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Steyn Reddy Associates (SRA) has launched a new 19 Part Series, which over the 
coming months will be taking a look at the key steps in the land access and 
resettlement process, from project assessment and planning through to negotiations 
and into implementation (physical resettlement, livelihoods restoration and moves) 
and monitoring & evaluation. 

We will also be looking at important related topics including government-led 
resettlement, cultural heritage management, land management and benefit sharing & 
community investment.

Physical Resettlement Planning

The process of physical resettlement is not just one of physical disturbance, but can be 
emotionally disturbing.  Vulnerable households, and the elderly, who often have a 
close attachment to the locality, can be particularly affected, and may find it harder to 
settle in new locations. The process can create tensions in a community related to 
leadership, property ownership, and challenge the status quo. Sensitive planning is 
therefore required, well beyond mere physical planning and design considerations.

Physical resettlement planning should enable resettlement in new locations that:
- Reflects the way households live and meets their needs.
- Respects social networks.
- Maintains links with existing assets and resources, or replaces them.
- Enables resettled people to improve their livelihoods and also share in project   
   benefits (e.g. employment).
- Offers fair, equitable and adequate replacement housing.
- Replaces community facilities, and provides additional facilities as may be required.
- Maintains or improves security of tenure.
- Is affordable to the project.

The key steps in physical resettlement planning will include the following:

Initial Assessment

Stakeholder engagement and surveys undertaken as part of the resettlement process should 
inform physical resettlement planning, in terms of cultural requirements, community 
organisation, household structures, existing assets

These surveys should be supplemented by architectural analysis and observational studies 
examining use of homes, plots and shared infrastructure, and participatory studies such as 
transect walks and community calendars



Housing Design

Preliminary house designs should consider: the basis of replacement (e.g. like-for-like 
replacement, minimum sizes and standards etc.); community priorities (what do people value 
most); size of rooms and houses; facilities (water, electrical provision etc.) and plot sizes (which 
should be adequate for traditional outdoor activities and livelihoods)

Objectives that should guide house design include:

Affordability – both to the project, and to the households, in terms of ongoing 
maintenance

Familiarity – meeting socio-cultural requirements and using building techniques and 
materials known/available to households and local contractors

Flexibility – designs which can reflect changing household composition and needs over 
time

Extendible – Can be easily expanded and enhanced using locally available materials and 
techniques

Identifying Resettlement Sites

Undertake initial discreet desk-based assessment of potential sites, according to key criteria – 
this will include livelihood considerations; agricultural potential; access to services; proximity 
to home area; topography; and drainage and other engineering considerations

Confirm with the project proponent any areas which would not be suitable, for example due to 
the need for safety buffers or project expansions

Review statutory development plans, legislation and building regulations for guidance on sites, 
plot sizes and infrastructure provision

Analyse baseline data and develop tables on numbers of plots, community infrastructure and 
services requirements

Consider an appropriate mix of resettlement solutions, which may consist of one site, a number 
of sites, or a mix of new sites, infill development and standalone housing, depending on project 
circumstances

Undertake discreet site visits – again avoiding potential speculation on sites

Develop a shortlist of potential sites/solutions for consultation with stakeholders

A range of house sizes and types should be developed, which reflect the baseline 
requirements, and introduce diversity and individuality to the resettlement

Take careful account of cultural considerations in terms of living arrangements and design



Religious Structure Design

Ensure surveys record all existing businesses, noting which are moveable (e.g. table-top 
business and small kiosks) and which are immoveable

Consider a standard range of designs for replacement business premises – although in some 
cases bespoke design will be required (or cash compensation for self-build)

A small business survey should be undertaken at the time of baseline surveys to consider loss 
of income during the transition to resettlement sites

Community Facility & Infrastructure Design

Preliminary design of community facilities and infrastructure should consider: existing 
provision (including facilities which resettling communities may lose access to); carrying 
capacity (allowing also for future expansion, and host community populations); and, 
statutory requirements (e.g. population thresholds for facilities provision)

Be careful to take time to separate community needs from wants

Consider the potential for shared infrastructure provision – this can be useful in 
demonstrating benefits to host communities and ensuring the resettlement is welcomed

Consider management and the ultimate end-user of community facilities and infrastructure 
– involvement at the design stage will ensure a successful handover and adoption of the 
facilities later

Considering Businesses

Preliminary designs for religious buildings will need to be developed in close consultation 
with relevant stakeholders, which depending on the circumstances, may include 
international, national and/or local representatives

Further consultation may be a part of general community negotiations, or separate 
negotiations, or a combination

The issue of cemeteries, graves and shrines is discussed in Part 5 of this series: Cultural 
Heritage 



Host Communities

Normally consultations and negotiations will result in a shortlist of sites for further 
investigation and detailed design development. Further investigations at this stage would 
include: a detailed livelihoods assessment; hydrogeological studies, and geotechnical studies

Detailed design of shortlisted sites can then be undertaken in terms of site layouts (including 
public space and other use zoning), service provision, plot allocations etc.

Detailed housing and other structural designs should be developed

Detailed budgets should be developed, along with appropriate visual materials and models to 
aid consultations and agreement on final sites, layouts and designs
Formal approvals should be secured at this stage

Consultations & Negotiations

Detailed Design Stage

It is preferable to identify resettlement sites which are largely unencumbered – however, this 
will not always be possible

Host communities may also live nearby resettlement sites and may be impacted by the 
resettlement, including strain on existing service provision

An analysis of host communities will be an important part of site selection – in some 
circumstances there may be potential conflicts between different communities

Early engagement with host communities is essential, and ensuring that they see benefit from 
the resettlement (e.g. in the upgrade of shared services and infrastructure; contracting 
opportunities; project employment & benefits)

Formal and informal interaction between host communities and resettlers should be planned 
and encouraged

Preliminary identification of resettlement sites and initial designs will necessarily be based on 
ongoing stakeholder engagement and baseline data survey efforts

Following the initial design stage, consultations should be undertaken with communities as 
part of the ongoing stakeholder engagement and negotiations process (Negotiations is 
considered in Part 11 of this Series)

Consultations also need to take place with national, regional and local authorities (as 
applicable)

In addition to informal consultations, the project needs to understand and follow any statutory 
approval process relating to urban planning and building regulations



Security of Tenure

Improved security of tenure can be a valuable outcome of resettlement processes

In many jurisdictions this can be a lengthy process and projects should plan for this well in 
advance

At the very least, it should be agreed with all stakeholders that moves can occur in advance 
of property registration, to avoid lengthy delays and uncertainty for communities

You can also find an in-depth treatment of all these topics in Land Access and 
Resettlement: A Guide to Best Practice (Reddy, Smyth, Steyn), available from Green 
Leaf Publishing: www.greenleaf-publishing.com/land-access-and-resettlement

If there is a resettlement related topic you would particularly like to see discussed 
in this Series, you can also email us your suggestions at info@steynreddy.com

Ensure you are signed up at www.steynreddy.com to receive all 
our Insight Series

Part 13 of this Series will deal with Physical Resettlement Implementation, while Part 
17 will discuss the issues surrounding Sign-Off on Entitlements, Moves of 
Households, and Follow-Up with Resettled Households


