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DEFINITIONS  
 

òAffordable housingó ð a ffordability is a function of context. The national government determines 

that the GAP market (those households who should be targeted for affordable housing provision) 

refers to households earning less than R22  000 per month. The Cityõs Human Settlements Strategy 

(HSS) recognises that nominal indicator, whilst maintaining that affordability fluctuates depend ing 

on the context in which housing is available; and that it would never be targeted at the highest -

earning income group of t hat context, and for this reason the Integrated Human Settlements 

Sector Plan (IHSSP) will lean on the same definition.  

òBackyarderó refers to a person occupying a backyard residential unit under some type of rental 

agreement with the main homeowner or Ci ty tenant, which may or may not include monetary 

payment for the right to occupy the unit, and may or may not be set out in a formal written 

agreement. The backyard unit is a structure constructed of any material, intended or used for 

human habitation, on the same residential property as a main dwelling, built according to 

approved plans (formal) or no approved plans (informal backyard), and is therefore not 

categorised as an informal settlement.  

òBeneficiaryó means an applicant, together with spouse/partne r and dependants, who was 

selected for a housing project in accordance with the Allocation Policy: Housing Opportunities 

and was approved by the provincial Department of Human Settlements and registered on the 

housing subsidy system for a housing subsidy.  

òBreaking New Ground (BNG) housingó refers to housing developed in terms of the Integrated 

Residential Development Programme (IRDP), which is fully funded by the state for qualifying 

persons via national housing grants. This housing typology is an ownershi p tenure model.  

òGAP housing/market ó refers to the shortfall or ôgapõ in the market between residential units 

supplied by the state and houses delivered by the private sector. The GAP housing market 

typically comprises households that  earn between R3  501 and R22 000 per month, and do not 

qualify for a full housing subsidy. However, these households are eligible for a range of partial 

housing subsidies and programmes.  

òGreenfields Projectó refers to a project occupying a Greenfields site or vacant land on which 

there is no pre -existing, legal occupants, and for which the City has discretion to select 

beneficiaries, provided they are eligible for the subsidy.   

òHousing opportunityó refers to either a serviced site or a serviced site with a top structure offered 

to qualifying beneficiaries, and the tenure may be for ownership or rental.  

òInfill housingó means the development of vacant or underutilised land parcels within existing 

urb an areas that are already largely developed.  

òInformal settlement ó refers to an unplanned settlement on land that has not been surveyed or 

proclaimed as residential, consisting mainly of informal dwellings (shacks), and is characterised by 
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informality; ina ppropriate locations; restricted public and private sector investment; poverty and 

vulnerability; and social,  environmental and climate change stress.  

òMonthly household incomeó means the joint gross monthly income of the applicant and/or 

his/her spouse or  partner to be considered for eligibility of a housing opportunity.  

òResilienceó means the capacity of individuals, communities, institutions, businesses, and 

environmental, economic, or social systems in a city to survive, overcome, adapt, grow and thrive , 

despite chronic stresses and acute shocks they experience.  

òSecurity of tenureó refers to the assurance that a person/household is legally recognised in/on 

the property they occupy.  

òServiced siteó refers to a plot or site demarcated in a general plan w ith individual municipal 

service connections, i.e. water and sanitation, which is usually funded by grant funding.  

òTop structureó means a house that is constructed of brick and mortar or any nationally approved 

alternative building material.  

òWell-locatedó refers to land that is in close proximity to economic opportunities, transport nodes, 

and social facilities. 
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1. LEGISLATIVE AND POLICY CONTEXT 
 

1.1. INTRODUCTION  

The Housing Act, Act 107 of 1997 requires that all municipalities must plan to facilitate the delivery 

of housing opportunities as part of their overall plan for their municipality. The aim of the Integrated 

Human Settlements Sector Plan (IHSSP) is therefore to outline the City of Cape Townõs 

implementatio n plan in providing for the housing needs of its steadily growing and increasingly 

urbanised population. This plan outlines the vision and strategies of the City towards urban 

development and place -making through housing provision, and is an informant for the 2022/23 -

2026/27 Integrated Development Plan (IDP).  

 

This document considers the context in which the Human Settlements Directorate implements 

interventions to develop and enable affordable housing. This includes the legal and policy 

framework governing  what is permissible for the directorateõs interventions, as well as an analysis 

of Cape Townõs population and household indicators, and an analysis of the Cityõs residential 

housing market highlighting key trends and delivery gaps that the directorate sho uld consider 

when planning for the short, medium and long term.  
 

Key strategic challenges that affect the Cityõs integrated human settlements planning are 

highlighted, along with key spatial considerations for future human settlements interventions, and 

transversal touch points with other City directorates. Based on the  contextual analysis, a proposed 

strategic intent is outlined with key objectives for the Human Settlements Directorate ð in particular 

within the five -year IDP cycle. The strategic response to this is then highlighted, showing how the 

City of Cape Townõs Human Settlements Directorate will implement interventions to meet the 

identified objectives.  
 

Important note:  The IHSSP primarily focuses on developing and enabling integrated human 

settlements for households that earn a monthly income of R22  000 and below ð in line with the 

National Human Settlements Policy Framework and National Housing Code programmes.  
 

1.2. APPROACH AND METHODOLOGY  

The IHSSP is being developed as a component of the IDP and the Cityõs Strategic Management 

Framework (SMF). The SMF is aimed at integrating strategic planning activities and products across 

the City of Cape Town in order to bring together a holistic, shared strategy that will enable 

integrated decision making and resource allocation. The development of the IHSSP will therefor e 

not only comply with the requirements of the Housing Act in terms of which municipalities are 

obliged to facilitate the delivery of housing opportunities as part of their municipal plans, but will 

also create credible capital pipelines and operational mo dels for human settlements 

development within the City of Cape Town.  
 

This plan outlines the contribution of Human Settlements to the City of Cape Townõs five-year IDP 

for 2022/23 -2026/27.  
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1.3. INTERNATIONAL AND NATIONAL FRAMEWORK 

The following legislation and  policy frameworks guide the development of integrated sustainable 

human settlements.  

1.3.1. The Constitution  of the Republic of South Africa, 1996  
 

The City has a constitutional mandate, together with provincial and national government , to 

ensure that the right of access to adequate housing for all its citizens is realised. Section 26 of the 

Constitution states that:   

¶ Everyone has a right to have access to adequate housing.  

¶ The state must take reasonable legislative and other measures  within its available 

resources to achieve the progressive realisation of this right.  

¶ No one may be evicted from their home or have their home demolished without an order 

of court made after considering all the relevant circumstances. No legislation may p ermit 

arbitrary evictions.  
 

The Constitution further describes that a municipality must strive òwithin its financial and 

administrative capacityó to achieve the following objectives of local government: 

¶ To provide democratic and accountable government for local communities;  

¶ To ensure the provision of services to communities in a sustainable manner;  

¶ To promote social and economic development;  

¶ To promote a safe and healthy environment; and  

¶ To encourage the involvement of communities and community organisa tions in the 

matters of local government.  

 

Sections 24 (the right to an environment that is not harmful to health or wellbeing), 25 (the right to 

property), and 27 (the right to clean water) contain other embedded rights that are taken into 

account when considering the regulatory landscape for prov iding adequate housing within Cape 

Town.  

 

1.3.2. The Housing Act  

The Housing Act, Act  107 of 1997 , supports the aims and goals of the Constitution and provides 

the mandate of the national Department of Human Settlements (NDoHS). The Act provides for the 

facilita tion of a sustainable housing development process and further lays down general principles 

applicable to housing development in all spheres of government, including defining the functions 

of national, provincial and local governments in respect of housing development. Section 2 of the 

Housing Act compels all three spheres of government to give priority to the needs of the poor in 

respect of housing development.  

 

It gives the City the responsibility for primary development (major housing development), sets out  

pro -poor policies , and advises on how to achieve sustainability, integration, consultation, good 

governance, empowerment, equity and the optimal use of resources. Section 9(1)(f) of the Act 
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requires the City òas part of the municipalityõs process of integrated development planning, [to] 

take all reasonable and necessary steps within the framework of national and provincial housing 

legislation and policy to initiate, plan, coordinate, facilitate, promote and enable appropriate 

housing development in it s area of jurisdictionó. 

 

The NDoHS formulated the Housing Amendment Act, Act 4 of 2001 in addition to the principal Act 

to give greater impetus to both the letter and spirit of section 156 of the Constitution. These 

amendments provide a legislative basis for:  

¶ assigning the housing function to municipalities where appropriate; and  

¶ compelling national and provincial government bodies to build the capacity of 

municipalities in order to facilitate assignments that are under consideration.  

 

1.3.3. Prevention of Illega l Eviction from and Unlawful Occupation of 

Land Act  
 

The Prevention of Illegal Eviction from and Unlawful Occupation of Land Act, Act 19 of 1998 , 

provides for the prohibition of unlawful eviction and further provides procedures for the eviction 

of unlawful occupiers of land or properties, including the repeal of the Prevention of Illegal 

Squatting Act, Act 52 of 1951. In the context of growing info rmal settlements and the prevalence 

of urban evictions and unlawful land occupation, it is therefore crucial that the City of Cape Town 

ensures that due legal processes are followed when people have unlawfully occupied land or 

buildings.  

 

1.3.4. Spatial Planning and Land Use Management Act  
 

The Spatial Planning and Land Use Management Act, Act 63 of 2013 (SPLUMA) , outlines guidelines 

for spatial planning and land use management in South Africa. It specifies the relationship 

between the spatial planning and the land use management system and other kinds of planning. 

It also ensures that the system of spatial plannin g and land use management promotes social and 

economic inclusion through spatial justice, spatial sustainability, spatial efficiency, spatial 

resilience and good administration.  

 

1.3.5. The National Housing Code  
 

The policy framework contained in the National Ho using Code flows from the Housing Act, and 

guides the Cityõs housing strategies and implementation parameters. The code sets out national 

governmentõs overall vision for housing in South Africa and provides guidelines on how to achieve 

it, and requires the City to conform to the policy parameters in order to access grant funding for 

human settlements. As such, it is a living document, enhanced as and whe n policy changes and 

evolves. The National Housing Code therefore contains key policy interventions that assist 

government in the implementation of sustainable human settlements and contains policy 

prescripts that should be applied by provinces and municip alities in the implementation of housing 

programmes. The national Department of Human Settlements has embarked on the overall review 

of its policy framework , which will result in the development of a Human Settlements Code. Future 
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iterations for this Secto r Plan will be informed by the Human Settlements Code once it is finali sed 

and promulgated.  

 

1.3.6. National Development Plan  
 

The National Development Plan (NDP) sets out a human settlements vision that, òby 2050, visible 

results from effectively coordinated spatial planning systems shall have transformed human 

settlements in South Africa into equitable and efficient spaces with citizens living in close proximity 

to work with access to social facilities and essenti al infrastructureó. The NDP aims to eliminate 

poverty and reduce inequality by 2030 and identifies the role different sectors of society need to 

play in reaching that goal. Chapter 8 sets out the plan for transforming human settlements, stating 

five spatia l principles for human settlement development, namely spatial justice; spatial 

sustainability; spatial resilience; spatial quality; and spatial efficiency. The implications of the NDP 

for human settlements relate to transforming previous spatial inequaliti es in the location and 

design of major future housing developments, as well as providing communities with a greater 

choice in housing solutions.  

 

The NDP also identifies the transition to a low -carbon economy and sustainable resource 

management as one of t en priority areas, with the imperative to develop regulations towards net 

zero buildings by 2030.  

 

1.3.7. National Medium -Term Strategic Framework (MTSF), 2019 ð 

2024 
 

The National Human Settlements MTSF serves as a prioritisation framework aimed at focusing all 

government efforts based on a set of programmes. It defines the strategic objectives and targets 

of government over the five -year term and is the frame of refere nce outlining the governmentõs 

main priorities for this period. The current target is to implement housing and human settlements 

transformation, social justice and spatial justice programmes in at least 94 priority development 

areas. The strategic focus of  human settlements includes:  

¶ Invest Human Settlements grants in priority development areas to promote spatial 

integration, transformation and consolidation.  

¶ Accelerate the upgrade of informal settlements to improve the living conditions of 

households.  

¶ Support the participation of low - and middle -income households in the residential property 

market.  

