staff for each 

province. The Western Cape and Gauteng have the highest number of full-time staff 

with on average 14 staff members, followed by KZN with around 11 staff. 

The lowest average numbers of housing staff are in Free State and Limpopo.   

Table 5:  Average  staff numbers per province 

Province Average 

staff 

Responding 

municipalities 

Eastern Cape 6,3 14 

Free State 3,5 2 

Gauteng 14,0 2 

KwaZulu-Natal 10,6 18 

Limpopo 3,7 13 

Mpumalanga 9,0 5 

North West 9,6 7 

Northern Cape 4,0 4 

Western Cape 14,0 18 

Grand Total 8,9 83 

 

The figure below puts the staffing figures into context and compares the total staffing 

numbers with the number of informal dwellings in the province. This gives an indication 

of the load on each staff member in dealing with informal dwellings in the province. 

From this chart it is clear that staff in the North West and Gauteng are under the 

greatest amount of pressure, with each staff member on average having to deal with 

2 527 and 2 151 informal dwellings respectively. The lowest volume of houses to staff 

members is in KZN and the Western Cape. This measure is not comprehensive in that 

it does not include population growth measures, the numbers of people living in 

traditional housing nor overcrowding, but does give some indication of the context for 

staff numbers. 
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Figure 4: Number of households in non-metro informal dwellings compared to housing staff per province 

 

 

The table below shows the significant variation in the average number of staff per 

municipal type.  Category B1 municipalities have on average 26 full time staff 

members, whilst Category B3 and B4 municipalities have on average less than three. 

District municipalities did not provide any information in this regard. 

The data on informal housing indicates that some 24% of South Africa’s informal 

dwellings are in Category B2, B3 and B4 municipalities, and the low levels of staff in 

these municipal types of significant concern. 

Table 6:  Average staff numbers per province, full time, part time and vacancies by MIIF category 

MIIF Category Average Full-Time staff Average Part time staff Average Vacancies 

B1 25.53 1.55 13.00 

B2 7.08 4.45 5.55 

B3 2.84 0.84 1.02 

B4 2.52 0.47 1.11 

 

The table below provides a summary of the number of staff members with higher 

education degrees per province. The column on the right provides a total of the staff 

with NFQ7 and above per province.  KZN has the highest number of staff with higher 

education.  It is of concern that the Free State have no higher education housing staff, 

the Northern Cape have only two and Limpopo have five. 
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Table 7:  Qualifications of staff 

Province 
Bachelors’ 
Degree (NQF7)  

Honours’ 
Degree (NQF8)  

Master’s 
Degree and 
above (NQF9 
and NQF10)  

Technical 
Qualifications 
(NQF6) 

Higher 
educati
on total 

Eastern Cape 10 1 2 21 13 

Free State 0 0 0 3 0 

Gauteng 5 3 2 3 10 

KwaZulu-Natal 23 8 4 30 35 

Limpopo 5 0 0 7 5 

Mpumalanga 17 5 1 8 23 

North West 8 1 1 6 10 

Northern Cape 1 1 0 1 2 

Western Cape 19 6 3 44 28 

 
88 25 13 123 126 

 

The number of staff members who have basic post-school technical qualifications 

(NDF6) and higher levels of education (NQF 7-10, Bachelor’s degrees to Doctorates) 

provide an indication of the degree to which there is a core of competent people driving 

the function in the municipality.  The following table indicates the average number of 

staff members at NQF6 and NQF7-10 levels by MIIF type. 

Table 8:  Average NQF levels in municipalities 

NQF Ave NQF6 Ave NQF7-10 
B1 3,5 5,4 

B2 1,5 2,6 

B3 1,2 0,5 

B4 0,7 0,6 
C1 ND ND 

C2 ND ND 

Total 116 120 
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The ratio of staff with higher education compared to total staff within the function is 

shown in the table below.  On average 12% of housing staff have higher education 

qualifications.  This is highest in Gauteng, where 20% of the housing staff have higher 

education degrees.   

