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1 Introduction and background 
In October 2018 the Free Market Foundation (FMF) contracted Southern Hemisphere to conduct an 
Impact Study of the Khaya Lam Land Reform Project. The evaluation took place between February and 
April 2019 and used a predominantly qualitative methodology, drawing on quantitative data from 
secondary sources and primary field research conducted through a semi-structured interview process. 
The purpose of this evaluation is to assess the effect of the Khaya Lam Land Reform Project in the lives 
of families in the towns of Tumahole (Parys) and Vredefort in the Ngwathe Municipality. These findings 
are presented in this draft report for discussion and input.  

An historic view of legislation informing land rights 

Property rights issues emanate from historic discriminatory pieces of legislation. The South African 
colonial government passed The Natives Land Act (No. 27 of 1913) in which only 7% of the agricultural 
land was assigned to Africans, who made up roughly 67% of the population, and the remainder, more 
fertile land, was preserved for whites. It was the first policy which incorporated segregation into 
legislation since the formation of The Union of South Africa.1  These reserves formed a key part of the 
apartheid administration and later become known as the ‘homelands’ or ‘traditional communities’ in 
which many tribal communities were forcibly resettled and used as cheap labour pools for white 
owned farms and mining enterprises.2 The Act was repealed on the 30th June 1991. 

Several land laws have been passed since 1991 to provide protection for property rights and remedy 
the historic injustices and inequalities of land ownership. Article 25 of the South African Constitution 
compels the state to “foster conditions which enable citizens to gain access to land on an equitable 
basis”.3  This is enabled through various mechanisms including the Upgrading of Land Tenure Rights 
Act (no. 112 of 1991) (ULTRA). The Act was adopted and formed the basis upon which ownership of a 
significant number of municipal-owned rental houses was transferred to the registered occupants of 
the properties as recorded in rental and other official records (Canada and Urbach, 2018). Other land 
tenure policies and bills include the White Paper on South African Land Policy (1997), the Titles 
Adjustment Act (no. 111 of 1993), and The Communal Land Rights Act (no. 11 of 2004)4 

Land Rights of Previously Disadvantaged Individuals 

Despite this legislative and policy framework, literature evidence shows that very few people have 
been able to claim that right and register their properties in the formal property system. Because of 
this undocumented land ownership, most citizens remain tenure insecure (Hornby et al, 2017).  

Specific groups of people are most affected by issues of land tenure security in South Africa and these 
include: farm labourers and their families living on privately owned land, people living on the so-called 
‘coloured rural areas’, people living in situations of insecure tenure in urban areas, such as informal 
settlements and backyard dwellings, and people living under customary tenure systems in the rural 
areas of the former Bantustans known as “communal areas” (Hull and Whittal, 2018).   

An estimated two thirds of the citizenry hold off-register land rights which are not within the officially 
recognised deed system (Kingwill, 2017; Hornby et al, 2017). Table 1 below shows that in 2011 

                                                           
1 https://www.sahistory.org.za/dated-event/native-land-act-passed 
2 http://www.bbc.co.uk/history/0/22786616 
3 https://sarpn.org/documents/d0000646/P657-DFID.pdf 
4 https://www.timeslive.co.za/ideas/2013-06-21-lets-not-forget-the-future-ilive/ 
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approximately 59.7 % of South Africans held land or occupied dwellings outside the formal property 
system.  

TABLE 1 PERCENTAGE OF SOUTH AFRICANS HOLDING LAND OR DWELLINGS OUT THE FORMAL PROPERTY 

SYSTEM IN 2011 

Location Number of people Percentage of SA population 
(total of 51,8 million) 

Communal areas 17 million 32.8 

Farm workers and dwellers 2 million 3.9 

Informal settlements 3.3 million 6.3 

Backyard shacks 1.9 million 3.8 

Inner city buildings 200 000 0.38 

RDP houses-no titles 5 million 9.6 

RDP houses- titles inaccurate/ outdated 1.5 million  3 

Total 30.72 million  59.7 

Source: Hornby, Royston, Kingwill and Cousins (2017) 

Given the historical complexity of land ownership in South Africa, the challenges facing land 
administration need to be addressed. In response, FMF launched the Khaya Lam Land Reform Project, 
which is explained in the following section.  

2 The Khaya Lam Land Reform Project Theory of Change 
The Khaya Lam (meaning ‘’My Home”) Land Reform Project aims to make home ownership a reality 
for insecure persons in the municipality of Ngwathe. It does this by assisting with the titling of 
properties in which persons have occupation rights, but not title deeds. The project being evaluated 
is a demonstration project, which takes place in the Ngwathe municipality, Free State, South Africa. 
The project was officially launched in 2008 by the Free Market Foundation with the belief that land 
rights were a tool used during the apartheid era to further entrench inequality amongst the South 
African people. It is therefore the project founder’s belief that addressing the inequality in land 
ownership in South Africa is a key means of addressing apartheid, transforming South Africa, and 
boosting the local economy.  

 
  

Box 1: Ngwathe Local Municipality 

Ngwathe Local Municipality is an administrative area in the Fezile Dabi District of the Free State in South 
Africa.  According to the community survey of 2016, Ngwathe has a population of just over 118 000 people, 
and an unemployment rate of 66%. The median age of the population is 27 with 35% of the population being 
under the age of 18. The average annual household income for the municipal area is R14 600, with 13% of 
the population reporting that they have no income and an additional 14% of the population reporting that 
they have an average annual household income of less than R10,000. In total, 88% of the population is Black 
African and 53% of the population is female. On an educational level, only 35% of the population have 
completed High School, while only 4% indicated having a tertiary education. In the Ngwathe municipal area, 
housing structures are made up of predominantly houses (81%) but there is a substantial percentage of 
informal or shack dwellings (13%), and the majority of the population have access to piped water and 
electricity.  
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The project was started in Ngwathe as FMF were well-known in the area due its peace building efforts 
towards the end of the apartheid era. The organisation therefore had existing relationships with 
government officials and the predominant political leadership in the area. This network assisted with 
placing FMF as a key stakeholder in land tenure in the municipality and therefore reducing the cost of 
the title deed process. The key role of the project is to assist with the transferring of title deeds to the 
poorest of the poor in the Ngwathe communities. There is an immense need for support as there is a 
large backlog in the title deed transfer process. The Khaya Lam project started in 2013 in Ngwathe 
municipality. With the support of the Rising Tide Foundation (RTF) a special pilot took place in 2016 
and due to its success, phase 1 of the project began in October 2018 which aims to see 1500 title 
deeds transferred over three years. 

Table 2 below provides a timeline of the Khaya Lam Land Reform project.  

TABLE 2 KHAYA LAM TIMELINE 

 

The Khaya Lam project is implemented with the funding and support of numerous role players. RTF, 
an organisation based in Switzerland, is involved in both clinical cancer research and social, education 
and libertarian programmes internationally. Since inception, they have funded a total of 100 grants 
across 20 countries, and currently 39 of those grants are active5. One of the active social grants 
currently funds the Khaya Lam Land Reform programme which is implemented by the FMF. RTF 
believes that property rights are an important libertarian issue as there is a link between property 
rights and economic freedom, economic upliftment, and creation of family or generational wealth or 
financial security. The project therefore aligned with their libertarian values and model of 
transformation. Additionally, while Khaya Lam is a non-governmental organisation, much of their work 
takes place within government processes and structures, working very closely with the municipalities. 
Figure 1 below illustrates the relationship of the key stakeholders and describes their role in the 
programme. 

                                                           
5 https://www.risingtide-foundation.org/our-active-grants 

Date  Description 

1975 Established FMF Policy Organisation 

1991 The SA government passed the Upgrading of Land Tenure Rights Act (ULTRA)  

October 2013 Start of piloting in Ngwathe Municipality. First transfer of deeds by the FMF. 
Use of own conveyancer and ULTRA  

October 2016 - April 2017 Pilot project supported by Rising Tide Foundation: Transfer of 100 title 
deeds by FMF and supported by Rising Tide Foundation in the pilot area, 
Ngwathe Municipality. 

August 2018 - June 2021 To transfer 1500 title deeds by June 2021. 250 title deeds have been 
transferred as of January 2019.  

October 2021 Submit Final Report to Rising Tide Foundation 
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FIGURE 1 RELATIONSHIP OF KHAYA LAM STAKEHOLDERS 

 

The evaluation team developed a Theory of Change for the project. It is depicted below and described 
here.  

Theory of Action: The Khaya Lam project assists the residents of Ngwathe Municipality to translate 
their occupancy rights into ownership of property title deeds. The process which FMF follow when 
assisting recipients is to advertise or do house calls for potential recipients to apply. Once the 
applicants have applied the FMF staff with the assistance of conveyancers submit a bulk application 
of request for title deed transfer to the municipal office. The approval process involves various 
external role-players including the government officials and conveyancers. Once these have been 
approved there is a title deed ceremony in which recipients receive their title deeds. During this 
process recipients receive an information pack related to property rights and the benefits of a title 
deeds which aims to help recipients use their newly gained title deed to further better their lives. This 
is the theory of action. 