¶ Increased access to adequate housing through:  

o programmes for rental  

o programmes for ownership together with tenure consolidation  

o programmes to enhance access to affordable housing finance  

o increased access to basic services and other neighbourhood infrastructure  

¶ Strengthen consumer protection.  
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1.3.8. National Spatial Development Framework (NSDF) , 2050 
 

In terms of government policy, Chapter 8 of the NDP calls for the preparation of a ònational spatial 

development frameworkó. In terms of legislation, section 5(3)(a) of SPLUMA and sections 13(1) and 

(2) of the Act mandate the Minister to, òé after consultation with other organs of state and with 

the public, compile and p ublish a national spatial development frameworkó, and review it at least 

once every five years.  

 

The NSDF must, within the broader ôfamilyõ of strategic and sector plans of government: 

¶ target and direct all infrastructure investment and development spendin g decisions by 

national sector departments and state -owned entities (SOEs);  

¶ guide and align planning preparation, budgeting and implementation across spheres and 

between sectors of government; and  

¶ frame and coordinate provincial, regional and municipal spa tial development 

frameworks.  

 

1.3.9. The Integrated Urban Development Framework  
 

The Integrated Urban Development Framework (IUDF) is the government of South Africaõs policy 

position to guide the future growth and management of urban areas. This policy is coordinated 

by the Department of Cooperative Governance and Traditional Affairs (CoGTA) and it seeks to 

foster a shared understanding across government and society about how best to manage 

urbanisation and achieve the goals of economic development, job cre ation and improved living 

conditions. As such, the vision of the IUDF is to create liveable, safe, resource -efficient cities and 

towns that are socially integrated, economically inclusive and globally competitive, where 

residents actively participate in ur ban life.  

 

To achieve this transformative vision, four overall strategic goals are introduced:  

¶ Spatial integration : To forge new spatial forms in settlement, transport, social and 

economic areas.  

¶ Inclusion and access:  To ensure people have access to social  and economic services, 

opportunities and choices.  

¶ Growth:  To harness urban dynamism for inclusive, sustainable economic growth and 

development.  

¶ Governance:  To enhance the capacity of the state and its citizens to work together to 

achieve spatial and socia l integration.  

 

The abovementioned strategic goals inform the priority objectives of the nine policy levers 

identified in the IUDF, which are listed below:  
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Policy lever  Description  

LEVER ONE 

Integrated spatial planning  

Cities and towns that are spatially organised to guide investments 

that promote integrated social and economic development, 

resulting in a sustainable quality of life for all citizens.  

LEVER TWO 

Integrated transport and mobility  

Cities and towns where people can walk, cycle and use different 

transport modes to easily access economic opportunities, 

education institutions, health facilities and places of recreation.  

LEVER THREE 

Integrated sustainable human 

settlements  

Cities and towns that are spatially equal, integrated and multi -

functional and in which settlements are well connected to 

essential and social services, as well as to areas of work 

opportunities.  

LEVER FOUR 

Integrated urban infrastructure  

Cities and towns that have transitioned from traditional 

approaches to resource -efficient infrastructure systems, which 

provide for both universal access and more inclusive economic 

growth.  

LEVER FIVE 

Efficient land governance and 

management  

Cities and towns that grow through investments in land and 

property, providing income for municipalities that allow further 

investments in infrastructure and services, resulting in inclusive, 

multifunctional urban spaces.  

LEVER SIX 

Inclusive economic development  

Cities and towns that are dynamic and efficient, foster 

entrepreneurialism and inn ovation, sustain livelihoods, enable 

economic growth, and generate the tax base needed to sustain 

and expand public services and amenities.  

LEVER SEVEN 

Empowered active communities  

Cities and towns that are home to socially and culturally diverse 

citizens  who are actively involved in city life and committed to 

making South Africa work.  

LEVER EIGHT 

Effective urban governance  

Cities and towns that have the necessary institutional, fiscal and 

planning capabilities to build inclusive, resilient and liveable urban 

spaces.  

LEVER NINE 

Sustainable finances  

Cities and towns that are supported by a fiscal framework that 

acknowledges the development potential and pressures of urban 

spaces, manage their finances effectively and efficiently, and are 

able to access th e necessary resources and partnerships for 

inclusive urban growth.  
 

Table 1: Integrated Urban Development Framework policy levers  

 

1.3.10. Sustainable Development Goals  

The Sustainable Development Goals (SDGs), also known as the Global Goals, were adopted by 

all United Nations Member States (including South Africa) in 2015 as a universal call to action to 

end poverty, protect the planet and ensure that all people enjoy peace and prosperity by 2030.  

Seventeen SDGs are identified, all of which are integrated as they  recognise that action in one 

area will affect outcomes in others, and that development must balance social, economic and 

environmental sustainability.  
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After the realisation that in 2008, for the first time in history, the global urban population 

outnumber ed the rural population and that predictions indicate that two -thirds of the world 

population will be living in urban areas by 2015, it was time to call for a new ôurban millenniumõ. 

With more than half of humankind living in cities and the number of urban  residents growing by 

nearly 73 million every year, it is estimated that urban areas account for 70 per cent of the worldõs 

gross domestic product and have therefore generated economic growth and prosperity for 

many.  

In an attempt to address the important topic of sustainable cities and human settlements, a stand -

alone sustainable development goal on cities and urban development was included in the 2030 

Agenda, namely Sustainable Development Goal 11: ôMake cities and human settlements 

inclusive, safe, resilient and sustainableõ. Notwithstanding the importance of SDG 11, there are a 

number of other SDGs that are also relevant for the reali sation of integrated sustainable human 

settlements including:  

SDG 1: No Poverty  

SDG 3: Good health and wellbeing  

SDG 6: Clean water and sanitation  

SDG 9: Industry, innovation and infrastructure  

SDG 15: Life and land  

ôPromoting sustainable human settlements developmentõ is also the subject of Chapter 7 of 

Agenda 21, which calls for:  

¶ providing adequate shelter for all;  

¶ improving human settlements management;  

¶ promoting sustainable land use planning and management;  

¶ promoting the integrated provision of environmental infrastructure: water, sanitation, 

drainage and solid waste management;  

¶ promoting sustainable energy and tra nsport systems in human settlements;  

¶ promoting human settlements planning and management in disaster -prone areas;  

¶ promoting sustainable construction industry activities; and  

¶ promoting  human resource development and capacity -building for human settlements 

development.  

 

1.3.11. Other legislation  
 

Other enactments that influence housing development and administration include the following:  

Å The Division of Revenue Act (annual Act)  

Å The Municipal Finance Management Act, Act 56 of 2003  

Å The Rental Housing Act, Act 50 of 1999  
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Å The Consumer Protection Act, Act 68 of 2008  

Å The Social Housing Act, Act 16 of 2008  

Å The Housing Development Agency Act, Act 23 of 2008  

Å The National Environmental Management Act, A ct 107 of 1998, as amended  

Å The Sectional Titles Schemes Management Act, Act 8 of 2011   

Å National Home Builders Regulations and Building Standards Act, Act 103 of 1977  

Å Municipal Finance Management Act, Act 56 of 2003  

Å Home Loan and Mortgage Disclosure Act, Ac t 63 of 2000  

Å Climate Change Bill, 2021  

Å Part X of the regulations published under section 17(1) of the National Building Regulations 

and Building Standards Act, Act 103 of 1977  

1.4. PROVINCIAL FRAMEWORK 

1.4.1. OneCape 2040, 2012  
 

OneCape 2040 is an economic vision and strategy process for the Western Cape region. It aims 

to ensure an integrated approach to economic development and job creation that seeks to set 

a common direction to guide planning and action, and to promote a common commitment and 

accountability to sust ained long -term progress. As such, OneCape 2040 is a plan that 

recommends a range of actions for all stakeholders, including all three spheres of government, 

the private sector, knowledge institutions and civil society.  
 

 

1.4.2. Provincial Strategic Plan, 2019 ð 2024 
 

The WCGõs Department of the Premier has identified five strategic vision -inspired priority themes 

to achieve its vision of ôa safe Western Cape where everyone prospersõ. These themes are: 

¶ Safe and cohesive communities;  

¶ Growth and jobs;  

¶ Empowering people;  

¶ Mobility and spatial transformation; and  

¶ Innovation and culture.  

 

As a metropolitan c ity within the Western Cape p rovince, it is there fore  imperative to consider 

these priorities when planning for human settlements development. The Western Cape 

Department of Human Settlements has committed to play their role by responding to ôMobility 

and spatial transformationõ as well as ôSafe and cohesive communitiesõ by ensuring that planning 

for human settlement developments considers the safety of its beneficiaries within communities.  
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1.4.3. Western Cape Infrastructure Framework (WCIF), 2014  
 

The aim of the WCIF is to align the planning, delivery and management of infrastructure provided 

by all stakeholders, which includes national, provincial and local government, parastatals and the 

private sector. Although the Western Cape is well served with infrastructure, a large number of 

people live in poorly s erviced areas where low or very low levels of infrastructure are available. In 

terms of human settlements, the WCIF has identified the following priorities to address deficits and 

the provision of infrastructure:  

¶ Continue to provide basic services to achie ve national targets;  

¶ Diversify the housing programme, with greater emphasis on incremental options;  

¶ Integrate settlement development, prioritising public service facilities in previously 

neglected areas;  

¶ Improve energy efficiency in buildings through desig n standards;  

¶ Consolidate management of state land and property assets for optimal use;  

¶ Distribute health and education facilities equitably; and  

¶ Innovate in the waste sector to increase recycling and reuse, including the adoption of 

energy to waste -to -ener gy in the longer term.  

 

The desired shift in human settlements is towards a diversified housing programme, with more 

emphasis on incremental options, integrated settlement development and a range of 

occupancy (tenure) options, including social rental. The latter principles have b een considered 

within the Cityõs HSS.  

 

1.4.4.  Western Cape Inclusionary Housing Policy Framework  

In November 2022, the Western Cape Government approved the Inclusionary Housing Policy 

Framework. This policy framework will help municipalities in the Western Cape to facilitate the 

inclusion of more affordable housing units in developments in our urban centres. This will be done 

in partnership with the private sector, creating more opportunities for people to live in better 

locations.  The policy framewo rk explains what inclusionary housing is, how it can support spatial 

transformation, where it can be utilised in the province, what the processes to follow are, who is 

responsible for what, and what the various policy considerations are.  

 

1.5. CITY FRAMEWORK 

1.5.1. Integrated Development Plan (IDP)  
 

The IDP is the Cityõs key tool for dealing with the real issues of households and communities in a 

strategic, developmental and delivery -oriented way.  The IHSSP serves as an informant for the 

development of the Cityõs IDP. 
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The Cityõs current five-year IDP (2022/23 ð 2026/27) is premised on a vision of hope, thus aiming to 

create a prosperous, inclusive and healthy city where people can see their hopes of a better 

future for themselves, their children and their community b ecome a reality.   

 

To turn Cape Town into South Africaõs city of hope, the City must provide the foundation necessary 

to improve peopleõs life chances and restore hope in our cityõs and the countryõs future. We must 

use the public resources entrusted to us to co -create a cit y that is more caring, more inclusive, 

more prosperous, more united, more respectful, more safe and more free.  

 

The diagram below illustrates the six priority areas of the City over the next five years, which 

include, amongst others, housing and access to basic services. These six priorities will rest on three 

foundations essential to realise ôA City of Hopeõ. These foundational principles focus on the City to 

become more resilient, a more spatially and inclusive City and to be a capable and collaborative 

City government.  

 

Figure 1: The IDP strategic plan comprising priorities and foundations that support the vision of creating a 

City of Hope  

One of the key IDP priorities for the purposes of this sector plan is the housing priority that outlines 

two objectives, namely:  

Á Objective 7: Increased supply of affordable, well -located homes  

Á Objective 8: Safer, better -quality homes in informal settlements and backyards over time  
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The figure  below provides an overview of the commitments associated with the respective 

housing objectives and the programmes and/or initiatives that will give effect to these 

commitments.  

 

 
Figure 2: IDP housing objectives and programme  
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The IHSSP takes into consideration the latter priorities and foundational principles in respect of the 

commitments to mainstream basic service delivery to informal settlements and facilitate the 

development of affordable housing by public and private actor s in well-located areas of the c ity. 

The details of how these commitments will be implemented over the course of the next five years 

will be discussed in more detail in section 4 of this plan.  