Table 9:  Percentage of full-time housing staff with higher education degrees 

Province Qualified % of full-time staff 

Eastern Cape 13% 

Free State 0% 

Gauteng 20% 

KwaZulu-Natal 15% 

Limpopo 8% 

Mpumalanga 18% 

North West 11% 

Northern Cape 2% 

Western Cape 12% 

National Average 12% 

 

The table below provides a provincial indication of responses to the query as to 

whether the municipality has sufficient skills to undertake the housing function.  On 

average, nationally only 45% of municipalities felt that they had sufficient skills.  This 

figure varies significantly between provinces.  67% of respondents noted that they 

have sufficient skills in the Western Cape, and 59% in the Eastern Cape.  These are 

the only net positive responses.   

In Mpumalanga and the Northern Cape, half of municipalities noted that they had 

sufficient skills.    The lowest level of skills is in the North West, where no respondents 

noted that they had sufficient skills for the housing function. 
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Table 10:  Skills – responses to whether the municipality has sufficient skills to undertake the function 

 Province No Yes % with sufficient skills 

Eastern Cape 7 10 59% 

Free State 1 1 50% 

Gauteng 1 1 50% 

KwaZulu-Natal 13 8 38% 

Limpopo 10 9 47% 

Mpumalanga 3 3 50% 

North West 9 
 

0% 

Northern Cape 4 2 33% 

Western Cape 6 13 68% 

Grand Total 54 47 45% 

 

5.2.2 Budgets 

The table below shows the 17/18 estimated operating budgets per province. 

The responses to the budget queries in the survey generally received very poor 

responses, and until they can be verified by the municipalities and provinces, they 

should be taken as indicative and not exact.  North West municipalities, for example 

did not submit any budget information.   

One reason for the poor responses could be the fact that municipalities largely provide 

the services required for the housing function and do not always actually deliver the 

top structures themselves.   

The following table indicates by province the size of each of these budgets, including 

also the number of municipalities for which this information is provided.   

Table 11: Municipal OPEX provided for the Housing Function. 

Province Ave OPEX Responding 

municipalities 

Eastern Cape 938541 6 

Free State 1667000 1 

Gauteng 15470611 1 
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Province Ave OPEX Responding 

municipalities 

KwaZulu-Natal 12162255 7 

Limpopo 2103176 4 

Mpumalanga 12364081 3 

North West 
 

0 

Northern Cape 1621546 2 

Western Cape 23103586 16 

Grand Total 13157752 40 
 

In an examination of the latest MTREF table A10, one finds that only four municipalities 

(Johannesburg, GT484, WC024 and WC032) indicated they had spent monies on 

housing top structures over and above what provinces had allocated as subsidies, yet 

municipalities such as eThekwini record budgets of over R1 billion spent on housing 

programmes. 

 

5.2.3 Infrastructure and equipment 

Responses to the question of whether the municipality has equipment and infrastructure 

available for performing the function at a basic level, are shown in the table below, 

summarised per province. 

In general, at a national level only 44% of municipalities indicated that they had the 

necessary equipment to perform the function. This varied between 94% of the Western 

Cape municipalities who did have sufficient equipment, to the Free State, where 0% 

had sufficient equipment. The response rate on this query from the Free State is 

however very low. 

Table 12:  Infrastructure and equipment by Province 

 

Does your municipality have equipment and infrastructure 
available for performing the function at a basic level? 

Province No Yes % Yes 

Eastern Cape 7 10 59% 

Free State 2 
 

0% 
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Does your municipality have equipment and infrastructure 
available for performing the function at a basic level? 

Province No Yes % Yes 

Gauteng  2 100% 

KwaZulu-Natal 12 9 43% 

Limpopo 15 4 21% 

Mpumalanga 5 1 17% 

North West 6 3 33% 

Northern Cape 5 1 17% 

Western Cape 2 17 89% 

TOTAL 54 47 47% 

 

The responses to this query by MIIF category are shown below. Here it appears that 

the higher B categories are more equipped to undertake the function compared to the 

B2 and B4 municipalities. 