The Theory of Change is that if people receive their title deeds, then they will have an increased sense 
of security, pride of individual and sense of belonging. Additionally, title deeds to their homes will 
provide them with access to capital with which they could invest in their homes, economic activities 
or other needs such as education. These changes could, in theory, result in the stimulation of small 
businesses and micro enterprises which will ultimately result in a boost in the local economy of 
Ngwathe. The Theory of Change is presented on the following page; the light bulbs are underlying 
assumptions of the project design. 
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Raboroko
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FIGURE 2 KHAYA LAM THEORY OF CHANGE 
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The objectives and method of this outcome evaluation are expanded on in the following section.  

 

3 Objectives and method of outcomes evaluation  

3.1 Objectives of the evaluation 

As an evaluation of a demonstration project, it is hoped that this evaluation will serve as evidence for 
decision and policy makers to restore and strengthen property rights to previously disadvantaged 
population, who have been historically deprived of land rights. This evaluation was also designed to 
inform future partners and funders on the relevance and significance of the project, which will support 
the expansion of the project.  

Therefore, the scope of the questions asked in this evaluation focused on three main areas as outlined 
in Table 3 below. 

TABLE 3 SCOPE OF THE EVALUATION 

Evaluation focus areas Questions  

The relevance and current state of land reform in 
South Africa 

How aware are government officials in Ngwathe 
Municipality of the importance and benefits of 
titling? 

The significance of land ownership amongst 
previously disadvantage populations 

What is the importance and relevance of land 
tenure amongst previously disadvantaged 
populations in Ngwathe Municipality? 

The impact or effect of Khaya Lam Land Reform 
Project amongst current beneficiaries in Ngwathe 
Municipality 

What are the economic effects of titling? 

During the planning workshop the participants identified and unpacked key evaluation questions to 
be asked to the identified stakeholders. These where incorporated into the evaluation instruments. 
The evaluation questions can be found in Annexure 2.  

3.2 Evaluation Design and Approach 

This evaluation made use of a qualitative methodology to answer questions of relevance and impact 
outlined.  The Most Significant Change (MSC) technique was used to evaluate the effects of property 
titling on black families in the Ngwathe municipality in Free State. The MSC technique is a tool for 
exploring programme outcomes/impact using qualitative methods. As Davies suggests,6 the MSC also 
helps provide texture to stories of change that “are difficult to quantify and where there is a focus on 

                                                           
6 1998b as cited in Willets & Crawford, 2007 
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learning, not merely accountability”. This method allows one to unpack who, what and why of a 
change, but also the specific role of the intervention in effecting the change.   

MSC is also a useful method in the absence of baseline data as it seeks to address causal relationships 
by inviting participants to reflect on the changes occurred in their lives as result of an intervention, so 
MSC “can be used, in part, to identify causal relationships between activities and particular outcomes 
through stories”.7  The advantage of using the MSC methodology is that it goes beyond looking at the 
pre-defined outcomes or indicators of the project and captures both intended and unintended 
changes.  In addition, impact will be measured by comparing past beneficiaries with potential 
beneficiaries. 

3.3 Evaluation process, methodology and sample 

The following process was followed: 

 

FIGURE 3 EVALUATION PROCESS 

Southern Hemisphere conducted a planning workshop with main stakeholders from the FMF and the 
RTF. The workshop was used to confirm the evaluation approach, questions, process and workplan.  
The evaluation included a review of relevant literature, of the policy and legislative framework, 
administrative data and key programme documents. However, for the most part, the evaluation was 
based on primary data collected through semi-structured interviews with key stakeholders. The 
instruments were designed to facilitate an understanding of the implementation of the programme, 
the role of the various stakeholders, the current state of property ownership and land rights, the 
relevance of the programme, and most importantly, to assess the most significant changes 
experienced by past recipients in Tumahole and Vredefort.  

A total of 43 semi-structured interviews were conducted for this evaluation.  Table 4 below provides 
details of the total number of interviews that were conducted per stakeholder group. 

                                                           
7 Davies & Dart, 2005 
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TABLE 4 SAMPLE: ACHIEVED 

Stakeholder Group Total number of  SSIs 
Programme Staff 3 
Political/ government official 3 
Conveyancers 2 
Vredefort Past recipients 10 
Vredefort Potential recipients 6 
Tumahole Past recipients 10 
Tumahole Potential recipients 4 
Donor 1 
Experts 4 
Total 43 

 

Once the interviews were transcribed, a thematic analysis of the semi-structured interviews was 
conducted, where themes were based on key questions and categorised according to the research 
questions. Analysis of qualitative data was conducted with the use of NVIV0 10 qualitative software8.   

The draft report was produced by triangulating data from the coding reports and the document 
review, including Statistics South Africa (STATS SA’s) economic and unemployment indicators for this 
municipality.  

The findings were jointly discussed and presented at the feedback workshop with FMF. The purpose 
of this workshop was to encourage discussion around the findings and recommendations to be 
incorporated into this final evaluation report. 

4 Profile of past and potential recipients in the evaluation sample  
The data used to develop this profile was collected through semi-structured interviews with past and 
potential recipients. The data was not collected from the project records and therefore the profile 
reflects only the sample of the recipients. Key demographic indicators have been presented below 
and additional indicators can be found in Annexure 3.  

Age 

In the questionnaire, the respondents’ ages were captured in three age categories: under 35, between 
35 and 64 years and 65 years and older. One respondent was under the age of 35, 20 indicated that 
they were between 35 and 64 years of age, and 9 were over the age of 65.  

TABLE 5 AGE OF RESPONDENTS 

Age Tumahole Vredefort Total 

                                                           
8 NVIV0 10 is data analysis software which assists with handling very rich information, where deep levels of 
analysis on both small and large volumes of data are required. The software removes many of the manual 
tasks associated with analysis like classifying, sorting and arranging information, so the researcher has more 
time to explore trends, build and test theories and ultimately arrive at answers to questions. 
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Past  Potential Past  Potential 

< 35 years 0 0 1 0 1 

35 – 64 years 8 2 6 4 20 

65+ years 2 2 3 2 9 

Gender 

In Tumahole, the respondents were made up of eight male respondents (six past and two potential) 
and six female respondents (four past and two potential). Additionally, in Vredefort there were seven 
male respondents (five past and two potential) and nine female respondents (five past and four 
potential).  

TABLE 6 AGE OF RESPONDENTS 

 
Tumahole Vredefort 

Total 
Past  Potential Past  Potential 

Male 6 2 5 2 15 

Female 4 2 5 4 15 

Highest educational level 

Although the size of the sample was small, for illustrative and comparative purposes, we have analysed 
some indicators, including highest education level, as a percentage value. Together with 40% of past 
recipients (n=10) and 50% of potential recipients (n=4) in Tumahole, 30% of past recipients (n=10) and 
33% of potential recipients (n=6) in Vredefort indicated that their highest level of education was some 
primary school education. Additionally, respondents in Tumahole, 30% of past recipients and 25% of 
potential recipients, and in Vredefort, 10% of past recipients and 17% of potential recipients, indicated 
that they had some high school education. Furthermore, 20% of past recipients in Vredefort specified 
that they had no schooling; and 25% of potential recipients in Tumahole and 20% of past recipients in 
Vredefort indicated that they had completed high school9. In terms of post-secondary or tertiary 
education:  in Tumahole, 20% of the past participants indicated that they had a certificate with Grade 
12 compared to 0% of the potential recipients. Conversely, 33% of the potential recipients in Vredefort 
held a certificate with a Grade 12, while 0% of the past recipients did. No respondents indicated that 
they had some technical training, some college or university or a bachelor’s degree or higher.  

 

                                                           
9 It appears that respondents from Vredefort have lower education level overall than respondents from 
Tumahole. An explanation is that many people from Vredefort came from farming schools that closed down 
without them completing school elsewhere. 
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FIGURE 4 HIGHEST EDUCATION LEVEL 

Employment status 

The employment status of the participants in Tumahole and Vredefort varies with the highest 
percentage (40%; n=30) of participants indicating that they are pensioners. To compare, 30% of the 
past recipients and 50% of the potential recipients in Tumahole and 40% of the past recipients and 
50% of the potential recipients in Vredefort indicated that they were pensioners The second highest 
percentage of participants indicate that they are employed (30% of past recipients and 25% of 
potential recipients in Tumahole and 30% of past recipients and 17% of potential recipients in 
Vredefort).  It is important to note that it was not asked if this employment was permanent or contract 
work or whether it was full time or part time. Lastly, 23% of the participants indicated that they are 
not employed but searching for work (30% of past recipients and 25% of potential recipients in 
Tumahole and 10% of past recipients and 33% of potential recipients in Vredefort) 

TABLE 7 EMPLOYMENT STATUS OF RESPONDENTS 

Employment 
Tumahole Vredefort 

Past  (n=10) Potential (n=4) Past (n=10) Potential (n=6) 

Self-employed 10% 0% 0% 0% 

Employed 30% 25% 30% 17% 

Not employed, but 
searching for work 

30% 25% 10% 33% 
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Not employed, and not 
searching for work 

0% 0% 10% 0% 

Pensioner 30% 50% 40% 50% 

Income source 

The highest number of people reported that one of their main income sources was social grants, 
mainly pension and child support grants10. To compare, 50% of Tumahole past recipients’ main source 
of income is social grants (30% receive old age pensions or older persons grant and 20% receive child 
support grant), while for the potential recipients 100% of respondents’ main source of income is social 
grants (100% receive the old age pension/older persons grant and 25% receive the child support 
grant). Additionally, 50% of Vredefort past recipients’ main source of income is social grants (50% 
receive old age pensions/older persons grant and 40% receive child support grant) and 83% of the 
potential recipients also stated that their main income source is social grants (83% old age 
pensions/older persons grant and 50% child support grant). Furthermore, 30% indicated that they 
receive salaries or wages or commission. Other income sources were also identified including: pension 
funds (10%), income from business or professional practice (3%), income from letting or fixed property 
(3%), regular allowance/remittances from non-household members (3%), and 7% indicated that their 
household has no income11. However, it should be noted that in one of these cases the respondent 
has just built on to the house and probably had an income from informal trading. In the other case the 
respondent was supported by his son. No respondents indicated that they received income through 
maintenance, spousal support or similar allowances.  