 

1.5.2. Municipal Spatial Development Framework (MSDF ) 
 

The amended City of Cape Town spatial development frameworks , namely  the Municipal Spatial 

Development Framework (MSDF) and the integrated District Spatial Development Framework and 

Environmental Management Framework (DSDF -EMF) were  approved by Council on 26 January 

2023. These frameworks have been amended to reflect and incorporate update s from recently 

approved City strategies, the new realities and considerations brought about by COVID -19, 

demographics and land use projections, implications of rapid urba nisation in land, housing and 

service delivery issues, public transport challenges (road and  rail ð rail in particular), environmental 

considerations and long -term sustainability and resilience of the c ity and the updated policy 

environment.  

 

The amendment of the MSDF is a legislative requirement in terms of the Spatial Planning and Land 

Use Management Act, Act 16 of 2013 (SPLUMA); the Land Use Planning Act, Act 3 of 2014 (LUPA); 

and the Cape Town Municipal Planning By -law , 2015 (MPBL). The DSDFs are reviewed in 

accordance  with  the MPBL, and the EMFs are prepared in accordance with the National 

Environment al  Management Act (NEMA) Environmental Management Framework Regulations, 

2010. 

 

The MSDF is prepared as part of the Cityõs five -year Integrate d Development Plan (IDP) in 

accordance with the provisions of the Municipal Systems Act, Act 32 of 2000  (MSA). The MSDF 

translates the vision and strategy of the IDP to establish a framework for long -term growth and 

development , inclusive of a spatial visi on, policy parameters and development priorities that 

support a future spatial form and structure of the c ity.  

 

The integrated District Spatial Development Framework and Environmental Management 

Framework (DSDF-EMF) translate s the MSDF vision and policy objectives into district and subdistrict 

level detail and give s greater expression to the strategies, proposals and transformation focus of 

the MSDF. By integrating the EMF with the DSDF (as was done in 2012, but updated and fur ther 

integrated in 2023), a single integrated policy document for land use and environmental planning 

decision has been achieved.  The integrated DSDF -EMF provides a 'one -stop -shop' set of guidelines 

for land use planning and environmental decision making, removing conflicts and duplications.  

 

The strategic goals and proposals of the MSDF and DSDF -EMF are guided by the vision set out in 

the new term -of -office IDP 2022 - 2027 of making Cape Town a City of Hope. This vision provides a 

shared purpose, direction,  inspiration and motivation for decision makers, leaders and residents of 

Cape Town to work together to attain it. From a spatial perspective, the City aims to achieve this 

vision by creating an equitable and sustainable city. The vision supports the Cityõs spatial 

transformation objectives to better serve all residents and businesses. It recognises the historical 
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challenges and constraints faced by the City and opportunities the City can capitalise on  towards 

achieving this goal  including;  

¶ working in partn ership with the private and public sector;  

¶ addressing spatial injustice and inequality and avoiding the creation of new structural 

imbalances in the delivery of services or the availability of economic and residential 

opportunities; and  

¶ meeting sustainabil ity obligations while responding to social, economic, climate and resource 

shocks and stresses.  

 

The Cityõs spatial vision, as set out in the MSDF and DSDF-EMF, is supported and enabled by three 

specific spatial strategies. These are embedded in the IDP fo undation of: A more spatially 

integrated and inclusive city. The three spatial strategies underpinning this foundation are  

 

¶ Spatial strategy 1: Plan for economic growth, and improve access to economic opportunities.  

¶ Spatial strategy 2: Manage urban growth , and create a balance between urban 

development, food security and environmental protection.  

¶ Spatial strategy 3: Building an inclusive, integrated, vibrant and healthy city.  

 

The three spatial strategies serve to direct decision  making that is binding on the City and must be 

used to inform the Cityõs capital budget expenditure to give effect to the implementation of the 

Cityõs MSDF.  

 

 

Figure 3: MSDF 2023 spatial strategies  

 

1.5.3. Comprehensive Integrated Transport Plan  
 

The Comprehensive Integrated Transport Plan (CITP)  defines the strategy to deliver, operate and 

fund integrated, intermodal and interoperable transport and its related infrastructure (road, 

stormwater, bridge and rail networks), facilities and systems within t he c ity. The CITP 2023 ð 2028 

was approved by Council on 25 May 2023 to ensure alignment with the new term -of -office IDP 

cycle and MSDF and details the Cityõs intent to: 
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¶ create an integrated transport system;  

¶ address spatial integration to improve the su stainability and efficiency of public transport 

services;  

¶ lower the cost of travelling; and  

¶ reduce commuting time for residents.  

 

The CITP takes into account the current and future state of public transport, such as:  
 

¶ the collapse of passenger rail;  

¶ the impact of the COVID -19 pandemic and remote working on commuter demand and 

longer -term travel patterns; and  

¶ climate change.  

 

Furthermore, it provides a detailed analysis of priorities, proposed expenditure over the medium 

term and responses to longer -term systemic challenges, including:  

 

¶ a growing travel demand from people with a small disposable income;  

¶ long travelling distan ces between lower -income areas and places of work and 

opportunities;  

¶ a failing passenger rail system;  

¶ poor integration between different modes of public transport under different 

management authorities or spheres of government;  

¶ inefficiencies in the min ibus-taxi sector and MyCiTi bus service; and  

¶ maintenance backlog related to the cityõs road network, missing road links and traffic 

signal upgrades needed to improve traffic flow.  

 

 

1.5.4. The Inclusive Economic Growth Strategy  
 

The Inclusive Economic Growth Strategy is a fundamental lever in attaining the opportunity city 

and inclusive city strategic focus areas. In particular, it focuses on positioning Cape Town as a 

forward -looking, globally competitive city through the ease -of -business programme, the busin ess 

brand programme, the economic development and growth programme as well as the 

partnership development programme. It also covers economic inclusion with a focus on skills 

development, as well as building integrated communities.  

 

1.5.5. The Social Development S trategy  
 

The Social Development Strategy was crafted with the intent to improve and enhance the quality 

of life of all people, especially the poor and marginalised. This strategy therefore focuses on 

addressing poverty, inequality and social ills, while enabling pe ople to participate in their own 

development, thus aligning with the strategic focus areas of the IDP, namely opportunity and 

inclusive city. The Human Settlement Directorate will as far as possible align its interventions/plans 

with these principles.  
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1.5.6. Cap e Town Water Strategy  
 

The Cape Town Water Strategy sets the c ity on a course towards a future in which there will be 

sufficient water for all, and which is resilient to the possible impacts of climate change through 

focused interventions such as facilitat ing safe access to basic water and sanitation for all residents, 

in particular residents within the informal settlements.  

 

Although the provision of water and sanitation is not the core function of Human Settlements, it is 

imperative that the intervention s and plans set out within the IHSSP are closely aligned with the 

principles of the Water Strategy.   

 

1.5.7. The Cape Town Resilience Strategy  
 

In August 2019, Council approved its first Resilience Strategy to ensure that Cape Town is able to 

survive and thrive in the event of possible challenges. Resilience is the ability of individuals, 

communities, institutions, businesses and systems in a city to survive, adapt and thrive, no matter 

the kinds of chronic stresses and acute shocks they experience. The Resilienc e Strategy is based 

on five pillars that will be incorporated through the various interventions set out in this IHSSP. The 

five pillars are illustrated in the table below:  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 2: Five pillars of the City of Cape Townõs Resilience Strategy 

 

1.5.8. Cityõs climate change commitments  

 

1.5.8.1. Development of a Climate Change Strategy in 2020  

In 2017, Council adopted the first City of Cape Town Climate Change Policy. This policy followed 

approximately fifteen years of work on both climate change mitigation and adaptation, and 

several previous action plans. The adoption of the Climate Change Pol icy in 2017 was an 

Pillar one  
A compassionate, 

holistically healthy city  

Feeling welcome, safe and accepted in our 

city.  

Pillar two  
A connected, climate -

adaptive city  

Working together to create place -based 

response.  

Pillar three  
A capable, job -

creating city  

Turning resource constraints and the 

challenges of rapidly evolving technology 

into new opportunities.  

Pillar four  
A collectively shock -

ready city  

Preparing for, responding to, and 

recovering from disasters.  

Pillar five  
A collaborative, 

forward -looking City  

Working collaboratively to mainstream 

applications of resilience.  
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important milestone, marking the point at which it was recognised that climate change is a 

significant threat to Cape Town and thus required a dedicated policy and strategy approach.  

 

In 2019, the City of Cape Town Climate Change Policy  was reviewed and it was determined that 

the policy should be upgraded to a strategy in order to ensure that climate change is addressed 

and integrated at the highest level within the organisation. This strategy therefore builds on the 

commitments of the 2 017 Climate Change Policy and includes new commitments and a more 

ambitious programme of action.  This includes achieving ôembedded sustainabilityõ through the 

retention, restoration, expansion and optimisation of green infrastructure such as green open 

spaces within housing developments and nature -based solutions (NbS) for infrastructure, etc. The 

Climate Change Strategy was approved by Council in 2021. To facilitate the implementation 

thereof, a Climate Change Action Plan was developed that sets out the various actions to give 

effect to the strategyõs objections and the responsible role-players.  

 
 

1.5.8.2. C40 Deadline 2020 commitment, which includes a commitment to carbon neutrality by 

 2050 

The City of Cape Town is a member of C40 ð a global climate change leadership network aimed 

at promoting climate change response action at the local government level. Cape Town, along 

with three other metropolitan municipalities in South Africa and a wide range of major cities 

worldwide, is part of the C40õs Deadline 2020 programme, which aims to put cities on track to 

meet the goals of the Paris Agreement and ac hieve carbon neutrality and climate resilience by 

2050. This requires having a climate action plan in place, which in the City of Cape Townõs case 

also serves as the implementation plan of its new Climate Change Strategy. Cape Town also has 

an important ro le to play in helping South Africa meet its nationally determined contributions in 

terms of the Paris Agreement. The mitigation component of this commitment is far more ambitious 

than the Cityõs previous set of carbon emission reduction targets, the Energy2040 Goal, it is 

replacing, which had an overall goal of 37% emission reduction relative to baseline by 2040, which 

effectively translated to stable annual emissions over the period.  

 

1.5.8.3. Net -zero carbon buildings commitment  

The carbon neutrality com ponent of the Deadline 2020 commitment includes a parallel 

commitment supported by its own programme that the City joined in 2018, named the C40 South 

Africa New Buildings Programme. The strategic objective of this programme is to accelerate the 

developmen t and implementation of transformational energy efficiency policies and 

programmes, working towards zero carbon performance for new buildings in South African cities 

by 2020, and to share the lessons widely across C40 city networks. Through the programme, the 

City is committed to accelerating transformative climate action by delivering carbon neutrality 

for all new buildings by 2030.  

 

In addition, the City is a signatory to the Net Zero Carbon Buildings Declaration. By signing this 

declaration, the City commits to net zero carbon performance of all new buildings citywide by 

2030 and to pursuing the retrofit of existing buildings to be n et carbon zero by 2050. In its own 
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operations, the City commits to ensuring that all new facilities owned, occupied and developed 

by the municipality are net zero carbon in operation by 2030, and that to the extent possible the 

same is true for existing fa cilities. To meet these commitments, the City (through the C40 SA New 

Building Programme) is looking to introduce legislative measures that establish the minimum 

energy efficiency requirements of buildings and that require renewable energy systems of 

adequ ate capacity to achieve net zero carbon buildings.  

1.6. PARTNERS  

Intergovernmental relations are vital, as the various spheres of government are required to work 

together to realise the vision of a Cape Town in which all are cared for and able to prosper. 

Although relationships have been fostered with various spheres of government and government 

departments, there is room for improvement. The following intergovernmental stakeholders are 

vital for the development of integrated human settlements.  

 

National go vernment  National Department of Human Settlements, Water and Sanitation  

National Treasury  

National Department of Public Works  

National Housing Finance Corporation  

Provincial government  Western Cape Department of Infrastructure  

Western Cape Department of Environmental Affairs and Development 

Planning  

Western Cape Department of Social Development  

Western Cape Education Department  

Regulators  Social Housing Regulatory Authority  

National Home Builders Registration Council  

State-owned enterprises  PRASA 

Transnet 

Housing Development Agency  

 

Table 3: Intergovernmental stakeholders  

 

Recognising that it cannot achieve its vision on its own, the directorate continues to seek 

opportunities to foster additional relationships and collaborations to enhance and improve its 

services to the community.  

