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DEFINITIONS  
 

òAffordable housingó ð affordability 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 depending 

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

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

Sector Plan (IHSSP) will lean on the same definition. The upper threshold of the Financial Sector 

Code (FSC) Affordable Housing Standards was R29 600 in 2023. Some of the mixed -use or mixed -

income sites from the  Human Settlements Social and/or GAP pipelines may cater to affordability 

levels where households earn up to the FSC definition.  

òAreas of informalityó ð informal areas or settlements are defined as unplanned residential 

settlements on land that has not be en surveyed or proclaimed as residential, comprising mainly 

of informal dwellings. They could also be defined as areas where residential dwellings are 

developed without official approval. Some of the characteristics of informal areas include 

informality ð whereby housing developed is inadequate, or not in compliance with current 

planning and building regulations; development in unsuitable or inappropriate environments, 

inadequate infrastructure or amenities; poor access to basic services; overcrowding, unco ntrolled 

or unhealthy population densities; poverty and vulnerability. In Cape Town, areas of informality 

are varied, necessitating varied responses. In addition to traditional ôfreestandingõ informal 

settlements, there are instances of informal land occup ation, settlements developed on the 

backyards of City rental housing stock (backyarder settlements).  

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

agreement with the main homeowner or City 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 i s therefore not 

categorised as an informal settlement.  

òBeneficiaryó ð an applicant, together with spouse/partner 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 ð housing developed in terms of the Integrated Residential 

Development Programme (IRDP), which is fully fund ed by the state for qualifying persons via 

national housing grants. This housing typology is an ownership tenure model.  

òGAP housing/marketó ð 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 
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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 

program mes. 

òGreenfield Projectó ð a project occupying a greenfield 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 ð 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 ð the development of vacant or underutilised land parcels within existing urban 

a reas that are already largely developed.  

 òMonthly household incomeó ð 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 ð the capacity of individuals, c ommunities, 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 ð the assurance that a person/house hold is legally recognised in/on the 

property they occupy.  

òServiced siteó ð a plot or site demarcated in a general plan with individual municipal service 

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

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

alternative building material.  

òWell-locatedó ð 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 

implementation 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 t owards urban 

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

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 should consider 

when planning for the short, medium and lon g term.  
 

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

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

transversal touch points with other City directorates. Base d 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 OVERVIEW OF THE HUMAN SETTLEMENTS 

DIRECTORATE   

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 therefore 

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 cre dible capital pipelines and operational models for human settlement development 

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

for 2022/23 ð 2026/27.  

 

Within this context, t he mandate of the Human Settlements Directorate is to lead and innovate in 

the Cityõs development of integrated sustainable human settlements by improving the 

performance of the overall living and built environments of communities within the city, and by 

balancing quantity with quality housing opportunities, with a specific focus on improving the 

livelihood of the poor. The mandate is also key enabler of IDP Objective 16, creating a òcapable 

and collaborative City governmentó. 

 

The Cityõs Human Settlements Directorate implements its mandate and objectives through four 

core line departments, support line departments 1 and a Project Management Office (PMO). The 

cross-cutting nature of this capacity is to ensure that the Human Settlements function has the 

requis ite dedicated structural support, and the ability to make clearer links between strategic and 

operational needs for informal settlement upgrades, backyard services, formal housing delivery, 

and enabling enhanced housing provision through the market.  

 

Core planning and implementation departments  

 

Human Settlements Planning Department:  This department provides strategic support in the 

implementation of human settlements programmes through the development of human 

settlements operational strategies and policies that inform human settlements plans and 

programmes. The department is also re sponsible for strategic identification and acquisition of land 

for human settlements purposes as well as focusing on beneficiary and tenure administration. The 

HS Planning Department is also responsible for implementing social housing/affordable housing 

projects via the Cityõs Land Release Programme, and for facilitating the development of social 

and GAP housing in identified restructuring zones to ensure the provision of affordable rental and 

full-title ownership housing in well -located areas.  

 

The Housing  Development Department : The core function of this department is to facilitate and 

develop sustainable integrated human settlements in alignment with the National Housing Code, 

the Cityõs Spatial Development Framework, and the Cityõs Transit Oriented Development 

Framework. This is done by managing the initiation, planning and implementation of integrated 

human settlements projects and facilitating the development of social facilities and amenities. 