Table 13:  Infrastructure and equipment by MIIF group 

 

Does your municipality have equipment and 
infrastructure available for performing the function at 

a basic level? 

MIIF No Yes Total 

B1 2 10 12 

B2 5 8 13 

B3 24 21 45 

B4 23 8 31 
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5.2.4 Bylaws 

Municipalities were asked to indicate whether bylaws have been developed to support 

the implementation of the housing function in the municipality.  The following table 

indicates this by MIIF type. 

Table 14:  Number of municipalities who passed bylaws to support the housing function by MIIF category 

MIIF Yes % 
B1 11 61,1 

B2 5 33,3 

B3 18 40,0 

B4 10 41,7 

Total 44 
 

 

 

5.3 Backlogs 
 

The table below shows the responses to the query about whether there were housing 

backlogs in the municipality. The percentage on the right shows the percentage of 

municipalities per province who have no housing backlog. The Free State and 

Gauteng municipalities noted that none of their municipalities did not have housing 

backlogs.  It should be indicated that the information is unverified. 

Table 15:  Backlogs 

Province No Yes % with no backlog 

Eastern Cape 1 16 6% 

Free State 3 0% 

Gauteng 
 

3 0% 

KwaZulu-Natal 4 16 20% 

Limpopo 9 12 43% 

Mpumalanga 1 5 17% 

North West 4 4 50% 
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Province No Yes % with no backlog 

Northern Cape 2 6 25% 

Western Cape 4 14 22% 

TOTAL 25 79 24% 

 

The table below provides information on the size of the reported backlog in each 

province, indicating total backlog numbers and average backlog size per province. For 

the Free State, Gauteng and Mpumalanga, only one response per province was 

provided. 

Table 16:  Total and Average backlogs per province 

Province Size of Backlog Average Backlog per province 

Eastern Cape 170049 28 342 

Free State 3000 3 000 

Gauteng 40000 40 000 

KwaZulu Natal 121716 17 388 

Limpopo 26000 4 333 

Mpumalanga 229748 229 748 

North West 97205 48 603 

Northern Cape 8223 2 741 

Western Cape 91523 13 075 

TOTAL 787464 23161 

The table below indicates that the size of the reported backlog is significantly higher 

in B1 municipalities, than other types. 

Table 17:  Total and Average backlogs by MIIF type 

MIIF Type Average backlog size  

B1 122 318 

B2 22 815 
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B3 10 541 

B4 12 368 
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6. Conclusion 
 

The aim of this report is to assist particularly COGTA and Human Settlements in 

developing an overall understanding of the state of housing delivery across 

municipalities, which report would then assist in the process of developing a 

framework within which the Ministerial accreditation process could better be 

understood. The report summarises data emerging from the MDB’s capacity 

assessments of non-metropolitan areas and has described these data as well as that 

available from other national sources, such as the Stats SA Non-Financial Censuses. 
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Appendix:  Municipalities performing the housing function 
 

The following table collates information provided by municipalities and from the Stats 

SA Non-Financial Census.  It indicates, for municipalities which indicate that they 

perform the function, the following: 

• Authorised: 1 means municipality is authorised to perform the function and 0 

means it is not; 

• Infrastructure: means municipality is authorised to perform the function and 0 

means it is not. 