 

Professional 

associations  

South African Local Government Association  

Social Housing Institutions (SHIs) and Other Development Agents (ODAs)  

Council for the Built Environment  

Western Cape Property Development Forum and broader development industry  

Financial Sector Transformation Council  

Civil society  NGOs 

CBOs 

Academia  

Targeted communities for project -related engagement  

 

Table 4: Private and civil society stakeholders  
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Internal relationships are equally important, and the directorate relies on the Cityõs various service 

departments to contribute both directly and indirectly to the success of its endeavours.  
 

 

City of Cape Town line directorates 

and departments  

Finance  

Spatial Planning and Environment  

Community Services and Health  

Corporate Services  

Economic Growth   

Urban Mobility  

Water and Sanitation  

Urban Waste Management  

Energy  

Safety and Security  

Future Planning and Resilience  

 
Table 5: Internal stakeholders  

 

2. CONTEXTUAL ANALYSIS  

2.1. HIGH-LEVEL ASSUMPTIONS 

This IHSSP responds to certain high -level assumptions detailed in the analysis below. These 

assumptions include:  

 

Å Housing demand will outstrip the supply (by both state and private sector) of formal 

housing . 

Å While ownership is important for household wealth generation, rental housing enables the 

mobility of younger urban populations, and is a vital tenure option for the many households 

that  are unable to afford ownership options.  

Å A post -COVID -19 decrease in household employment and income levels will lead to more 

pressure on the state to provide housing and basic services.  

Å A post -COVID -19 fiscal decline will lead to increased pressure on grant funding for human 

settlements, meaning that innovatio n in human settlements interventions will be required , 

considering limited grant funding.  

Å National grant funding is likely to continue to shift away from BNG subsidised houses 

towards a focus on upgrading informal settlements, as is notable in the creation  of the 

dedicated national grant for the upgrade of informal settlements.  

Å Informality will increase: An estimated 53% of all new  dwellings per annum between 2020 

and 2040 are projected to be informal (informal main dwelling ð 26,5%, informal additional 

dwe lling ð 19.7%, and multi -residential informal boarding houses ð 6,8%). 

Å Unlawful occupation of land is likely to continue in line with socio -economic trends.  
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Å The private sector will become critical to the delivery of affordable housing. This will open 

up op tions for public -private partnerships and the testing of mixed -market, mixed -use 

models.  

Å Frequency and intensity of extreme weather patterns will increase between 2020 and 2040 

as a result of climate change, putting those living in informal dwellings parti cularly at risk.  

Å Location of households experiencing socio -economic vulnerability will remain relatively 

static (although private sector trends, both in the informal and formal sectors, could have 

local impacts).  
 

2.2. DEMOGRAPHIC AND HOUSEHOLD DEMAND ASSESSMENT 
 

It is important for the Human Settlements Directorate to first reflect on the cityõs current context, 

including its demographics, household demands and housing market trends before crafting 

adequate plans and interventions towards developing  integrated sustainable human settlements 

within the City of Cape Town. This section therefore provides a high -level assessment of the City of 

Cape Town context as it relates to population/household indicators, socio -economic trends, 

property trends, housi ng demand indicators and national grant funding trends.  

 

2.2.1. Impact of urbanisation  
 

Nationwide, more than two -thirds of those living in South Africa reside in urban areas. The South 

African population is expected to increase by an additional 19 to 24 million people by 2050, most 

of whom will reside in urban towns and cities. In the Western Cape, 72% of the population growth 

will occur in city regions, including Cape Town. This will place significant additional strain on 

municipal infrastructure and ser vice delivery and will likely be exacerbated by the fact that the 

majority of these new urban residents will be poor. 1 

 

As urbanisation and population growth are inevitable, it requires a proactive and sustainable 

response to address the challenges and opportunities that urbanisation presents,  including to 

improve the living environment, climate resilience and the overall health and wellbeing of residents 

and communities. Critical to this is embracing informality as a current and future reality. There ar e 

simply not enough state resources to provide housing to all who need it. Accepting informality 2 

opens up the space to implement innovative responses that can upscale the delivery of housing 

and integrated human settlements by all actors within the human settlements environment.  

 

All spheres of government and sectors of society also need to recognise from the outset that 

urbanisation is not a challenge that can be addressed by an individual organ of state; instead, what 

is needed is strong collaboration a mong local, provincial and national government departments, 

as well as between the public and private sector. If proactively designed and planned, and properly 

                                                           
1 State of Cape Town Report, 2022  
2 This is one of the new strategic shifts identified in the Human Settlements Strategy that was approved b y the City 

Council in 2021. More details on this will be highlighted below.  
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managed, urbanisation can offer opportunities for growth, social inclusion, the building of 

sustainable resource -efficient and climate -resilient communities and human settlements.  

 
 

2.2.2. Population and household indicators  
 

As at 2022, Cape Town had an estimated population of 4 772  846, which amounted to an 

estimated 1 452 845  households.  

 

Issue  Number  

Population estimate (2022)   4 772 846 

Households estimate (2022)   1 452 845 

Household size (2016)   3,3  

Table 6: Cape Town population figures   

Source: Stats SA 2022 Census 

 

These households are living in different housing circumstances. The housing circumstances of 

households as at 2016 show that some 17,6% of households lived in informal dwellings, compared 

to 81,6% in formal dwellings. However, the 2020 General Household Survey (GHS) from Stats SA 

estimated an increasing percentage (17 ,9% on average over 2019 to 2022) 3 of households in 

Cape Town reporting that they reside in informal dwellings 4.  

 

Dwelling type  Number  Percentage  

Formal dwelling  1 032 497 81,6% 

Informal structure in backyard       77 634   6,1% 

Informal structure NOT in backyard     145 286 11,5% 

Other (includes traditional, caravan and tent)         9 229   0,8% 

Unknown            203      0% 

Total  1 264 849 100% 

 

Table 7: Cape Town dwelling type statistics   

Source: Stats SA Community Survey 2016 

 

The majority of households in Cape Town (68,7%) owned their dwelling (whether this was fully paid 

off or not), and 18,1% rented their dwelling  as per the Stats SA Community Survey 2016.  

 

 

 

 

 

 

                                                           
3 An average is used as the sample size for the 2020 and 2021 GHS was smaller than in previous years, and could impact 

on the statistical findings. The smaller sample size was due to the pandemic, where survey field work was a challenge.  
4 More information is expected to be available during 2023 after the Census 2022.  
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Tenure status  Number  Percentage  

Owned and fully paid off  663 728 53% 

Owned but not yet paid off  204 956 16% 

Rented from private individual  186 399 15% 

Rented from other (including municipality and SHIs)    43 344   3% 

Occupied rent  free  109 558   9% 

Other    45 939   4% 

Total  590 196 100% 

 

Table 8: Cape Town tenure status 2016   

Source: Stats SA Community Survey 2016  

 

2.2.3. Household income and housing opportunities  
 

Using the average of 2019 and 2022 GHS  data, an estimated 22% of households earned R3 500 or 

less, while 32% of households in Cape Town were estimated to earn an income between R3 501 

and R10  000 per month, and 18% a monthly income between R10  001 and R22  0005. This IHSSP will 

focus on the income brackets of R22 000 and below (estimated at 72% of households in Ca pe 

Town) in the strategic response to human settlements challenges. (Refer to figure 4 below.)  

 
 

Figure 4: Distribution of Cape Town monthly household income in rands (average 2019 to 2022)  

 

                                                           
5 The income data take both 2019, 2020 and 2021 into consideration, meaning the COVID -19 pandemic is to some 

degree taken into consideration. More data are  needed to understand the full impact. Unknown incomes were 

removed from the analysis.  



 

22 | P a g e  

 

Table 9 below illustrates the annual income for households living within the City of Cape Town 

based on 2016 data from the Stats SA Community Survey. It shows the proportion of households 

at varying income levels, which have been divided into three categor ies ð the low -, middle - and 

high -income brackets.  

 

Those in the low -income bracket have a monthly income of 0 ð R4 218, while those in the middle - 

and high -income brackets have a respective monthly income threshold of R4 218 ð R33 742, and 

R33 743 ð R269 934 and above.  

 

 
 

Table 9: Estimated annual income for households living within the City of Cape Town (2016): percentage by 

housing area and income brackets  

Source: Stats SA Community Survey 2016  

 

The table above indicates that approximately 63% of households in the Khayelitsha/Mitchells Plain 

district fall within the low -income bracket, of which 16,5% have no income. This is followed by the 

Cape Flats District, where approximately 51,1% fall within the low -income bracket, with some 13,8% 

of househol ds having no income. Accurate and regularly updated income statistics ð which 

remain a challenge for analysis ð together with an understanding of housing supply, are crucial to 

identifying the most appropriate housing interventions for differing income gro ups.  
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Table 10: Monthly household income (brackets and percentage average of 2019 and 2022 breakdown) 

and formal housing products by public and private sector  

 

The table above outlines the various formal public and private sector housing supply options, and 

highlights the proportion of households that could potentially qualify for each option. This table 

provides us with a notional understanding of the proportion of households that would qualify for a 

government -subsidised housing programme, or f or market -rate ownership or rental options based 

on their income alone.  
 

It should be noted that private sector rentals and sales options here refer to the ôtraditionalõ private 

sector market. There is a burgeoning small -scale rental sector being stimulated by micro - 

developers, which is leveraging RDP housing and/or formalising informal structures to create 

additional housing units. These units would be rented or sold at lower price ranges than the 

ôtraditionalõ private sector.  
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2.3. KEY ISSUES IDENTIFIED  

2.3.1. Socio -economic trends  
 

The following assumptions can be made based on Table 10 above.  

¶ Approximately 22% of the poorest households in Cape Town (R3 500 and below) would be 

almost completely reliant on formal state -subsidised housing opportunities for ownership 

opportunities, or on community residential units (CRUs) (0 ð R3 500) or social hou sing (R1 850 

ð R3 500) for rental opportunities. In light of the grant funding limits for ownership options, 

and limited new rental opportunities, it is likely that most households in this income bracket 

would reside in informal settlements, backyards and overcrowded conditions. Ensuring 

access to basic services remains vital for this income group. Enabling access to title deeds 

can unlock home ownership value for some in this income bracket.  

¶ The highest proportion of households (32%) fall into the lower G AP market of R3 501 ð R10 000. 

These households earn too much to qualify for a fully subsidised house, but too little to 

purchase a formal house in the ôtraditionalõ market (due to both cost of housing as well as 

difficulties in accessing end -user financin g). Those living in formal housing would most likely 

reside in rental housing (including CRUs and social housing). This income category is most 

likely to live in informal settlements and backyards, as well as rental accommodation from 

micro -developers or small -scale rental providers, as they do have the ability to pay rent. 

Rental housing is critical for this income group, due to the constraints related to formal 

ownership. The Upgrading of Informal Settlements Programme (UISP) and the provis ion of 

serviced sites as part of the IRDP would also be important for this income group as it provides 

tenure security and access to services.  

¶ Approximately 10% of households earn between R10 000 and R15 000, and would be able 

to afford both social housin g and some market -rate rentals. It is likely that this income 

group resides in formal housing. Purchasing houses or apartments remain challenging for 

this income group, due to issues of creditworthiness and access to end -user financing, and 

importantly due  to a lack of affordable housing products on the market. However, 

households closer to R15 000 may be able to purchase homes and would be eligible to 

utilise the First Home Finance Subsidy  ð formerly known as Finance -Linked Individual Subsidy 

Programme (FL ISP) ð  if this was their first home. Households earning R15  000 and below are 

now also eligible for Council rental housing based on the newly approved Council 

Allocation Policy: Housing Opportunities (2022). Incentivising the private sector to cater for 

this market is critical ð this includes releasing well -located City -owned land to the private 

sector for the development of affordable housing; the implementation of an Affordable 

Housing Policy, as well as the piloting of mixed -market models. Stimulating t he state -

subsided housing resale market could also contribute meaningfully to this market segment 

despite the limited direct influence the Human Settlements Directorate currently has on 

this market segment.  