Household Monthly Income 

When asked about the total monthly household income, 7% of the respondents (n=30) indicated that 
they had no income, 3% indicated that they received R1000 or less and 40% of the respondents 
specified that their monthly household income totals between R1,001 and R3,000 per month. To 
compare, 70% of Tumahole past recipient’s monthly household income is R3,000 or less compared to 
50% of potential recipients. Additionally, 30% of Vredefort past recipient’s monthly household income 
is R3,000 or less compared to 50% of potential recipients. These findings are aligned with the fact that 
most of the respondents were pensioners receiving old age grants of R1700 per month. Further, 17% 
stated they received between R3,001 and R5000 monthly (all Vredefort) and 20% indicated that they 
earned R5,001 or more. In total 13% of the respondents chose not to disclose the household’s monthly 
income. The average monthly income for all respondents is R3 866,36 per month (excluding the 
respondents who did not disclose). 

                                                           
10 Notably, no respondents showed that they received disability grants, despite two respondents raising that 
they were unable to work due to occupational disability. None of the respondents indicated that they receive 
care dependency grants, or foster child grants. 
11 As noted above, one respondent is supported by his son and another respondent is most likely receiving 
income from informal trading. 
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FIGURE 5 MONTHLY HOUSEHOLD INCOME 

Features in property 

To gain an understanding of the quality of the housing, respondents were asked about the features in 
their home. All respondents stated that they had electricity and piped water. In total, 93% of 
respondents (n=30) indicated their home has a kitchen, 87% have a lounge, and 60% have a dining 
room. All respondents stated that they had bedrooms and the average number of bedrooms per 
household is three. Most homes had a toilet in the yard (83%) and some also had toilets in the home 
(43%). While, 90% of respondents had a TV in the home, only 3% had internet in the home (although 
many reported having access to internet through their cell phones).  
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of past recipients had a kitchen compared to only 75% of potential recipients. More past recipients 
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FIGURE 6 FEATURES IN PROPERTY 

Condition of house 

When asked about the condition of their home, more past recipients in Tumahole (70%) indicated that 
their home needs minor repairs and was in good condition than potential recipients (50%); and in 
Vredefort, more potential recipients (83%) indicated that there home needs major repairs and is in 
poor condition than past recipients (70%). Hence it appears that more Vredefort respondents needed 
major repairs on their houses than the Tumahole respondents. No respondents reported that their 
home does not need repairs and is in great condition 
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Status of property 

Potential recipients were asked to report on the status of their home. In total, five respondents (two 
in Tumahole and three in Vredefort) reported that they are renting the residence from ‘other’ which 
excludes private individuals but includes municipality and social housing institutions. Furthermore, 
five respondents (two in Tumahole and three in Vredefort) indicated that they are occupying the 
residence rent-free. 

Been on waiting list for RDP house 

When asked whether they had been previously on a waiting list for RDP houses, 14 past recipients 
(eight in Tumahole and six in Vredefort) said that they had not been on a waiting list previously and 
six potential recipients (all in Vredefort) had also indicated that they had not been on a waiting list12. 
Six of the past participants (two in Tumahole and four in Vredefort) had said they had been on a 
waiting list, while four potential recipients (all in Tumahole) had also stipulated that they had been on 
the waiting list. Of those that stipulated they had been on a waiting list, one respondent (potential 
respondent in Tumahole) had indicated that they had received an RDP house, and three respondents 
(two in Tumahole and one in Vredefort) had indicated that they had received notification that their 
house either will be or has been built but they have not seen the property.  

Previous title deeds 

Potential recipients were asked if they had previously had any title deeds, all 10 respondents indicated 
that they had never had a title deed to a home. 

5 Process of title deeding  
The evaluation has documented the process of titling from identification of potential beneficiaries to 
the presentation of the title deed.  

5.1 Requirements and selection 

The Khaya Lam project targets indigent and previously disadvantaged people in Ngwathe Municipality 
who do not have title to a transferable stand. In order to be eligible for application, potential 
applicants are required to provide the following key documents:  

 Identity document (ID); 

 Marriage certificate; 

 Copy of the rates or utilities statement;   

 Proof of right of occupation; and  

 Completed title deed application form. 

It should be noted that people who apply for a title deed using a right of occupation by a deceased 
person have to go through the necessary municipality and court procedures to change ownership from 

                                                           
12 It should be noted that one is allowed to have a titled home and apply for a RDP house. 
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that of the deceased to their own. Once this is done, the Khaya Lam Land Reform project can assist 
them to obtain title deeds.  

5.2 Application to receipt 

Figure 8 provides a snapshot of the process of issuing title deeds from beginning to the end. 

 

FIGURE 8 THE PROCESS OF ISSUING A TITLE DEED  
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Costs: The Khaya Lam Project costs which are already reduced are currently R2,250 per property 
(R1,140 for conveyancing fees, and the balance is for administration and management by the FMF)13.  
Bulk applications allow FMF to negotiate a lower price for processing the applications.   

Municipal Planning Office reviews the application: The Municipal Planning Office reviews the 
applications and gives power of attorney (on behalf of the municipality) to the conveyancer that the 
title deed can be transferred. This process takes approximately two weeks. The planning office is also 
responsible for resolving any issues associated with the stand. 

Conveyancer prepares documents for lodging at Deeds Office: After receiving the power of attorney, 
the conveyancer prepares documents for lodging at Deeds Office. 

Applications are lodged at the Deeds Office for registration: The conveyancer lodges all the required 
documents with the Deeds Office. The Deeds Office takes 5-10 weeks to process the application and 
register the title deed. However, if there are errors the application is sent back for correction and then 
lodged again. Once the title deed is registered it is returned to Ngwathe Municipality. 

Announcement of dates for the ceremony: The date for the titling ceremony is announced and key 
stakeholders invited. Key stakeholders include Khaya Lam project recipients, Municipal officials, FMF, 
RTF and other donors in the private sector.  

Ceremony for handover of title deeds: A ceremony is held where title deeds are presented to 
successful applicants. The title deeds are handed over by the Mayor and FMF. Recipients of title deeds 
also get an educational booklet which seeks to educate them on the importance and benefits, rights 
and responsibilities of holding title.    

5.3 Training and after services provided 

This section seeks to assess the extent to which the Khaya Lam project provides a) training on titling 
and b) after services for recipients once they receive title deeds. These services are essential in 
equipping new title deed holders with enough knowledge needed to enjoy the benefits of property 
ownership.  

5.3.1 Perceptions of programme staff on training and after services provided by the Khaya Lam 
project 

When asked about the training and after services provided to recipients, programme staff explained 
that most of the education on title deeds happens at the hand-over ceremony. The ceremony is used 
as a platform for informing recipients about property rights and their benefits. Programme staff also 
mentioned that in addition to the title deed, each recipient receives an educational booklet on 
property rights. 

“We teach them about their property rights, for example, that the property is no 
longer municipal land, it belongs to the title holder only. For example, by knowing 
what it means to have a title deed, people are now free to renovate or do 
whatever they want with the property or on the property which was not possible 
before and they were not free and were afraid to do anything.” (Programme Staff)  

                                                           
13 These costs reflect the prices in the 2018/2019 financial year. 
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“On the day of the ceremony Khaya Lam emphasised the fact that the stand l have 
a title deed for now belongs to me and my living children.” (Past recipient-
Tumahole) 

In addition to this, beneficiaries are also educated about what it means to have a title deed and how 
to keep it safe. Project staff also stated that they encourage municipal officials to educate residents 
on keeping the title deeds safe.  