Table 18:  Municipalities performing the housing function 

Municipality LM CODE Housing 
Authority 

Housing 
Infrastructure 

Makana EC104 1 0 

Ndlambe EC105 1 1 

Sunday's River Valley EC106 1 0 

Kouga EC108 1 1 

Kou-Kamma EC109 1 1 

Ngqushwa EC126 1 1 

Inxuba Yethemba EC131 0 1 

Intsika Yethu EC135 0 1 

Engcobo EC137 0 0 

Enoch Mgijima EC139 1 1 

Elundini EC141 1 0 

Senqu EC142 1 0 

Walter Sisulu EC145 1 0 

Port St Johns EC154 0 1 

Masilonyana FS181 1 0 

Phumelela FS195 1 0 

Umdoni KZN212 1 0 

Ray Nkonyeni KZN216 1 1 

uMshwathi KZN221 1 1 

The Msunduzi KZN225 1 1 

Mkhambathini KZN226 1 0 
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Municipality LM CODE Housing 
Authority 

Housing 
Infrastructure 

Inkosi Langalibalele KZN237 1 0 

Alfred Duma KZN238 1 1 

Endumeni KZN241 1 1 

Nquthu KZN242 1 0 

Dannhauser KZN254 1 0 

eDumbe KZN261 1 0 

Abaqulusi KZN263 0 1 

Jozini KZN272 1 0 

Mtubatuba KZN275 1 0 

uMhlathuze KZN282 1 1 

Mthonjaneni KZN285 1 0 

Mandeni KZN291 1 0 

KwaDukuza KZN292 1 1 

Ndwedwe KZN293 0 1 

Maphumulo KZN294 1 0 

Albert Luthuli MP301 1 0 

Dipaleseng MP306 1 0 

Emalahleni MP312 1 0 

Steve Tshwete MP313 1 1 

Bushbuckridge MP325 1 0 

City of Mbombela MP326 1 0 

Greater Giyani LIM331 1 0 

Greater Letaba LIM332 1 1 

Greater Tzaneen LIM333 1 0 

Ba-Phalaborwa LIM334 1 0 

Maruleng LIM335 0 1 

Musina LIM341 0 0 

Thulamela LIM343 1 0 

Collins Chabane LIM345 1 0 

Blouberg LIM351 1 0 

Polokwane LIM354 1 1 

Lepelle-Nkumpi LIM355 1 0 

Thabazimbi LIM361 0 0 

Lephalale LIM362 1 1 

Bela-Bela LIM366 1 0 

Mogalakwena LIM367 1 0 
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Municipality LM CODE Housing 
Authority 

Housing 
Infrastructure 

Modimolle-Mookgopong LIM368 1 0 

Rustenburg NW373 1 1 

Moses Kotane NW375 1 0 

Ratlou NW381 1 0 

Tswaing NW382 0 0 

Ramotshere Moiloa NW385 1 0 

Naledi NW392 0 1 

Greater Taung NW394 1 0 

Lekwa-Teemane NW396 1 0 

City of Matlosana NW403 1 1 

Ubuhlebezwe KZN434 1 0 

Matatiele EC441 1 1 

Umzimvubu EC442 1 1 

Mbizana EC443 0 0 

Ga-Segonyana NC452 1 0 

Ephraim Mogale LIM471 0 0 

Elias Motsoaledi LIM472 1 0 

Fetakgomo/Greater Tubatse LIM476 0 0 

Mogale City GT481 1 1 

Rand West GT485 1 1 

Hantam NC065 1 0 

Umsobomvu NC072 0 0 

Emthanjeni NC073 1 1 

Siyancuma NC078 1 0 

Kgatelopele NC086 0 0 

Matzikama WC011 1 1 

Cederberg WC012 1 0 

Bergrivier WC013 1 1 

Saldanha Bay WC014 1 1 

Swartland WC015 1 1 

Witzenberg WC022 1 1 

Drakenstein WC023 1 1 

Stellenbosch WC024 1 1 

Breede Valley WC025 1 1 

Langeberg WC026 1 1 

Theewaterskloof WC031 1 1 
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Municipality LM CODE Housing 
Authority 

Housing 
Infrastructure 

Overstrand WC032 1 1 

Cape Agulhas WC033 1 1 

Swellendam WC034 1 1 

Hessequa WC042 1 1 

Mossel Bay WC043 1 1 

George WC044 1 1 

Laingsburg WC051 1 0 

Prince Albert WC052 1 1 

 