¶ Approximately 8% of households earn between R15 001 and R22 000. These households are 

more likely to be able to qualify for a bond from the bank (if they are creditworthy), and 

subsequently a First Home Finance  subsidy to purchase a home. Private rentals also fulfil an 

important role for this income group, especially as rental housing provides households the 
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ability to be flexible and live closer to work opportunities. It is critical for the City to consider 

ince ntives for the private sector to cater to this market ð this includes releasing well -located 

City -owned land to the private sector for the development of affordable housing; the 

implementation of an Affordable  Housing Policy, as well as the piloting of mix ed -market 

models.  
 

While households who earn above R22 000 a month are outside of the IHSSPõs primary target, it is 

noted that just under a quarter of households (28%) are in this income bracket. This means that 

the City of Cape Town, and the state as a w hole, has to strategically enable or develop affordable 

housing opportunities that target the majority (72%) of households in Cape Town.  

 

2.3.2. Property market trends   
 

According to deeds registry data collated by the Centre of Affordable Housing Finance Africa, 

the City of Cape Town has a property market that is skewed towards the luxury market at 43% of 

all properties. In comparison, the entry and affordable markets tog ether make up 34% of all 

properties ð the lowest proportion out of all metro municipalities.  
 

Metro  Entry 

market  

R0-R300 000 

Affordable 

market  

R300 000-R600 000 

Conventional 

market  

R600 000-R900 000 

High -end market  

R900 000 ð 

R1,2 million  

Luxury market  

R1,2 million 

plus  

City of Cape Town  
 

16% 

(128 349)  

18% 

(138 075)  

13% 

(102 961)  

10% 

(79 026)  

43% 

(331 852)  

City of 

Johannesburg  

13% 

(105 773) 

25% 

(208 433) 

20% 

(168 353) 

11% 

(92 353) 

30% 

(249 448) 

City of Tshwane  24% 

(141 263) 

20% 

(118 425) 

16% 

(92 983) 

11% 

(65 395) 

28% 

(163 473) 

eThekwini  
 

18% 

(84 021) 

25% 

(116 390) 

21% 

(99 899) 

13% 

(61 138) 

22% 

(103 540) 

Ekurhuleni  19%  

(113 411) 

33% 

(202 368) 

17% 

(104 524) 

11% 

(68 472) 

19% 

(113 104) 

Nelson Mandela 

Bay 

40% 

(97 354) 

24% 

(57 661) 

13% 

(31 384) 

10% 

(23 207) 

13% 

(31 281) 

Buffalo City  30% 

(38 742) 

32% 

(42 199) 

13% 

(17 666) 

9% 

(11 391) 

16% 

(21 237) 

Mangaung   
 

57% 

(100 556) 

14% 

(24 243) 

11% 

(19 106) 

6% 

(10 768) 

12% 

(21 727) 

 

Table 11: Proportion and number of properties by market segment 6, 20217 

 

While these trends can be viewed as a positive sign of investment in the city, as well as a 

contributing factor to a financially sustainable city, they also indicate that the ownership of homes 

in the formal market is challenging for most households in Cape Town  due to a lack of affordable 

products in the market ð targeting the middle market as well as the entry market. The Cape Town 

housing market is reflective of higher land costs, which make the provision of affordable housing 

challenging.  

 

                                                           
6 As defined by the Centre for Affordable Housing Finance in Africa  
7 This utilises title deeds data, and covers transactions that have a bond on properties that appear on the deeds registry. 

Source:  http://housingfinanceafrica.org/documents/citymark -south -africa -eight -metro -municipalities -deeds -data -dashboard/   

http://housingfinanceafrica.org/documents/citymark-south-africa-eight-metro-municipalities-deeds-data-dashboard/
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This once again rei nforces the important role that rental housing plays in providing alternative 

housing options, while highlighting the importance of incentivising households at the bottom of 

the ownership ladder to realise the value of their houses, thus contributing to an  increase in 

products along the housing ladder. It also indicates the important role of micro -developers in 

providing alternative products that respond to the housing demand.   
 

 

2.3.3. Government and private sector housing supply  
 

The City Council -approved Human Settlements Strategy (HSS) outlines a ten -year projection (2018 -

2028) of housing demand for the City of Cape Town. Cape Townõs population is projected to grow 

by 800 000 between 2018 and 2028 to just under 5 million people. By 2028, the total demand for 

housing will range between 479  200 and 529 300 housing opportunities, taking into account new 

household growth and households currently living in informal dwellings. This translates to a total of 

between 47 920 and 52  930 housing oppor tunities required per annum over the next 10 years to 

meet the housing demand. Over the five years, from 2013/14 to 2017/18, an estimated 124  760 

new housing opportunities were provided in Cape Town, with 49  945 being provided by the 

private sector and the  balance by the City of Cape Town and the Western Cape Government 

(WCG). This is an average of 24  950 new housing opportunities per year 8.  
 

The HSS projected a shortfall in the development of housing opportunities of between 22  970 and 

27 980 every year between 2018 and 2028 9, assuming the average annual rate of supply of 

dwellings and serviced sites by both the private and public sectors is unchanged.   

 

The map below provides a spatial depiction of the subsidised housing programmes delivered by 

the City  for the period 2011 to 2023  in an attempt to respond to the ever -growing demand. The 

various housing interventions as displayed on the map are categorised as follow s: 
 

¶ BNG, which includes BNG, institutional and EPHP projects  

¶ Public rental housing  

¶ Affordab le housing, which includes social housing and FLISP housing opportunities  

¶ Land restitution projects  

¶ UISP, which refers to the various upgrading of informal settlements initiatives including re -

blocking and TRAs  

 

 

                                                           
8 On average, the public and private sector together are developing 19 480 new formal dwellings per year and 

providing 5 470 new serviced sites per year.  
9 City of Cape Town Human Settlements Strategy, 2021  
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Map 1: Subsidised housing delivery by the City for the period 2011 to 2023  
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2.3.4. Housing Needs Register  
 

The Cityõs Housing Needs Register was implemented in June 2006 and represents an 

amalgamation of approximately 15 housing waiting lists from the former municipalities that now 

form part of the metropolitan area. This integrated system is housed on a central City server, which 

means that authorised officials can access it from any of the Cityõs housing offices via the intranet. 

 

The purpose of t he Housing Needs Register is to provide an accessible account of residents who 

have expressed their need for state -assisted housing (ownership and rental tenure) and it records 

beneficiaries of the Cityõs various housing programmes through a single, centrally managed list. 

The Housing Needs Register is mainly used to ensure the fair and transparent allocation of vacant 

rental housing units managed by the City and of housing developed in terms of the stateõs BNG 

programme. The Western Cape Department of Infr astructure sources potential beneficiaries of 

their BNG housing projects developed within the City from the Housing Needs Register.  

 

As of October  2023, 387 327 applicants had registered their need for housing on the Cityõs Housing 

Needs Register and were  still awaiting housing opportunities ð of these, 4  016 have a disability status 

and 22 775  are over the age of 60 years (applicant and/or spouse). Persons who have come forward 

and expressed a need for housing to the City are not screened for eligibility against national housing 

subsidy-qualifying criteria at the point of registration. Screening of applicants to ensure they qualify 

takes place after projects have been identified, as applicantsõ socio-economic circumstances at 

the time of completing a housi ng subsidy application form will determine their eligibility for the 

project. Furthermore, upfront screening of applicants is also not prioritised as in many instances it 

takes years from the date of registration on the Cityõs Housing Needs Register to the allocation of a 

housing opportunity. This is primarily due to the demand for housing far outweighing the supply 

thereof, coupled with the 3 - to 5 -year planning and development period to complete a housing 

project.  
 

It is therefore important to note that t he Housing Needs Register alone is not an accurate measure 

of real housing demand within the c ity because firstly, it relies on people to come forward to 

register a need for housing, and secondly, not all those on the Housing Needs Register would 

qualify f or the various state -subsidised housing programmes. Notwithstanding this limitation, the 

Housing Needs Register still remains an important tool for the City to utilise.  

 

2.3.5. Informality trends  
 

There are various definitions for what constitutes an informal settlement. Stats SA defines an 

informal settlement as òan unplanned settlement on land, which has not been surveyed or 

proclaimed as residential, consisting mainly of informal dwellingsó. An alternative definition would 

be: òAn informal settlement exists where housing has been created in an urban or pre-urban 

location without official approvaló.  

 

Informal settlements may contain a few dwellings or thousands of them, and are generally 

characterised  by:  
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¶ informality, i.e. informal housing that is primarily not in compliance with current planning 

and building regulations  

¶ inappropriate locations for urban/residential development  

¶ inadequate infrastructure to support urban development  

¶ poor  access to basic services,  including social services such as access to safe and healthy 

green open spaces  

¶ unsuitable environments,  especially areas prone to flooding and veld fires  

¶ uncontrolled and unhealthy population densities  

¶ inadequate dwellings  

¶ poor access to health and education facilities  

¶ poverty and vulnerability  

The map below illustrates the areas of informality across the City.  
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Map 2 : Location of areas of informality across the City of Cape Town  
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Figure 5 : Number of informal dwellings by Planning District 2018 (based on informal settlement door and roof 

counts)  

 

The figure  above highlights a breakdown of informality by type across the Cityõs eight Planning 

Districts. Informality is highest in the Khayelitsha/Mitchells Plain/Blue Downs (KMPBD) District, 

followed by the Cape Flats District, and the Blaauwberg District. The Cape Flats District and Table 

Bay District have the highest numbers of informal dwellings in the Cityõs rental stock. 

 

The graph below provides an indication of the rapid informal structure growth within informal 

settlements across the c ity over the period 2013/14 ð 2022/23  which is as a result of the expansion 

of existing informal settlements as well as unlawful land occupation inc idents . Despite the slight 

decrease in informal structures for the period 2022/23, the growth of informality remains high.  
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Figure 6: Growth in number of informal structures for the period 2013/14 ð 2022/23  

 

2.3.6. Unlawful land occupation  
 

As with the growth of informality, urbanisation also leads to increased incidences of unlawful land 

occupation, where people claim tracts of state -owned or privately owned land to form new 

settlements. This presents a critical challenge to the City, as unlawf ul land occupations on City -

owned land (and other state land) often happen on land already earmarked for projects ð thus 

threatening service delivery and diverting time and money from planned projects to responding 

to crisis situations. Unlawful land occup ations also often take place on land that is unfit for human 

habitation (below flood plains, under electricity powerlines, etc.) ð where services cannot be 

provided on a permanent basis. It also results in the unlawful encroachment of green open spaces 

and  other green infrastructure assets, which may cause irreversible environmental degradation 

and negatively impacts on the biodiversity within these areas, as well as compromises ecosystem 

service provision.  

 

Occupying land unlawfully does not speed up the p rocess for any household to access services, 

as there are Council -approved project pipelines that have been budgeted for with funds 

allocated from grant funding.  

 

The graph below shows trends in unlawful land occupations between 2016 and 2020. Unlawful 

land occupations spiked in 2018 and 2020 ð both pre -election years ð indicating the fact that 

some unlawful occupations could have particularly political motives. In 2020 though, it is 

undeniable that the impact of the national lockdown during the COVID -19 pandemic had an 

effect on spurring unlawful occupations. As people lost jobs, or any ability to earn an income, they 

were evicted by property owners, which spurred a need for new accommodation ð leading to 

unlawful land occupations. Between March 2020 and O ctober 2020, 186 new informal settlements 

made up of 59 192 structures were formed as a result of unlawfully occupied land ð amounting to 

22% of all informal settlements, and 21% of all informal structures in the City.   
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Figure 7 : Unlawful land occupation trends, 2016 ð 2020 

 

The table below highlights the hectares of land that have been unlawfully occupied ð with 

comparisons between 2018 and 2020. By June 2020, there had already been more land lost to 

unlawful occupation than in 2018 ð the previ ously highest year.  

 

 
 

Table12: Land occupied as at June 2020 by ownership  
 

The four  maps below depict the dramatic increase in land occupation f rom March 2020 to 

November 2023 which has a direct impact on planned human settlements projects and budget 

commitments . 
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Map 3: Land occupied for the period March 2020 ð October 2020 (during COVID -19 lockdown) 10 

                                                           
10 Map officially compiled in November 2020  
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Map 4: Land occupied for the period November 2020 ð January 2022  
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Map 5: Land unlawfully occupied for the period January 2022 ð November 2022.  