“It is the responsibility of the municipality to encourage people to make copies for 
safe -record keeping and future reference when they are disputes about the 
property and prove who the true owner of title to the property is, which we have 
encouraged the municipality to do.” (Programme Staff)  

“During hand over ceremonies in Ngwathe the mayor offers the new recipient to 
have copies of the titles held in safe by the municipality.” (Programme Staff) 

5.3.2 Perceptions of past recipients on training and after services provided by Khaya Lam 

The question on whether past recipients had received any training about titling from the Khaya Lam 
project was met with mixed reactions. Approximately 60% (12 out of 20) of the respondents indicated 
that they had received some training or information about titling either at the handover ceremony or 
through the educational pamphlet while 40% (8 out of 20) of the respondents stated that they never 
received any form of training or education about titling14.  

According to most respondents, representatives from Khaya Lam emphasised the importance of 
having a title and explained that having a title means that the owners can have tradable and secure 
property rights, knowing that they have legal ownership of the land or property they occupy.  

“At the ceremony we were told that the title deed means that the property 
belongs to you the title holder and this protects you from people who can come to 
claim or take away your property, which happens a lot in these areas.” (Past 
recipients-Tumahole) 

The following were some of the responses provided by past respondents when asked whether they 
were ever trained on what they could do once they had title deeds. 

“Yes, l was told that l need to lodge a title deed copy with the municipality and 
keep the original safe in my home. A lot was said but this is the main thing that 
stuck to me. However there was a booklet that came with the title deed, which l 
read and remember it talks about what to look out for when selling your house 
and what to do or not do when leasing your house to someone, including being 
aware that it may be difficult to get the tenant out if they can’t pay rent because 
you’re not allowed by law to evict them willy-nilly.” (Past recipients-Tumahole) 

                                                           
14 It should be noted that the average recipients’ attendance rate for the title ceremony is 80% with a slightly 
higher participation rate in Vredefort. Those who do not attend still receives a booklet with their title deed. 
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“We were told to not use the title deed as security at the bank for a loan even 
though you qualify to use for security. It was explained that if I can’t make loan 
payments the bank can foreclose on the property and repossess it.” (Past 
recipients-Vredefort) 

In addition, one of the respondents also noted that they were warned to be careful when selling their 
property. According to this respondent, the project staff emphasised that the title deed should be 
kept safe during the entire transaction process and must not be given or transferred to a person 
wanting to buy the property before the transaction is concluded. Programme staff cautioned that if 
for some reason the buyer fails to pay, and the title has already been transferred, they would have 
lost their right to ownership.  

Finally, interview respondents also noted that Khaya Lam raised the issue of transfer of property to 
their children. The following quote provides a detailed explanation. 

“We were briefly prised about managing the transfer of our property to our 
children, but this was left to us to think as to what to do to ensure that we think 
about writing a will or trust a relative to handle the estate after we pass on. As we 
can see that our children need to be secured, unlike us they cannot deal with 
hardships. You don’t want to risk your children losing your property once you pass 
on. However, we were left to think on our own what one needs to think hard 
about and the necessary measures needed to secure children’s inheritance and 
home.” (Past recipient-Tumahole)  

In conclusion, the evidence shows that the Khaya Lam project does fairly well in educating its 
beneficiaries on the importance of titling and offers valuable advice on the necessary steps to take 
once one has received their title. However, more still needs to be done to ensure that more project 
beneficiaries get adequate training on titling, and to provide guidance and advice on some of the 
challenges they may face such as writing a will.   

6 Relevance of the Khaya Lam programme  

6.1 Significance and relevance of seeking titling and a robust property rights regime 

This section seeks to provide a discussion on the significance of a robust property regime in South 
Africa in relation to the justification for this project. Both secondary and primary evidence in the 
current study indicates that a robust property rights regime is highly relevant in the South African 
context. Millions of South Africans do not have access to tradable security of their ownership, despite 
many of them occupying their properties for decades.  

One of the reasons for a property rights programme such as Khaya Lam in South Africa is to redress 
the injustices created by the apartheid regime when it comes to property ownership. Therefore a 
robust property rights regime is desirable and should seek to achieve two key objectives. First, there 
is a need to ensure that assets such as land and property are made available and accessible to 
previously disadvantaged individuals. Second, it is important to ensure that those that own property 
are secure in their right to hold it as their own (Hull and Whittal, 2018).   
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Moreover, it is important to ensure that PDIs have tradable and secure property rights to the property 
they occupy in order to avoid any future contestations. Securing land tenure is crucial as a way of 
preventing conflict and also giving people a sense of security and protection from potential property 
loss.   

Of concern, however, is that while a robust property regime is a noble cause, many people have been 
unable to reap the said economic benefits of having title. According to one expert, the majority of 
poor people who get title deeds are less likely to access mortgage finance from banks. 

“I think a robust property title regime in South Africa is desirable however we are 
not achieving that at the moment. For example, low income people, and that 
would be l would say 70% of the population, are unlikely to access mortgage 
finance.” (Expert) 

However, it should be noted that even poor recipients of title deeds are still able to access loans from 
financial institutions once they are in possession of a title deed. This is aligned with information 
obtained from the First National Bank (FNB) by FMF. FNB explained that the costs of registering a 
mortgage bond on a low cost house is not worthwhile for either the bank or the property owner. 
However the fact that a borrower has an un-mortgaged property, makes the owner creditworthy, 
which means they will give such an owner a loan. 

Another expert noted that once the recipient receives a title deed and then goes on to sell their 
property, the concern is that the buyer will not register the property with the Deeds Registry due to 
the costs involved with registering a property. This is a very unlikely situation but it does bring into 
question the issue of sustainability as transacting outside the formal system creates another problem 
of security of tenure for new property owners.  However, it should be noted that this would really only 
happen around the RDP houses. This refers to the result of the 8 year pre-emptive clause incorporated 
in the title deeds issued to owners of RDP houses by government. The clause states that if the owner 
wishes to sell before expiration of the 8 years the house must be offered back to government and may 
not be sold to anyone else.  The result is illegal informal sales and non-registration. 

Finally, the Khaya Lam Project is also relevant for the municipality as it creates a revenue basis 
(through rates) and it discharges the municipality from maintaining properties.  

In conclusion, there was general agreement amongst key interview respondents on the significance 
of titling in addressing tradable and secure property rights for PDIs. This was considered important 
given that millions of PDIs do not have tradable security of ownership to the properties they occupy 
and therefore miss out on the associated economic and social benefits. The aim of this evaluation is 
to assess the meaning of having title by speaking to the project beneficiaries and getting their 
perspectives on the benefits they are getting as a result of that title.  But first, the evaluation considers 
whether local government officials are aware of the importance and benefits of titling as defined by 
the project.  
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6.2 How aware are government officials in Ngwathe municipality of the importance and 
benefits of titling? 

Evaluation findings demonstrate that government officials in the Ngwathe municipality were generally 
aware of the social and economic benefits of titling. The overall understanding was that a title deed is 
a legal document that gives the right of ownership of property or a piece of land. Title deeds were 
seen as proof that one owns the land or property and therefore allow individuals to enjoy the benefits 
of property ownership. Economic benefits that were highlighted included the ability to access 
resources such as finance because one has collateral. Titling was also seen as a way of building 
confidence in land or property owners to build and develop their properties. The following quotations 
confirm the above assertion.   

“A title deed is an important legal document that serves a proof that you’re an 
owner of the property or a piece of land because the previously disadvantaged did 
not enjoy this right and benefits.” (Municipal Official) 

“The title deed means that a person is an owner of the property, the can make 
renovations to the property and build because they know that property belongs to 
them.”(Municipal Official) 

“The importance of a title is that when people have a title they own an asset and 
this gives you more economic resources and finances because you have 
collateral.” (Municipal Official) 

Furthermore, another interview respondent also added that titling of land and property is important 
as it results in economic growth and development. According to this municipal official the benefit of 
titling is that it “brings land which was not in the fold of municipal economic base into economic 
activity”. This was also substantiated by one of the land experts that was interviewed: 

“The system of private property has become the basis for a range of other 
processes in society, which include development planning, property development, 
service provision, local taxation, and is served by a conveyancing industry, and 
surveying industry. And this is based on, what we call in our book, a cadastre, a 
well-defined plot or portion of land with well-defined owners”. (Expert) 

Finally, municipal officials also stated that another advantage of titling is that it enables the rights-
holder to transfer the property if they so wish.  

“A titled asset like a house or land can be transferred to the next 
generation.”(Municipal Official) 

“The owner of the title deed to a property or piece of land has the right to do 
whatever with that property or land, even transfer.” (Municipal Official) 

Clearly, local government officials recognise the potential benefits of titling. This is confirmed in 
that it is also identified as a critical need in the 2018/2019 Integrated Development Planning (IDP) 
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Review for Ngwathe Municipality. According to this report, a total of 10 out of 18 wards identified 
title deeds as a priority need making it the fourth most prioritised need in Ngwathe Municipality. 
Therefore, this can be interpreted as an indication of the need for property rights in Ngwathe 
Municipality. Table 8 below outlines the top five priority needs identified across all the wards in 
Ngwathe Municipality. 