 



 

37 | P a g e  

 

 

Map 6: Land unlawfully occupied for the period November 2022 ð November 2023
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2.3.7. Housing demand  
 

Sections 2.3.4 ð 2.3.6 above highlight the complexities associated with measuring housing demand 

and provide context in terms of the factors that the City takes into consideration in this regard. 

The proxies used for estimating housing demand in the City of Cape Town therefore i nclude: 1)  the 

number of people who have expressed a need for housing by registering on the Housing Needs 

Register11 and 2) the level of informality, and the growth of informality over time.  

 

Furthermore it should be noted that there are a number of reasons for higher numbers of 

individuals on the Housing Needs Register in a particular district as illustrated in the graph below ð 

this includes more active public awareness campaigns in certain a reas; and the development of 

projects in certain districts, which encourages people to register on the Housing Needs Register in 

order to qualify for housing opportunities.  

 

 

 

Figure 8: Average percentage change per annum in housing delivery compared to the Housing Needs 

Register, 2013/14 ð 2017/18  

The figure  above compares the percentage change per annum of the government -subsidised 

housing delivery of all typologies to the change in those registering on the Housing Needs Register. 

As previously mentioned, the Housing Needs Register cannot be seen as a true re flection of the 

housing demand in the c ity, but it gives an indication of housing need. This figure  indicates that 

                                                           
11 The Housing Needs Register is also known as the ôHousing Databaseõ. Individuals register their need for housing on the 

Housing Needs Register and are selected for housing opportunities in order of date of registration. The housing 

opportunities referred to include: B NG-subsidised housing, top structures as part of phase 4 of the UISP, City rental stock 

units, social housing rental units (only the units targeted at households with R1 85 0 ð R5 500 monthly income).  
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over and above the existing housing backlog, housing delivery grew by 5% per annum between 

2013/14 and 2017/18, which is far below the 13% in crease per annum in those registering their 

need on the Housing Needs Register.  

 

Housing demand figures from 2018 show that the demand for housing was by far the highest in 

the Khayelitsha, Mitchells Plain and Blue Downs District, where 112 342 individual s were on the 

Housing Needs Register, and there were 98 943 informal structures. This was followed by the Cape 

Flats District, with 52 937 individuals on the Housing Needs Register, and 29 899 informal structures. 

Blaauwberg District had the third -highest number of informal structures, at 14 923, while the rest of 

the districts ranged between 9 449 and 6 744 informal structures. Tygerberg had the third -highest 

number of people registered on the Housing Needs Register at 37 610, followed by the Northern 

District at 26 361. The rest of the districts ranged between 14 795 and 4 590 people on the Housing 

Needs Register.  

 

The City is increasingly unable to keep up with housing demand (as registered on the Housing 

Needs Register). Between 2013/14 and 2017/18, ther e was an average growth of 5% per annum 

in the delivery of housing, yet over that same period there was an average growth of 13% per 

annum in the number of people registering on the Housing Needs Register.   

 

2.3.8. Projected socio -economic and dwelling tr ends  
 

The Cityõs projections for 2020 and 2040 (CCT, 2020) suggest that 53% of new dwelling units 

developed between 2020 and 2040 will be informal, which amounts to an approximate total of 

334 242 new informal dwellings over this period. Informal dwellings  are broken into main dwellings 

(26,5% of all new dwellings), additional dwellings (19,7% of all new dwellings), and multi -residential 

informal boarding house units (6,8% of all new dwellings).   

 

In comparison, a projected 47% of new dwellings units will be formal, amounting to an 

approximate 296 026 new dwellings over the period 2020 and 2040. Formal dwellings are broken 

down into main dwellings (33% of all new dwellings), and additional dwellings (14% of all new 

dwellings). These projections suggest that  the City needs to be proactively planning for informality 

ð which has particular implications for land availability, provision of basic services, security of 

tenure, and other regulatory responses.  

 

The middle and upper markets are projected to account fo r the highest proportion of new main 

dwellings in the formal market at 22% and 21% respectively, whereas new additional formal 

dwellings are likely to align with the full -subsidy and lower -gap income groups at 20% and 29% 

respectively. Recognising new info rmal dwellings, the highest proportion would be for the lower - 

gap and full -subsidy income groups at 31% and 28% respectively, while new additional informal 

dwellings would also be for the same income groups at 37% and 21%. Informal boarding houses 

are pro jected to be occupied by the lower -gap market at 38% and the full -subsidy market at 32%.  
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2.3.9. Projected national government grant trends  
 

The national Department of Human Settlements is responsible for setting national policy and grant 

guidelines for human settlements projects (as captured in the National Housing Code), with 

national government also determining the level of grant funding for various huma n settlements 

programmes.  

 

The National Housing Code has been amended over time and is currently undergoing further 

review ð particularly in the context of a resource -scarce environment and the fact that the human 

settlements context has changed from when the original Housing White Paper was drafted. Some 

housing programmes need a complete strategic review as they no longer respond to the real 

context across the country.  

 

One such policy shift is the realisation that the top -structure delivery model is fis cally unsustainable. 

As a result, the national Department of Human Settlements has issued a directive for the 

prioritisation of serviced sites to qualifying beneficiaries with the Human Settlements Development 

Grant (HSDG). The directive further indicates that the top -structure projects are intended to 

benefit households from a limited set of priority groups (the elderly, persons with permanent 

disabilities and proven military veterans) and, over time, provinces and municipalities must scale 

down on the del ivery of top structures as part of the BNG housing programme. Of the 387 327  

applicants registered on the Cityõs Housing Needs Register awaiting a housing opportunity, 4 016 

have a disability status and 22  775 are over the age of 60. This suggests that for  the vast majority 

of applicants, the BNG housing programme might not be the suitable housing solution.  

 

In addition to the envisaged policy changes, it is worth considering the trends in grant funding 

over the last three years, as well as funding projecte d for the next three years. This gives the City 

some indication of national priorities.  
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Table 13: National grant funding allocations over time  

 

The following trends are evident from the above table:  

- There has been, and is projected to be, more funding allocated to the social housing 

programme and to the FLISP, which will allow for the development of more affordable 

housing for the GAP market.  

- The USDG allocations grew at below inflation rates for the  previous financial years, and are 

projected to decrease over the next three years. This decrease is partly because money 

has been reallocated to the new Informal Settlements Upgrading Partnership Grant 

(ISUPG), which aims to prioritise the upgrade of info rmal settlements over other line items 

that the USDG could be spent on.  

- The HSDG is projected to decrease substantially, indicating a shift away from fully 

subsidised top structures to instead prioritising the delivery and transfer of serviced sites to 

qua lifying beneficiaries. However, it should be noted that this remains the programme with 

the highest expenditure.  

- The Title Deeds Restoration Grant is being phased out.  

 

An increased focus on informal settlement upgrading, social housing, GAP housing (utilising FLISP), 

and testing of mixed -market models is strategically important for the City.   
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3. HUMAN SETTLEMENTS STRATEGIC INTENT 

3.1. STRATEGIC INTENT OVERVIEW  
 

The Human Settlements Strategic Intent outlines the strategic approach the City will take in 

responding to the sector -specific challenges related to human settlements. As such, this chapter 

summarises challenges that the Human Settlements Directorate has to re spond to in fulfilling its 

mandate. Spatial and transversal considerations are analysed and key strategic shifts identified in 

the Human Settlements Strategy (HSS) are highlighted, which will frame the Human Settlements 

Directorateõs strategic response. 

3.2. KEY HUMAN SETTLEMENTS CHALLENGES  

The Human Settlements Strategic Intent has to consider the following challenges:   

¶ The public and private sector are not building enough formal supply: As evidenced above, 

the public and private sector are not producing  enough housing units to meet existing 

demand. Future demand for housing is projected to increase, with informality increasing in 

response.   

¶ Decreased grant funding over time:  Funding for human settlements is decreasing in real 

terms and this trend will most likely continue into the future . This will limit the Cityõs ability to 

provide adequate state -subsidised housing opportunities and therefore greater 

partnership with the p rivate sector is key.  

¶ Fiscal deterioration and economic impact of COVID -19: Economic impact on households, 

as well as on state resources. The country is still in the process of recovery from COVID -19, 

which will negatively affect both private and public sector resources and spending, thus 

affecting the delivery of housing. It is important to note that residential development is 

projected to be more stable than commercial or retail development.  

¶ Uncerta inty over national policy reform:  The policy environment that guides the Cityõs 

human settlements delivery pipeline is set by national government in the National Housing 

Code. This constrains the ability of the City to innovate in how it delivers housing, as well as 

about the type of product that is delivered. A new Housing White Paper is currently being 

finali sed, and will set the strategic vision for the sector. Following on from this, the National 

Housing Code will be reviewed, and new policy instruments  will be  developed. The 

finali sation and time of this policy reform is , however , uncertain due to the complex nature 

of policy development.  

¶ Improved intergovernmental coordination needed: Urbanisation is not a challenge that can 

be addressed by an individual organ of state. Strong collaboration is needed among local, 

provincial and national government departments and between the public and private 

sector. National and provincial government need to be more responsive to the 

implementation realities experienced by cities and must work collaboratively to adjust policy 

and grant frameworks to support innovation that increases the sustainable delivery of 

human settlements.  
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¶ Lack of appropriate lan d:  The lack of appropriately zoned land with access to sufficient 

bulk infrastructure leads to project time delays, and also affects private sector housing 

supply. Importantly, there is a lack of well -located land for integrated human settlements, 

and unce rtainty as to the release of land owned by other government departments and 

state -owned enterprises for human settlements delivery.   
¶ Spatial inequality: The Cityõs spatial form is highly unequal, with areas of socio-economic 

vulnerability being located far  from opportunities. Housing developed by the state in post -

apartheid South Africa has tended to be in poorly located areas, mainly driven by land 

cost and availability, which has unintendedly exacerbated this divide.   

¶ Exclusionary and spatially unequal p roperty market: There is a particular  disjuncture 

between incomes and prices in Cape Townõs housing market, which is dominated by luxury 

housing. Some areas of the City have experienced g entrification, which has  led to 

displacement.  

¶ Unlawful land occupation:  The City is experiencing significantly increased incidences of 

unlawful land occupations of both City -owned land and privately owned land. This impacts 

on the long -term sustainability of the availability of land, while also threatening the 

impl ementation of existing projects. Responding to unlawful land occupations diverts both 

capital and operational resources from planned projects into responding to emergencies 

and court hearings. Land that is unlawfully occupied is often in areas that are ina ppropriate 

for human habitation, e.g. flood plains, areas with sensitive biodiversity, and where services 

cannot be provided permanently. Some unlawful occupations occur on sites that are 

currently earmarked for formal housing development ð delaying projec t implementation.  

¶ Uncertainty over emergency housing policy response:  There is ongoing policy and funding 

uncertainty around the Cityõs emergency housing response, which results from emergency 

housing being in essence an unfunded mandate for local governm ent. Increasingly, the 

City is being enjoined by the court to provide alternative accommodation in the instance 

of private  evictions. This is completely unsustainable from a financial and human resource 

perspective, and would result in a diversion of scarc e funding for other interventions such 

as informal settlements upgrading.  

¶ Integrated planning:  Better internal City collaborative planning is required to align housing 

provision with social facilities, bulk services, transport  and green open spaces ð something 

the Cityõs Sector Planning process seeks to address. Intergovernmental planning with 

provincial and national government needs to be strengthened ð particularly as it relates 

to sectors that are key to enabling integrated c ommunities, for example, education, 

health, and police services.   

¶ Rental recovery in City rental stock: The poor rental collection rate places financial strain 

on the operating cost of public housing. The City receives no funding for the operational 

costs of public housing projects, which means that this cost is borne by the City.   

¶ Community conflict, unrest, and violence: A lack of trust between the communities and 

the City, as well as criminal activity (gangs) lead to a hostile and volatile environment that 

poses a risk to project delivery and staff safety. This also highlights the need for the City to 

build effective relationships with communities to mitigate these risks, which demands a 

focus on increasing human resource capacity for public engagement.    

¶ NIMBYism: ôNot-in-my-backyardõ has a real impact on the location of housing 

developments, and has led to the cancellation of certain human settlements projects. There 
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is an inherent tension between the importance of communities being involved in the 

dev elopment of their neighbourhoods, and in some instances this blocks the implementation 

of citywide goals/objectives, particularly as it relates to the location of  human settlements. 