TABLE 8 TOP FIVE PRIORITY NEEDS IDENTIFIED IN 18 WARDS IN NGWATHE MUNICIPALITY 

Priority order Number of times registered in the wards 

1. Roads/paving Priority registered in 18 out of 18 wards 

2. Sites Priority registered in 16 out of 18 wards 

3. Water Priority registered in 12 out of 18 wards 

4. Title deeds Priority registered in 10 out of 18 wards 

5. Parks and recreation Priority registered in 9 out of 18 wards 

Source: Ngwathe Municipality 2018/2019 IDP Review 

In conclusion, government officials in Ngwathe municipality are generally well aware of the 
importance and social and economic benefits of titling. 

6.3 What is the importance and relevance of land tenure amongst previously 
disadvantaged populations in Ngwathe municipality? 

This section seeks to discuss the importance and relevance of land tenure amongst previously 
disadvantaged populations in Ngwathe municipality. The section analyses the extent to which the 
Khaya Lam project addresses the needs of its targeted beneficiaries.   

According to one of the key interview respondents, the Khaya Lam project has helped most of the 
people in Ngwathe municipality who are eligible to receive title deeds to obtain them. Lack of property 
rights makes people vulnerable to abuse by officials who can decide to evict them any time despite 
having occupied the property for many years. Therefore, Khaya Lam brings with it a solution to tenure 
insecurity of PDIs.  

Why past and potential recipients applied for title deeds 

In order to have an understanding of the importance and relevance of land tenure amongst PDIs in 
Ngwathe municipality, past recipients of the Khaya Lam project where asked to indicate why they 
applied for title deeds. When asked why they applied for title deeds, past recipients gave differing 
reasons however, 15 respondents (n=20) indicated that they wanted security and full ownership of 
their land or property. For most of these respondents title deeds provided the legal record or proof of 
ownership. 

“The reason that made me to go and apply was the fact that the house l built and 
the land l occupy was not in my name and l had no irrefutable proof that it 
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belonged to me, to the extent that there was no such record with the municipality 
until l got a title deed.” (Past recipient-Tumahole) 

“Everyone and anyone must have a title deed to show that the property belongs to 
you, in fact a title deed speaks for you everywhere and even after death, 
confirming that the property belongs to you.” (Past recipient-Tumahole) 

“I saw that if you don’t have a title deed, the place you occupy is not yours, but 
with a title deed it becomes your property.” (Past recipient-Vredefort) 

Some of the past recipients indicated that they applied for title deeds to protect themselves from 
losing their properties or future contestations. Some of the respondents highlighted corruption at 
municipalities as a potential source of conflict or property loss.  According to the evaluation findings, 
respondents needed title deeds to ensure that no one can claim their property at the municipality.  

“Title deeds are very important because there’s a lot of corruption, for example, 
someone can buy our erf at the municipality without us knowing and they can 
come and claim it with papers and we would not have a leg to stand on. The title 
deed prevents us from being swindled or being in a similar situation, it gives us 
protection and full right to property.” (Past recipient-Vredefort) 

“I applied so that l can be secure about our site (erf/stand) because there’s always 
a risk that people can claim your place as theirs at the municipality.” (Past 
recipient-Tumahole) 

“Title deed means that your property can’t be taken from you clandestinely, you 
have that assurance and security that it is yours and your family.” (Past recipient-
Tumahole) 

Two of the past recipients also indicated that they applied for title deeds in order to be able to transact 
with their properties.  

Why potential recipients want title deeds 

Primary evidence from the interviews that were conducted also confirm that potential recipients in 
Ngwathe Municipality want title deeds. The reasons provided for wanting title correspond to the 
group that already has title. The potential recipients were asked whether they wanted title deeds and 
all respondents (10) gave an affirmative response. The main reason for wanting a title deed was so 
that the properties could be registered in their names thereby ascertaining that they are the legal 
owners. The following quotations support this. 

“l want a title deed because the title deed states that you’re the sole owner of 
your stand and house at a particular address unlike being in a leasing situation 
when occupying a property because you have no proof that it does belong to you.” 
(Potential recipient-Vredefort) 
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“I want a title deed so that l can have proof and security of ownership of the site l 
occupy.” (Potential recipient-Vredefort) 

One potential recipient from Vredefort highlights the challenge of property transfer without title deed 
transfer. This respondent stated that they want the title deed because they bought the property and 
it is currently registered under the name of the previous owner. In addition to security, another 
respondent from Vredefort said title deeds would enable him to access property cover from insurance 
companies. Currently, none of the insurance companies has agreed to cover his house without title 
deeds. The following quotation substantiates this assertion. 

“I applied so that l can have something that proves that this property belongs to 
me. I have nothing that proves that this house is mine, even my insurance has not 
insured the house structure, and only my furniture and clothing is covered.” 
(Potential recipients-Vredefort) 

Further, 6 potential recipients (n=10) also indicated that they applied for title deeds to ensure that 
they have full ownership of land or property. According to these respondents, title deeds provide legal 
proof that the property or land belongs to the person listed in the document. Other reasons included; 
the need to transfer property ownership from previous to current owner, access property cover from 
insurance companies, and secure property from any contestations. 

In conclusion, it is interesting to note that in neither group did people talk about using the property 
to raise finance for economic development or other family needs.  

7 Strengths and Challenges 
Participants were asked about the strengths and challenges of the Khaya Lam project, these have been 
summarised below: 

Strengths: 

 People want title deeds and so the programme is meeting that desire or need. It is also filling 
a gap where the government is currently not achieving targets.  

 The project addresses insecurity of the person and provides them with the legal right to 
protect their land against unilateral actions of the state. 

 The awareness raising activities highlights the importance of title deeds and increases the 
number of applications. 

 Beneficiaries are informed of their title rights and educated about what that means, this 
results in an empowered persons and community. 

 The focus on certain communities (Ngwathe) and the method of using bulk applications allows 
for concentrated impact and negotiation of a cheaper price. 

Enablers: 

 The relationship or network with the Ngwathe municipality and conveyancers means that the 
process is streamlined. Officials are committed to meeting targets and there is a problem-
solving process to addressing challenges. 
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 The Khaya Lam team is efficient – they are proficient and accurate in their work which means 
there is very little error in the title deeds provided; and they have expedited the application 
process. 

 The Free Market Foundation mobilises resources to support the programme through different 
types of funding ranging from individual donors to large multinational funders. Through the 
combination of continual funding and the implementation of ULTRA legislation, participants 
are not required to pay for applications. 

Challenges: 

 The assumption of the long-term sustainability might be limited. In a generations time the 
reality of who lives in the property might not be reflected in the title deed as the title deed 
needs to be continually updated and this is a costly process. The housing system does not 
necessarily formalise merely as a result of a person having a title deed. Persons may sell their 
property and the buyer might not secure the title deed because of the cost of this process. 
This results in a mismatch between the ownership reality and what the title deed states.   

 A major challenge is the lack of funding for securing title deeds. 

 The principle of financial freedom as a result of title deeds is not a given. The question of 
whether respondents are making the most of their title deed is uncertain and whether the 
education provided by the FMF on maximising the potential use of their properties for 
beneficial purposes is sufficient and reaching all recipients.  

 In terms of expanding the reach of Khaya Lam, it can be challenging to find other local 
government officials who are willing and motivated to collaborate as it requires extra 
commitment and a further work load for officials.  

 Working with a pressured system, missing records, and a huge demand or need, and so there 
is a challenge of congestion in the system. However, having a staff member working closely 
with the system has helped to expedite the process. 

 Continuity planning within the government processes is challenging as key officials leave 
and/or retire, new officials or staff have to be trained and supported to limit delays in the 
transfer process. 

8 Outcomes of Khaya Lam Land Reform Project  
The Theory of Change illustrated in Chapter 2 indicates that if recipients receive a title deed, they will 
have an increased sense of security, pride and sense of belonging. This helps with the dismantling of 
the legacy of apartheid which will increase translocation and the creation of intergenerational wealth. 
Additionally, when people obtain the title deeds to their homes they will have access to capital, this 
will result in greater investment by people in their homes, which will boost both the property market 
and home improvement businesses. In addition, it may also result in people taking out bank loans to 
obtain capital on credit for lifestyle changes, including education or business purposes. These changes 
will result in the stimulation of small businesses and micro enterprises which will ultimately result in 
a boost in the local economy of Ngwathe. In the following section, changes identified by respondents 
will be reported on. These are based on their experiences, using the most significant change 
framework and to ascertain whether the Theory of Change was reflected in reality. 
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8.1 Most significant changes  

8.1.1  How it was before 

Past recipients described how they felt as a person before they 
received the title deed. All 20 past recipients spoke about how 
insecure it made them feel and that they were worried that the 
property that they occupied would be claimed by others. A few 
had received the property from their parents and they were 
worried that other family members would claim it. 

“The property I live on belonged to my parents and I 
needed it to be transferred to my name at the 
municipality. The situation was a threat to me and my 
family because extended family members could come 
and claim that this is their property and take it from my 
children when I have invested a lot on the property to 
build and furnish it”, (Past recipient-Tumahole). 

Others were concerned about the municipality taking it away from 
them.  

“My situation before was painful because the 
municipality would make me feel very insecure about the 
erf I occupy because when I would request the municipal 
bill they would tell me that the erf is not mine and the erf 
that we are occupying did not belong to us”, (Past 
recipient-Vredefort). 