This highlights the need for improved public engagement capacity to ensure  that City 

projects are supported.  

¶ Some human settlement interventions lack an economic logic:  Many post -apartheid 

human settlement interventions may provide shelter and tenure security but lack an 

economic logic, being far from economic opportunities primarily due to the availability of 

affordable land in those areas. At the same time, encouraging  economic activity in these 

settlements has been very difficult, partly because of the lack of infrastructure but also 

because private investors do not regard townships and low -income areas as viable 

investment locations.  

¶ Safety and security on constructio n sites: An emerging trend that has befallen many state -

led infrastructure and human settlements projects is the imminent threat of safety of staff 

and infrastructure due to the threat of  intimidation , extortion, unlawful occupation and 

vandalism. This has resulted in  a  significant increase in security costs for construction sites 

and the viability of such projects is a concern as the housing subsidy grant does not 

adequately cover th ese additional costs. Many projects õ tenders had to be cancelled or 

place d  on hold due to ongoing safety risks.  

 

3.3. SPATIAL CONSIDERATIONS 

The location of human settlements needs to align with City and national policies, and is influenced 

by the location of housing need, areas with access  to socio -economic opportunities, and land 

availability, amongst other factors. The following are key informants to achieve our spatial vision 

for human settlements:  
 

¶ Municipal Spatial Development Framework, and Spatial Development and Environmental 

Management Frameworks    

The Cityõs amended MSDF was approved by Council on 26 January 2023 and highlights four spatial 

transformation areas to direct city growth and publ ic and private sector investment, as illustrated 

in the table below, namely the urban inner core, incremental growth and consolidation areas, 

discouraged growth areas, and critical natural assets. These spatial transformation areas are likely 

to remain the  same within the revised MSDF and it seeks to curb urban sprawl by focusing on 

inward growth and transit -oriented development, along with higher densities and mixed land use. 

The implication for the Human Settlements Directorate is to prioritise projects i n the inner urban 

core and incremental growth and consolidation areas, while strategically locating projects along 

transport corridors, and enabling higher -density and mixed -use developments.  
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Urban inner core  Includes the majority of the cityõs existing industrial and commercial nodes; 

the airport, ports and primary freight infrastructure; the three integration 

zones; IPTN corridors and TAPS. The City will prioritise these areas for 

investment and co -investment . 

Incremental growth 

and consolidation areas  

Include areas where the City is committed to servicing existing communities 

and where new development will be subject to infrastructure capacity.  

Discouraged growth 

areas  

The City will not invest in these area s, which include protected areas based 

on natural and agricultural assets, areas with a lack of social and physical 

infrastructure and areas that do not contribute to spatial transformation, 

inward growth or the premise of transit -oriented development.  

Critical natural assets  Areas that contribute significantly to the Cityõs future resilience or have 

protection status in law. They include a number of protected natural 

environments and conservation areas outside the urban inner core or 

incremental growth areas.  

Table 14: Spatial transformation areas  

  

 

 

 

 

 

 

 

 

 

 

Figure 9: Spatial vision of the c ity  

The DSDFs reflect these principles at a district level, and provide more detailed guidance on the 

location and nature of future development ð including densities and typologies of residential 

development. The implementation of human settlements projects are guided by these 

frameworks.  

 

¶ Priority Human Settlements and Housing Development Areas  

The national Department of Human Settlements has gazetted Priori ty Human Settlements and 

Housing Development Areas (PHSHDAs), which will spatially target the implementation of human 

settlements projects by directing grant funding towards these areas. It should be noted that the 
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gazetted PHSHDAs have been aligned with t he Cityõs submission that the identification and 

declaration of these areas should be premised on certain principles, including the recognition of 

the current spatial vision and development approach that has been adopted by the City 

whereby the focus is on  inward growth rather than promoting urban sprawl. The following criteria 

proposed by the City have been taken into cognisance in the determination of PHSHDAs:  

- The entire urban inner core (UIC) as identified in the MSDF should be declared as a PHSHDA 

as the UIC is the primary focus for investment in the c ity aimed at spatial restructuring and 

integration;  

- The PHSHDAs should be aligned with the integration zones (IZs) as promoted by the National 

Treasury alignment of the PHSHDAs to strategic themes and spatial targeting approaches 

premised on the Urban Network Strategy (UNS). These advocated for a corridor -oriented 

development focusing on IZs, marginalised areas, informal settlements and climate 

responsiveness and resilience. Hence the proposed PHSHDAs for the City are in the form of IZs; 

and  

- The current catalytic projects that have been identified by both National Treasury and the 

national  Department of Human Set tlements should still be prioritised for funding purposes.  

 

The PHSHDAs were promulgated by the former national  Minister of Human Settlements, Water and 

Sanitation on 15 May 2020. The objective of the PHSHDAs is to promote settlementsõ spatial 

transformati on and consolidation by ensuring that the delivery of housing is used to restructure 

and revitalise towns and cities, strengthen ing  the livelihood prospects of households and 

overcom ing  apartheid spatial patterns by fostering integrated urban forms. The id entification of 

PHSHDAs is aimed at aligning national housing programmes implemented in a municipality to 

enhance human settlements location and investments resulting in spatial transformation, with 

particular focus on in -situ upgrading of informal settlem ents, new developments (Greenfields), 

social housing restructuring zones and spatial consolidation in existing areas. Going forward, the 

Human Settlements Directorate will therefore focus capital investment within these areas in an 

attempt to create integr ated human settlement s.  

 

The national  Department of Human Settlements has identified and gazetted the following 

PHSHDAs within the City of Cape Town: Atlantis, Blaauwberg Development Area ( erf 1117, 

Blaauwberg), Blue Downs Integration Zone, Hout Bay, Voortrekker Road Corridor and Khayelitsha 

Corridor, as detailed in table 15 and shown in figure 10 below.  
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Gazetted PHSHDA  Main places  Wards Comments  

Atlantis SEZ Atlantis Industrial, Wesfleur, 

Sherwood, Saxonsea, Saxonwood, 

Avondale, Witsand, Protea Park, 

Robinvale, Beaconhill, City of 

Cape Town Rural  

29, 32 It has been retained because of 

envisaged increased industrial 

activity in the Atlantis SEZ and 

housing for  the employees may be 

required.  

Blaauwberg 

Development Area  

Blaauwbergstrand, Milnerton, 

Parklands, Rivergate, City of Cape 

Town Rural 

23, 104, 107, 113 Extended to include areas of Du 

Noon and Joe Slovo rather than 

concentrating on erf 1117, 

Blaauwbergstrand that is state 

owned. However, development in 

this area should take into 

cognisance the Koeberg Nuclear 

Plant and effective execution of 

the Koeberg Nuclear Evacuation 

Emergency Plan.  

Blue Downs 

Integration Zone  

Bellville, Blackheath, Blue  Downs, 

Cape Town, Delft, Eerste River, 

Gaylee, Hagley, Kleinvlei, Kuils 

River, Matroosfontein, Mfuleni, 

Parow, Rustdal, City of Cape Town 

Rural  

 

8, 11, 12, 13, 14, 16, 

17, 19, 20, 22, 24, 

106, 108, 114 

This is a new area that has been 

included based on p roposals from 

the City , taking into cognisance of 

the rollout of the Blue Downs Rail 

Link, Provincial Housing Projects 

and the envisaged MyCiTi rollout in 

the Blue Downs area.  

Cape Town 

Voortrekker Road 

Corridor  

Bellville, Brackenfell, Cape Town, 

Epping Garden Village, 

Goodwood, Kuils River, Loumar, 

Montague Gardens, Parow, 

Pinelands, Thornton  

2, 3, 9, 10, 12, 22, 26, 

27, 30, 53, 55, 56, 

115  

 

This is an important growth corridor 

in the City that both the national  

Department of Human Settlements 

and the C ity agreed upon.  

Hout Bay / Imizamo 

Yethu  

Constantia (Glen Alpine, 

Witteboomen), Hout Bay (Hout 

Bay Harbour, Hout Bay Heights, 

Hangberg, Northshore, Beach 

Estate, Imizamo Yethu, 

Tierboskloof, Oakwood Village 

Estate)  

62, 74 This has been extended to includ e 

established townships in the valley, 

rather than concentrating on the 

Imizamo Yethu informal settlement.  

Khayelitsha Corridor  Cape Town, Crossroads, Epping 

Industria, Gugulethu, Khayelitsha, 

Langa, Mandalay, Matroosfontein, 

Mitchells Plain, Nyanga, Phil ippi, 

Pinelands, Roggebaai, Schaap 

Kraal, Sherwood Park, Vredehoek, 

Vukuzenzele, Weltevreden Valley  

18, 24, 28, 30, 31, 33, 

34, 35, 36, 37, 38, 39, 

40, 41, 42, 43, 44, 45, 

46, 48, 49, 50, 51, 52, 

53, 57, 58, 60, 75, 76, 

77, 78, 79, 80, 81, 82, 

87, 88, 89, 90, 91, 92, 

93, 94, 95, 96, 97, 98, 

99, 115, 116 

This is an important Metro 

Southeast Corridor in the City that 

both the national  Department of 

Human Settlements and the City 

agreed upon.  

Table 15: Gazetted PHSHDAs within the City of Cape Town  
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Figure 10: Gazetted PHSHDAs within the City of Cape Tow n 

¶ Social housing restructuring zones  

The Restructuring Capital Grant requirement for social housing is that it can only be developed in 

approved social housing restructuring zones (SHRZs) ð which are spatially targeted areas close to 

economic opportunities, public transport, and social amenities, with the aim of catalysing spatial 

transformation. The SHRZ is thus an important spatial structuring element in guiding the planning of 

social h ousing projects. The map below illustrates the gazetted restructuring zones within the City 

of Cape Town.  
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Map  7: Restructuring zones for the City of Cape Town  
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Figure 11: Restructuring zones map legend  
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3.4. SECTOR-SPECIFIC CONSIDERATIONS 

The IHSSP is a strategic approach and implementation programme for creating human settlement 

opportunities in the City of Cape Town. However, this objective can only be achieved through the 

transversal and integrated planning of various sector plans that are b eing developed by other 

directorates within the City. This section outlines the intersecting considerations of other City 

directorates and departments that have a bearing on the Human Settlements Directorateõs 

interventions when planning for the short to m edium term.  

 

3.4.1. Transport  
 

The following issues link with implementation priorities for the Human Settlements Directorate:  

¶ Rail 

Rail is the backbone of Cape Town õs public transport network, but the serious decline in 

infrastructure and service, exacerbated by encroachments of informal settlements into the 

railway reserve, has forced many passengers onto the road network, leading to gridlock during 

the peak periods.  The City is engaging with PRASA about the revitalisation of the commuter rail 

service within the city, particularly the reinstatement of the central line commuter rail operations 

that service the Metro Southeast. This programme includes the relocation of 7 844 informal 

dwellings that have unlawfully occupied sections of the line. This requires the acquisition of 

approximately 60 ha of land to accommodate these informal dwellings (see table 16 below).  

 

NO. STATION PROPERTY DESCRIPTION NUMBER OF INFORMAL 

DWELLINGS 
SIZE OF LAND REQUIRED 

(HA) 

1 Langa  Portion of erf 114412, Cape Town  650 4,6 

2 Philippi  Portions of various properties  
 

6 494 46,3 
3 Philippi  Portion 1 of No. 678, Cape Town  

4 Nonkqubela  Portion of erf 40793, Khayelitsha  560 4,0 

5 Nonkqubela  Portion of erf 40794, Khayelitsha  140 1,0 

TOTAL 7 844 55,9 

 

Table 16:  Estimated number of dwellings and households to be relocated per property  

 

It should be noted that the City of Cape Town, the Western Cape Government departments of 

Human Settlements, Transport, Public Works and Infrastructure, PRASA, the national  Department 

of Human Settlements and the Housing Development Agency (HDA) have signed an 

Implementation Protocol (IP) as provided by the Intergovernmental Relat ions Framework Act, Act  

13 of 2005. This provides a framework aimed at facilitating the implementation of this relocation 

programme, and negotiations on the scope, budgets and timelines are still ongoing.  
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There are also plans to improve service offerings in other rail corridors such as the Northern Corridor 

Modernisation Study, which looks at integrating future rail corridor requirements, road -based 

public transport serving the rail corridor, and TOD -focused land use along the corridor. The study 

area of t he Northern Corridor Modernisation Study largely coincides with the boundaries of the 

Voortrekker Road Corridor (VRC) Integration Zone and the Voortrekker Road Corridor that PHSHDA 

has identified for spatial targeting of development resources together with  National Treasury and 

the national  Department of Human Settlements. A key output of the project is a prioritised project 

implementation programme for the modernisation of the Northern Corridor, including rail and 

road -based infrastructure requirements and  associated land use proposals such as medium - to 

high -density residential uses.  