It should be put in context that some of them have already 
suffered previous evictions, losing their house and belongings, hence the worries about this happening 
again are understandable. 

“Before we moved to this location we lived under such insecure circumstances on 
a farm, because we lived with the fear of eviction and constantly awaiting news 
that we would be fired and evicted. You won’t believe when I tell you that the day 
the farmer evicted us in 2001 we left with just our clothes on our backs. We could 
not take any children with us or our possessions and documents with us. We came 
to the township without anything and erected a basic one room shack. After our 
kids ran from the farm they came to join us but could not stay with us because we 
did not have enough rooms so neighbours helped accommodate our children”, 
(Past recipient-Vredefort). 

The evaluation sought to identify what significant changes have occurred at the level of the individual, 
the family, the economy, community level and national level. The results are described below. 

2026 title deeds 
transferred 

20 out of 20 feel more 
secure and protected 

9 out of 20 realise 
they have gained an 
asset 

4 out of 20 improved 
their house  

0 out of 20 used title 
deed to finance house 
improvement 

28 out of 30 want to 
improve their house 

1 out of 20 has started 
a business 

18 out of 20 do not 
want to sell or 
relocate. 

 

OUTCOMES IN 
NUMBERS 
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8.1.2 Change for person  

The individual level changes described by participants related mainly to a sense of pride and security, 
overcoming the apartheid legacy and giving meaning to citizenship, and there is a gender dimension 
to this as well.  

Sense of pride and security 

All past recipients said that since receiving the title deed they feel more protected and secure.   

“I feel protected from a situation that could arise, where the one child that still 
lives with me might want to sell the house against my wishes and authorisation as 
to how my estate ought to be handled between all my children and grandchildren 
after my death”, (Past recipient-Tumahole). 

Many raised that they feel a sense of freedom and peace of mind and some said they feel proud to 
have a property in their name. They have unrestricted ownership and feel they can do whatever they 
want with their property.  

“Title deed gives you ownership of your stand and the house you have built on it in 
such a way that no one can take the stand or house away from you. You have the 
full right to do whatever you want with your property and you have a full say and 
control over you property”, (Past recipient-Vredefort). 

Getting rid of the apartheid legacy 

Most of the past recipients raised that having a title deed has assisted in reversing the apartheid legacy 
as people in the past had no ownership and security of their property, while they now enjoy the rights 
and privileges that come with a title deed. They emphasised the importance of doing so in a 
democratic South Africa.  

 “Most people lost properties because they did not have title deeds, property 
rights or ownership. This led to abuse of people through evictions which led to 
displacement of people. What Khaya Lam is doing for families is a major help to 
reverse the effects of Apartheid on Land and property ownership for Black 
people”, (Past recipient-Tumahole). 

Respondents attributed these changes to the Khaya Lam Land Reform Project. 

“Khaya Lam has played a huge role in obtaining title deeds without us paying 
anything and changing the situation of oppression that we faced in the past 
because we did not enjoy any rights to land and property before”, (Past recipient-
Tumahole). 

The title deed also confirms and affirms people’s citizenship in South Africa and makes people feel 
South African.  
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“I feel more like a citizen now that I have a title deed. This lot or stand is my home 
and I feel I belong”, (Past recipient-Vredefort). 

Empowering women 

This also has a gender dimension, as women can take title of their properties which would be against 
cultural tradition, and would not be possible on tribal land.  

8.1.3 Change for family 

At a family level, the title deed has increased inter-generational security, including inheritance, and 
clarity over ownership prevents family conflicts.  

Past recipients who have a family all said that the title deed makes the family feel more secure.  

“The family is secure and know that they have the legal proof and assurance that 
this is their home for generations”, (Past recipient-Tumahole). 

“We are secured and not worried should something happen to my husband and I 
because our children will have a home and place to stay and will not suffer 
displacement or forced to be on the street”, (Past recipient-Vredefort). 

The title deed has also helped to clarify ownership within the family and hence to prevent potential 
conflicts within the family.  

 “Having a title deed has made it clear who the owner of the house is in my family, 
this helps preventing conflicts in the family. By having a title deed I am 
empowered to tell everyone in my family that the property belongs to me, and so 
there is no uncertainty in my family about this fact”, (Past recipient-Tumahole).  

8.1.4 Economic effects of titling   

In terms of the economic effects of title deeds, recipients have gained an asset and some have started 
to renovate or build on their property, but people do not want to sell their home or relocate, nor have 
they used their title deed as a collateral to start a business. 

Gaining assets 

Past recipients were asked what their hopes were before they received their title deed and whether 
these hopes regarding economic benefits came true. Eleven of the respondents said they had not 
gained any economic benefits by having a title deed. Six respondents said they now have an asset that 
belongs to them which they could use for accessing finances, while three said that they have an asset 
that can be transferred to the next generation. 

A project staff member explained that the asset investment in terms of building is unknown because 
the municipality does not record the plans for building. A proxy indicator is therefore the turnover of 
building supplier companies in the area but the evaluation team was unable to get any data on this.   
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House building and renovation 

All staff and municipal officials said that people do take pride in their 
homes, and this is shown in that people are renovating and some are 
building a brick house on their property or extending the existing 
house. They look after their home as they now own it and are willing 
to invest in it, and it is possible to see improvements. This was also 
confirmed by some of the past recipients who said that they now 
want to invest in their property. 

Three of the 10 Tumahole past recipients have renovated or built 
their house after they received title deeds, while only one of the 
Vredefort past recipient had done so as they only received their title 
deed in 2018. Interestingly, none of the past recipients used the title 
deed to access funding, but had used their pension or provident fund 
to finance the building.  

“I built extra rooms on the house after getting the title 
deed. I added the dining room, garages, store room at 
the back and the wall fence around the house. I paid 
close to R100,000 for a builder to do so and I used a 
part of my provident fund from work”, (Past recipient-
Tumahole). 

“I built four outside rooms, storage room and new tiling 
in the main house and I spent around R60,000 for a 
builder which I got from my pension fund and from 
housing allowance”, (Past recipient-Tumahole).  

All past recipients want to build, renovate, extend or repair their 
house except for two recipients who clearly indicated that they were 
waiting for a RDP house and did not have finances to improve their 
house. 

The potential respondents indicated that two of them were waiting 
for a RDP house to be built, while one had already extended the house 
in anticipation of getting the title deed and one was busy with house 
improvements. The remaining six potential recipients all had plans to 
either build a house, extend the house, renovate or provide minor 
repairs once they have received a title deed.  

The findings clearly indicate that having a title deed encourages 
people to invest in and improve their property. 

Change for business possibilities 

All six respondents (project staff and officials) who answered whether there are new businesses as a 
result of the Khaya Lam project said they have no evidence of this. One staff said that a woman had 

“I thank Khaya Lam because 
it is through their help that 
we have obtained a title 
deed for our home. This has 
brought us peace of mind, 
comfort, security and 
protection from people who 
might want to dispossess us 
of our property” (Past 
Recipient – Tumahole) 

“I thank Khaya Lam because 
it has given us such an 
important thing, giving us a 
title deed, making us secure 
to have a place…[better] 
than the situation we were 
in before on the farms 
where we lived such 
insecure lives, because we 
lived with the fear of 
eviction as we would await 
the news of being fired and 
evicted. Khaya Lam has 
given us a lot of dignity from 
the situation that we came 
from, from the farms.” (Past 
recipient - Vredefort) 

“I don’t have words to thank 
Khaya Lam for the joy and 
happiness they have 
brought us as a family” (Past 
recipient – Vredefort) 

RECIPIENTS GIVE 
THANKS TO KHAYA 

LAM 
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turned her shack in to a bed and breakfast and that there must be increase in businesses as there are 
physical piles of bricks outside of people’s homes and hence there must be improved opportunities 
for builders. However, zoning restrictions against operating businesses from homes is a barrier to this.  

None of the past recipients interviewed except for one has started a business after they have received 
the title deed. This recipient has rented out his garage to a tenant who is using it for a spaza shop. Two 
recipients in Vredefort and two in Tumahole said they are planning to start a business but due to 
financial constraints they have not done so. One respondent said that he does not know how to access 
money to start a business. This could illustrate that more ‘after title deed support’ is needed for 
recipients to realise the true potential of having a title deed. It was observed during fieldwork that a 
number of recipients appear not to have read the booklet from Khaya Lam Land Reform Project about 
their rights and possibilities. 

It also appears that people are afraid of using their property for mortgage or as a collateral for 
obtaining a loan.  

“Yes, I am considering to start a business on the property to sell furniture but 
won’t use the title deed to acquire the finances to start. My son will finance me.”, 
(Past recipient-Vredefort). 

Only one potential recipient had plans to start a business once he receives the title deed. He planned 
to start a restaurant from within his home and to rent out a portion of his house. 