 

In addition, there are several rail improvement projects planned by PRASA, including new lines 

such as the Blue Downs rail link, modernisation, and new rolling stock. The Bl ue Downs rail link and 

corridor will run from Kuils River station and link up with Nolungile station in Khayelitsha, as shown 

in Map 8 below. The railway line will cross through various settlements and four informal settlements 

namely Khayelitsha, two in M fuleni and north of the proposed Wimbledon station. Residents of the 

latter settlements, which approximate up to 5 000 households, need to be relocated prior to 

commencement of construction. The scope of work will be to ensure that sufficient land is 

ident ified and that all the required legislative processes and approvals have been obtained for 

implementation. This project is dependent on the prioritisation of projects by PRASA, and as such 

will be delayed due to a focus on the reintroduction of the commute r rail services in the Metro 

Southeast/Area Central.  

 

Delays associated with the Blue Downs rail link have a significant impact on households living in 

the Metro Southeast as well as Blue Downs, Mfuleni and environs, as this would be the only link to 

Bellville ð an important area of economic activity. Many of the Cityõs human settlements projects 

are also in the Metro Southeast ð where demand is high ð and these need to be supported by 

effective public transport links.  
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Map 8: Blue Downs  rail link corridor  

 

 

¶ MyCiTi rollout  

This project includes a multi -billion rand capital investment and aims to implement the Bus Rapid 

Transit (BRT) on key corridors that are not served by rail, based on the objectives of the approved 

Integrated Public Tr ansport Network Plan (IPTN: 2015). The implementation of the MyCiTi Phase 2A 

network (now known as the ôMetro Southeast Corridorõ) that includes two trunk routes in the Metro 

Southeast linking Khayelitsha and Mitchells Plain to Wynberg and Claremont  is crucial in ensuring 

the provision of public transport and connectivity between residential areas in the Metro 

Southeast to employment opportunities in the city. The implementation of the IRT Phase 2A trunk 

construction is under  way. The Urban Mobility Directorate is working closely with various 

directorates including Water, Electricity, Area -based Economic Development and Human 

Settlements to ensure the successful implementation.  

 

To address travel needs resulting from the lack of rail service on the Centr al line, the N2 Express 

services between Khayelitsha and the CT CBD, and Mitchells Plain and the CT CBD, were restored 

at the beginning of 2022.   
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Map 9: MyCiTi Metro South east Corridor  location  

 

 

¶ Densification along key transport corridors  

The Integrated Public Transport Network (IPTN) designs the long -term public transport network plan 

based on land use modelling, which projects the future location of residential and non -residential 

land uses. The current IPTN is based on a land use scenari o, which requires moderate densification 

and intensification of land use along corridors.  

This plan is currently under review, taking a scenario -based approach that will identify the 

transport corridors required, no matter which scenario is realised. The reviewed IPTN will rely less on 

dedicated or exclusive MyCiTi corridors, and will include a ll forms of public transport including 

minibus taxis and Golden Arrow bus services.   

The ôPT areasõ have been revised and approved, and create opportunities particularly for social 

housing projects in well -located areas around public transport nodes and i n public transport 

corridors. Reduced parking requirements are automatic in these areas, with zero parking 

requirements in PT2 areas.   

Land restitution projects are generally in well -located areas and are important mechanisms to 

support the intensificatio n of land use to support the public transport services.  

¶ Temporary relocation areas (TRAs) and transport linkages  
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Integrated planning between Transport and Human Settlements can ensure that TRAs are 

supported by accessing existing transport services.  

3.4.2. Environmental management  

 

The following issues link with implementation priorities for the Human Settlements Directorate:  

¶ Strandveld  

This area is critical for biodiversity and to meet national biodiversity targets, but the human 

settlement needs are also great in this area, and there is a high level of informality. The  Metro 

Southeast Strandveld Conservation  Implementation Plan outlines which areas should be 

protected, and which areas (unselected Strandveld) can be developed for human settlements. 

The plan also proposes a conservation land bank at Macassar Dunes East as an offset for larger 

projects.   

 

 

 

 

 
 

Map 10: 2020 Metro Southeast Strandveld Conservation Implementation Plan (CIP)  

 

¶ Swartklip   

Alignment with ACSA on the conservation portion of Swartklip is important, as pressure on the site 

is immense due to the strategic role in Metro Southeast.  
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¶ Green procurement in human settlements projects  

The Green Procurement Action Plan (Outcome 9) is derived from the Environmental Strategy, and 

is one of the contributions towards the green economy. The City of Cape Town has committed to 

implementing green procurement in its operations and capital projects. A commitment to green 

procurement is integrated in the Cityõs Environmental Strategy and is incorporated, as a principle 

and desired outcome, in the Cityõs Supply Chain Management Policy. This allows staff to include 

environmental sustainability as a criterion in procurement decision  making. In 2020 , the City of 

Cape Town finalised a Green Procurement Action Plan, which seeks to give effect to the Cityõs 

commitment to green procurement and to consolidate and mainstream the implementation of 

green procurement in the City.  

The City has implemented many successful green procurement projects and practices in its 

operations, and various examples of integrating and incorporating resource efficiency and 

environmental sustainability features in the design and construction of City housing projects, 

including: t he Witsand ôiEEECOõ (integrated-energy environment empowerment 

cost[1]optimisation) low -cost housing project; Morningstar housing project; Greenville Garden 

City; Ocean View stone houses; Dido Valley housing project; and Pelican Park housing 

development. T hese seek to promote resource efficiency and at the same time improve the living 

conditions and environments for housing recipients and occupants. Resource -efficient 

interventions and passive design provide recipients and occupants with cost savings relate d to 

energy and water.  

Notwithstanding the latter achievement, there is still room for a transversal focus on advocating 

for greener technology and the use of more sustainable  building materials, especially within state -

subsidised housing projects . To this end, assistance could be provided by Environmental 

Management in order to package human settlements projects to benefit from the Green Climate 

Fund for top -up funding for green technology.  

¶ Unlawful land occupations  

Unlawful land occupations threaten crit ical biodiversity areas. There is a need to collaborate in 

response to this trend by creating a supportive process with conservation partners, such as 

CapeNature and SANParks, to align and support efforts to counter unlawful land occupation of 

the Cityõs green open spaces (as outlined within the Cityõs Unlawful Land Occupation Framework).  

 

3.4.3. Urban catalytic investment   

 

Guided by National Treasuryõs Catalytic Land Development Guideline (2018), Council approved 

the Catalytic Land Development Programme (CLDP) on 31 July 2019. The CLDP provides a spatial 

targeting mechanism and portfolio prioritisation framework (see figure 12) to assess the potential 

of transit accessible precincts (TAP s) of the Cityõs adopted integration zones : Voortrekker Road 

Corridor, Metro South east Corridor, Blue Downs Corridor, and Ph2A for residentially  led, dense, 

mixed -use development that is trans it oriented.  
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The outcome of that assessment proposed a portfolio of prioritised metropolitan, and sub -

metropolitan, TOD precincts that form the basis of the Cityõs CLDP. Three metropolitan-scale 

priority precincts were prioritised, namely Bellville Future  City, the Philippi Opportunity Area, and 

the Gateway Catalytic Precinct; in addition to a portfolio of five sub -metropolitan precincts 

(secondary catalytic precincts): Claremont CBD, and the four C40 sites: Athlone CBD, 

Kapteinsklip, Moquet Farm Diep Rive r, and Tygerdal Monte Vista were prioritised.  

 

Figure 12: TOD Portfolio Prioritisation Framework  
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Figure 13: Catalytic land development pipeline  

Given the significant potential of the CLDP to deliver a diverse mix of housing typologies and 

tenures over the medium and long term, it is important for the Human Settlements Directorate to 

make key linkages to these catalytic precincts and to ensure that these priorities are considered 

in our future housing planning. The key linkages for the Human Settlements Sector Plan include:  

Metropolitan Catalytic Precincts  

Bellville  CBD Precinct  

The medium - to long -term regeneration of Bellville CBD (figure 14 below) provides significant 

opportunities for mixed -tenure residential development as part of the comprehensive proposals 

for planning and enablement of the cityõs second metropolitan node. In the longer term , Bellville 

Future City will accommodate approximately 50 000 housing opportunities for varying income 

groups. Housing typologies include open -market, affordabl e student accommodation (given the 

strong market demand for and cluster of tertiary academic institutions locally), social housing, and 

affordable/GAP/FLISP housing.  
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Figure 14: Bellvilleõs spatial vision  

UCI is accelerating the planning and project packaging of the west ern portion of the CBD which  

consists of two City -owned erven, the site currently accommodates the netball sports facility and 

a parking area.  The initial plans aim to create between 810 ð 950 affordable housing opportunities 

with spac e for other land uses (such as office, retail and ECD opportunities).  Part of the pl an is to 

rehabilitate the Elsieskraal River, which forms the southern boarder of the site, into a welcoming 

public amenity that links with Elizabeth Park and the riverine c orridor northwards towards Jack 

Muller Park.   

 

 

Philippi Opportunity Area  

A key component of the Philippi Opportunity Area (POA) Regeneration Framework is an 

overarching strategy for human settlements, the POA Housing Framework, developed  in 

partnership with the Human Settlements Directorate. The plan proposes a range of housing 

interventions, including infill opportunities to enable greater densification and intensification of 

land use, whilst clustering public facilities, unlocking economic opportunitie s, and addressing 

encroachments experienced locally (e.g. Borchards Quarry, Philippi Station, Site C, and Symphony 

Way). The POA Housing Framework could enable approximately 10  000 housing opportunities.  
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In addition, and in support of the IDPõs initiative to support emerging SMME developers of small -

scale rental accommodation, UCI is accelerating the planning, preparation of land use 

applications, and subsequent project packaging for the Terminus Road pilot scheme located on 

City -owned erf 5268 immediately north of Stock Road Station, and Joe Qgabi PTI, providing for 

approximately 200 units of mixed -use housing in a phased approach to land release.  

 

Figure 15: Philippi Opportunity Housing Framework and estimated yield  

In addition to the Terminus Road pilot SSRU scheme mentioned above, UCI has identified a 

pipeline of potential small-scale rental unit land release projects as depicted in figure 16 below.  

The potential housing yield from these projects is approximately 1  400 units. 
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Figure 16: POA SSRU project pipeline  

Gateway catalytic precinct  

In 2020, UCI developed a conceptual vision for the Gateway catalytic precinct (see figure 17) 

located on the western edge of the CBD, an area with considerable potential for catalytic 

investment by linking the CBD, V&A, Bo -Kaap and De Waterkant, given the very high land values 

and considerable (79%) underutilised public land holdings.  

Implementation of the Gateway precinct supports a number of IDP objectives and programmes, 

including stimulating economic recovery of the CBD and increasing the supply of affordable, well -

located housing, contributing to the Cityõs spatial transformation objective of ôA more spatially 

integrated and inclusive cityõ. 

The development vision proposes  the comprehensive regeneration of blighted parts of De 

Waterkant, in addition to parts of the Bo -Kaap, with a heritage -sensitive, residentially led, mixed -

use scheme that leverages the Cityõs significant land holdings with the potential to deliver 

approxi mately 4  000 units of residential accommodation.  

UCI is accelerating the planning and project packaging of sites on the Lower Buitengracht  Road 

Reserve in support of the Mayorõs Accelerated Land Release Programme, creating opportunity to 

leverage the land value to deliver some 2  000 units of mixed -income residential by the release of 

land to the market, stimulating the supply of inclusionary housing.  
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Figure 17: Gateway precinct indicative land uses and block numbers  

 

Table  17: Approximate units in b locks 25 ð 31 (note b lock 29 forms part of WCG PPTL site)  

 

 

 


























































































































































