Change in terms of selling the house and translocation 

The past recipients were asked what their hopes were regarding title before they received their title 
deed and whether these hopes came true regarding selling their property and translocation. All except 
two said they wanted to stay at their property and never had plans about selling their property and 
translocate. Two respondents said they had hoped to move and one of the respondents wanted to go 
and live in Pretoria due to better work opportunities but was in dispute with a family member about 
the property and feared reprisal if he sold the property. One respondent said she did not want to sell 
her property but wanted to leave it as inheritance to her children and they could then decide to sell it 
after she has passed away. 

One project staff said that there were families who had sold in order to move to another town. One 
official said that most people who sold their house moved to another town for job purposes. 

None of the potential recipients plan to sell their property. However, this could also be due to them 
fearing that that they would not qualify for title deed if they say they want to sell their property. 

Changes in the real estate market 

It was difficult to obtain any evidence as to whether there is an increase in real estate sales in Ngwathe 
municipality. However, it was claimed by one official that there is a link between the success of giving 
title deeds and the increased demand for housing and residential land in Ngwathe. It was raised by 
one respondent that the property market has more than doubled over the last five years, and that 
properties are sometimes valued at R300,000-R400,000. However, this could not be confirmed by the 
real estate agents from Remax and Harcourts, although they both suggested that there has been an 
increase in demand for properties and rentals in Tumahole and Vredefort.  
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Another official said that three properties were sold in 2018. 

8.2 Changes at the level of community 

One official claimed that there was more community cohesion as a result of people having title deeds. 
The title deed also ensures that there is less conflict in the community as no one can now claim 
ownership of a property when you have a title deed. Furthermore, due to the successful acquiring of 
title deeds in the community, more people are coming forward to apply for title deeds.  

A few past recipients raised that the Khaya Lam project had been the catalyst for the community to 
get title deeds. A significant contribution was that the process was quick. 

Potential recipients were asked what the Khaya Lam Land Reform project meant for the community, 
what the biggest effects the project have brought to the community and whether the Project has 
made any difference to the community. Four of the potential recipients were unaware of the Khaya 
Lam project, while the remaining six respondents said that the Khaya Lam project have helped people 
in receiving title deeds and given them security, happiness and hope.  

“Khaya Lam Project has brought a lot of joy in the community, the evidence is that 
when there is a hand-over ceremony all people come and there is no absenteeism. 
They have made a huge difference because people now own the properties they 
occupied before with full rights of ownership now”, (Potential recipient – 
Vredefort). 

Potential recipients also said that the Khaya Lam Project develops the community and improves many 
people’s lives.  

“It means a lot for people like me and we are many people who are poor and who 
cannot afford to pay for title deeds. To be helped to obtain a title deed is a 
meaningful thing that gives us rights to our property”, (Potential recipient – 
Vredefort). 

8.3 Changes in administration of housing 

For the municipality, the Khaya Lam project has ensured people in the community get title deeds, 
which would otherwise have been costly for the municipality and hence would not have happened in 
the foreseeable future. The significance is that the municipality has gained property asset value of 
2026 title deeds at an average of R120,000 each. The municipality officials agreed that the Khaya Lam 
Project plays a vital role in the community.  

One of the municipal officials raised that the Khaya Lam Project has helped the municipality to advance 
a property rights regime, and that it is the only organisation to do so.  

“Community people living on pieces of land identified for RDP development are 
assisted to obtain title deeds before the RDP house is built and this is a huge thing 
for the community. As a municipality, the Khaya Lam Land Reform Project is the 
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only vehicle we have to advance and extend property rights and ownership to our 
people.” (Municipal official) 

The project has provided for a revenue base for the Ngwathe Municipality. It was claimed that there 
is evidence that people have started to pay rates which did not happen in the past. If a property owner 
sells, the property transfer can only be taken once the seller has produced a rates clearance certificate 
with the municipality and hence there is an opportunity for the municipality to collect outstanding 
rates. Furthermore, the Khaya Lam project has released the municipality from its maintenance 
responsibilities. 

The Khaya Lam project has also contributed to the reduction in fighting between residents and local 
government politicians and officials. It was reported that in the past there was certain areas where 
the politicians and officials could not go as they were worried about their security, but the Khaya Lam 
project has helped in improving this relationship. Hence there are also better community meetings. 
The municipality takes the project seriously and acknowledges the value and importance of the 
project. This could be seen at a recent title deed ceremony where 20 officials travelled from Parys to 
Vredefort to attend the ceremony. 

In conclusion, the ToC has been upheld on an individual and family level as recipients have an 
increased sense of security, pride and sense of belonging which has contributed to reversing the legacy 
of apartheid.  People have been lifted out of a virtual house arrest and are able to move away from 
their property. Half of the recipients know they can now do what they want with their property and 
that they have gained intergenerational wealth. However, the anticipated economic effects of titling 
have yet to be fully materialised as only few have improved their houses and hence there is limited 
stimulated growth in the building industry. None of the recipients have used their title deed as 
collateral to gain access to finances to improve their house or to start a business and there was limited 
evidence that the property market has been boosted, despite increased demands for property rental 
in Tumahole and Vredefort. 

9 Sustainability  
In order for the Khaya Lam Land Reform Project to be sustainable it needs to keep the support of the 
municipal officials and it needs to have effective and efficient staff who work well with the community 
members. The two staff members placed in Ngwathe Municipality, with the support of the other FMF 
staff, have worked diligently to meet the targeted numbers of title deeds, supporting potential and 
past recipients and ensured the buy in and ownership of the Project by the municipal officials. 
However, it can be debated whether the FMF can keep this model of staff placed in the community if 
the project is scaled up. Although the evaluation team acknowledges that each context or location 
presents a different model of intervention support, the existence of core staff in the community is a 
core enabler of the Khaya Lam project in Ngwathe. In other locations where FMF has no staff presence 
the FMF has partnered up with other organisations or individuals and it was felt by FMF that they able 
to provide the same support for the project in those areas. 

Likewise, the project relies on funding to finance the titling process. The FMF is working towards a 
new innovative system of having a block chain app for potential recipients to bring the costs of 
transferring down. Likewise, there are efforts by the FMF to advocate for legislative change to limit 
the transactional costs of registering a property. Furthermore, the FMF team works relentlessly to 
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increase the donor and sponsor base. There are also attempts to ensure title deeds for PDI small 
holding farmers, community property ownership and for people occupying property in townships. 

However, for scaling up nationwide both the human resources 
and the funding needs to be ensured. 

Finally, it is also a sustainability concern whether subsequent 
buyers of properties will pay the costs to ensure that the transfer 
is registered and that the new owner obtains a title deed. If not, 
the impact of the Khaya Lam Land Reform project will not be 
sustained. 

10 Conclusion  
The past and potential recipients of the Khaya Lam project reflect 
the broader demographic of the community, whose main source 
of income is social grants, with an average monthly income of 
R3 866,36 per month. Clearly, the project is targeting people who 
are living around the poverty line15.  

In terms of the property, most respondents indicated that their 
home had electricity and piped water (30), a kitchen (28), a lounge 
(26), a dining room (18), toilet in the yard (25), toilets in the home 
(13), and the average number of bedrooms is three. When asked 
about the condition of their home, most respondents (16) 
indicated that their home needs major repairs and is in poor 
condition. Furthermore, 18 participants indicated that they have 
not considered selling their home. 

The evidence shows that the Khaya Lam project does fairly well in 
educating its beneficiaries on the importance of titling and offers 

valuable advice on the necessary steps to take once one has received their title. However, more still 
needs to be done to ensure that more project beneficiaries get adequate training on the possible 
benefits after receiving a title deed, and to provide guidance and advice on some of the challenges 
they may face, such as writing a will.   

There was a general agreement amongst key interview respondents on the significance of property 
rights regime in addressing tradable security of tenure for PDIs. This was considered important given 
that millions of PDIs do not have tradable and secure ownership rights to the properties they occupy 
and therefore miss out on associated economic and social benefits.  

In terms of relevance, the evaluation findings indicate that the Khaya Lam project is relevant to the 
priority needs of the people of Ngwathe Municipality. As discussed, title deeds were listed as the 
fourth most important priority need in the Ngwathe Municipality integrated development plan (IDP). 
The majority of respondents in this study also indicated that the project has been instrumental in 
helping project beneficiaries secure legal rights to properties they have occupied for years. The 

                                                           
15 Although it is assumed that there is income from informal trading which could not be ascertained by the 
evaluation team. 

The Khaya Lam model and 
approach works and is 
feasible.  

The project realises the 
laws and rights entitled to 
people. The legislation is 
there to support it and so 
the project is scalable. 

Political neutrality is 
important when 
implementing a project of 
this nature. 

It is important to use local 
expertise and officials 
because otherwise people 
become suspicious and are 
hesitant to build 
immediate trust and buy in 
into the project objectives. 

LESSONS LEARNED 
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benefits of this have largely been associated with a sense of security, dignity, and the ability to sell 
and transfer properties.  

This has led to reversing some of the effects of the Apartheid legacy in terms of property rights. Half 
of the past recipients feel they have gained economic benefits as they have an asset that belongs to 
them, while the other half appear not to know that they have gained this economic benefit, or have 
not yet used it for any beneficial purpose. These findings illustrate that more support is needed for 
recipients after receiving the title deed in terms of what benefits they can access with a title deed, 
and also how to do so.  Recipients would also benefit from learning about financial management. 
Participants are also afraid of using their property for mortgage or even as collateral for a loan because 
if they fall in arrears the properties will be taken away. Almost all of the recipients want to stay at their 
property and don’t want to sell their property or translocate. Despite the inability to confirm that the 
property market has improved in Vredefort and Tumahole, the estate agents interviewed confirmed 
that there was an increased demand for property and rentals in the area. 

The project has provided a revenue base for the Ngwathe Municipality as people have started to pay 
rates. Furthermore, the Khaya Lam project has released the municipality from its maintenance 
responsibilities. Less conflict and community cohesion are other contributions by the project and the 
municipal politicians and officials acknowledge the valuable contribution by the Khaya Lam Land 
Reform Project.  

11 Recommendations  
Recommendation 1: Within the Khaya Lam Project in Ngwathe municipality it was acknowledged that 
it is implemented in an efficient manner. In order to support replication of this project, it would be 
useful if the Khaya Lam Project staff and municipal officials develop a guideline on the steps to follow 
when starting in a new area. This should include each step of the process and the roles and 
responsibilities for each of the stakeholders, including the municipality.  At the same time, efforts can 
be made to improve the processes in the municipality so that they are more efficient (A process 
improvement exercise can be undertaken to reduce red-tape and this can then be rolled out to other 
municipalities as a best practice for title deed administration). It should however be stressed that no 
two areas are the same and hence the various alternatives could be outlined. 

Recommendation 2: If finances allow, the Khaya Lam Project staff should increase public awareness 
of the Khaya Lam Project, the importance of title deeds and the process of securing a title deed. A 
suggestion is that there is some follow up training via a WhatsApp message. In addition, it is suggested 
that the Khaya Lam Project takes part in community meetings/ward committees to ensure increased 
public awareness. It is also recommended that the Khaya Lam project links with some of the banks to 
provide awareness creation on the economic empowerment and what a title deed can be used for. 
However, ultimately, it is essential that the Municipalities take ownership of this process and inform 
the people living in their communities how to give effect to their property rights. As economic 
empowerment is not part of FMF’s mandate, FMF could also liaise with (and pass information to) 
economic empowerment organisations in the area so that they can do the economic empowerment. 

Recommendation 3: It is recommended that FMF should advocate for re-zoning so that recipients can 
run a business from home. 
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Recommendation 4: All respondents agree that the Khaya Lam Land Reform Project should be 
expanded to other recipients. 

Recommendation 5: The FMF should strive to have closer cooperation with relevant organisations of 
state at both provincial and national level. For example, the FMF could advocate the Department of 
Human Settlement to ensure people in RDP houses get title deeds. 

Recommendation 6: There is not enough sponsorship and the FMF should develop a marketing drive 
for more sponsors. 

Recommendation 7: The most significant barriers for efficiency and scaling up are the slow process of 
conveyancing and the costs of titling. There are various suggestions of how to address these barriers 
and FMF should consider and advocate for them for efficient scaling up: 

 On a long term basis, the ULTRA legislation could be applied to minimise expenses related to 
acquiring a title deed.  

 The FMF could advocate for a law review and a law reform and for example that an omnibus 
Act should be passed in parliament saying that any property permanently occupied should be 
deemed to be owned. 

 A block chain app for title deeds registration could be developed and given to recipients, 
whereby they do the specifications and coordinates and upload it so that a conveyancing 
attorney would not be required.  

Recommendation 8:  Ultimately and on a long term basis, it will be important for the 
Municipalities to institutionalise these processes, and Khaya Lam could consider helping them to 
do so.  
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Annexure 2: Evaluation Questions 

TABLE 9 EVALUATION QUESTIONS IDENTIFIED IN THE PLANNING WORKSHOP 

Stakeholders Questions  

Past recipients What were your hopes before you received the title deed and have they come 
true? 

What difference has a title deed made in your life? 

How has having a title deed changed your life and that of your family? 

On what (related to the property) have you spent most money? 

How has having a title deed changed your life (e.g. Getting rid of the apartheid 
legacy, as a RSA citizen, economic benefits) 

Potential recipients Do you want a title deed to your home – if yes or no – why? 

Why is a title deed important? 

Why are you applying for a title deed? 

What are your biggest hopes to get out of having a title deed? 

What difference would it make to you if you have unrestricted ownership of your 
property? 

Conveyancers Why are you assisting the Khaya Lam Project? 

Why are you involved in the project? 

Can you see a significant difference in the property market since Khaya Lam 
titling commenced? 

How could the process be simplified further and consequently be speedier? 

Municipal 
politicians/officials 

Does the Khaya Lam Project interest your office? If not why not? If yes what will 
you do? 

What does the Khaya Lam Project mean to the community? 

What are the biggest effects that the Khaya Lam Project has brought to your 
community? 

Has the Khaya Lam Project made a difference in your municipality? If yes what is 
it? 

Experts Why do titling? 

What is the significance of a robust property rights regime? 

What positive or negative results do you expect from this project? 

How can your expertise be utilised towards greater and broader efficiency and 
acceleration of the Khaya Lam Project implementation? 

Programme staff What is the biggest challenges you encountered in the process? 

What is your first requirement when starting in a new area? 

What is your most significant obstacle to scaling up the Khaya Lam Project? 
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Can you identify any technical hurdles so the process can be fast tracked? 

What can you recommend in order to further expedite efficiency and 
simplification of the Khaya Lam Project? 

What is the outcome you would like to see from the Khaya Lam Project? 

Rising Tide What got you involved in the Khaya Lam Project? 

What motivates Rising Tide’s involvement in the Khaya Lam Project? 

What made you decide to support the Khaya Lam Project? 

Why are you involved in land? 

Can you assist us to leverage your support? 

Everybody Do you think people in your area want to own their property? 

Describe what you think ownership means? 
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Annexure 3: Profile of past and potential recipients: Additional 
indicators 

Race 

All 14 potential and past recipients in Tumahole identified themselves as Black African, and of the 16 
potential and past recipients in Vredefort, 13 respondents identified themselves as Black African and 
three identified as coloured. 

Marital Status 

In total 17 respondents indicated that they are married (seven from Tumahole and 10 from Vredefort). 
Additionally, one respondent (Vredefort) specified that they were not married, but living together as 
husband and wife; another one respondent (Tumahole) indicated they are separated. While one 
respondent (Tumahole) indicated that they are divorced; six respondents stated that they are 
widowed (three in Tumahole and three in Vredefort), and another four (two in Tumahole and two in 
Vredefort) specified that they had never been married.  

 

FIGURE 9 MARITAL STATUS OF PARTICIPANTS 

Children and adults in household 

In Tumahole, the average number of adults per household was two in the past recipient household 
and four in the potential recipient household. Furthermore, the average number of children in 
Tumahole was two children per household for both past and potential recipients. In Vredefort, the 
average number of adults per household was three for both past and potential recipients. The average 
number of children in Vredefort is two for past recipients and one amongst potential recipients. In 
total, the average number of adults per household across both Tumahole and Vredefort in our sample 
is three, and the average number of children is two per household. 
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TABLE 10 NUMBER OF CHILDREN AND ADULTS IS HOUSEHOLD 

 
Tumahole Vredefort 

Total 
Past Potential Past Potential 

Adults 2 4 3 3 3 

Children 2 2 2 1 2 

Biological Children 

Respondents were asked about the number of biological children they have (is not limited to children 
that live in the household). In total 20 respondents (nine in Tumahole and 11 in Vredefort) specified 
that they have between one and three biological children. Additionally, nine respondents (five in 
Tumahole and four in Vredefort) indicated that they had four to seven children; while only one 
respondent (Vredefort) stated that they had more than seven children. 

TABLE 11 NUMBER OF BIOLOGICAL CHILDREN 

 
Tumahole Vredefort 

Total 
Past Potential Past Potential 

0 0 0 0 0 0 

1-3 7 2 8 3 20 

4-7 3 2 1 3 9 

7+ 0 0 1 0 1 

Debt 

Respondents were asked whether they had any debt and if they did, what type of debt they had. Of 
the total of 30 respondents, 17 respondents indicated that they had no debt; nine respondents stated 
that they had outstanding retail accounts; six specified that they had bank loans (including credit 
cards, overdrafts, personal loans, or home loans); and one indicated that they had a business loan. No 
respondents chose to disclose the value of their debt. 
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TABLE 12 TYPE OF DEBT 

Year began living in house 

When asked when the respondent moved into their home the majority indicated that they had moved 
in the 1990’s (8) and the 2000’s (5). Furthermore, two respondents stated they moved into their home 
in the 1980’s, one said the 1950’s and another in the 1910’s. 

 

Debt 
Tumahole Vredefort 

Total 
Past  Potential Past  Potential 

No debt 6 1 5 5 17 

Retail Accounts 2 3 3 1 9 

Bank Loans 3 1 1 1 6 

Business loans 1 0 0 0 1 

Other  0 1 0 1 