Lastly, the department is responsible for the upliftment of  local communities through the 

management of Enhanced Peopleõs Housing Programme (EPHP) projects. 

 

Public Housing Department:  This department is responsible to direct, manage and control the 

operations with regard to the transfer of the Cityõs public housing assets, as well as for tenancy 

transfer and management. The department is also responsible for the development and 

implementation of maintenance plans by assessing conditions, maintenance costing, and rollout. 

The department further oversees the effecti ve management and administration of properties 

envisaged to be retained as operational staff housing, and will soon be handing this function over 

to the Corporate Services Directorate in line with the Council recommendation.  

                                                           
1 Human Settlements Finance, Human Settlements Support Services (incl. Contract Management). 



 

3 | Page 

 

Informal Settlements Department : The primary function of this department is the upgrading of 

informal settlements through a variety of interventions, such as in -situ upgrading of informal 

settlements via the National Upgrading of Informal Settlements Programme, re -blocking and 

enhanced re-blocking as well as super -blocking. The latter interventions can result in individual 

serviced sites or the provision of shared basic services. In addition, the department provides basic 

municipal services to households residing in the backyards of City -owned rental housing.  

 

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 constitut ional 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 thei r home demolished without an order 

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

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 developm ent;  

¶ To promote a safe and healthy environment; and  

¶ To encourage the involvement of communities and community organisations in the 

matters of local government.  

 

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

facilitation of a sustainable housing development process and further lays down general principles 
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ap plicable 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 pri ority 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 

requires the City òas part of the municipalityõs process of integrated development planning, [to] 

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

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

housing development in its 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 nat ional and provincial government bodies to build the capacity of 

municipalities in order to facilitate assignments that are under consideration.  

 

1.3.3. Prevention of Illegal 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 

Squat ting Act, Act 52 of 1951. In the context of growing informal 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 u nlawfully 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 th e relationship 

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

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

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

resilience and good administration.  
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1.3.5. The National Housing Code and White Paper on Human 

Settlements  
 

The policy framework contained in the National Housing 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 acces s grant funding for 

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

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

government in the implementation of sustainable huma n settlements and contains policy prescripts 

that should be applied by provinces and municipalities 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 Act and Human 

Settlements Code. On 4 December 2024, Cabinet approved the White Paper on Hum an 

Settlements, which sets out the new policy direction of the Department of Human Settlements. The 

approved White Paper outlines a comprehensive policy framework to guide the development of 

sustainable, inclusive, and equitable human settlements in South Africa, aiming to address past 

shortcomings by prioritising spatial integration, inclusivity, and synergistic approaches while 

aligning with the constitutional right to adequate housing and the Sustainable Development 

Goals, focusing on creating liveable c ommunities with access to basic services and green spaces 

across urban and rural areas.  

 

Key points of the White Paper on Human Settlements are as follows:  

 

Constitutional alignment  Strongly aligns with section 26 of the South African 

Constitution, guaranteeing the right to adequate 

housing.   

Sustainable development focus  Incorporates principles of the Sustainable 

Development Goals, particularly Goal 11 on 

inclusive cities and human settlements.   

¶       Integrated planning  Aims to address spatial in equalities by promoting 

integrated planning across urban and rural areas.   

¶       Citizen participation  Encourages active citizen engagement in the 

development of human settlements.   

¶       Innovative approaches  Seeks to harness new and transformative meth ods 

for creating sustainable human settlements.   

Addressing gaps  Aims to rectify existing inconsistencies and gaps in 

housing and human settlements policies.   

¶ Collaboration across spheres  Promotes coordination between national, 

provincial, and municipal governments for 

effective implementation.   
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Future iterations for this Sector Plan will be informed by the Human Settlements Code once it is 

finalised 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 acces s to social facilities and essential 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 huma n settlements, stating 

five spatial 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 transf orming previous spatial inequalities 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 sustainab le resource 

management as one of ten 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 prioritisatio n 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 reference outlining the governmentõs 

main priorities for this perio d. 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 i n 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 publish 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 spending 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 spatial development 

frameworks.  

 

1.3.9. The Integrated Urban Developm ent 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 Tradit ional 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 creation and improved living 

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

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

residents actively participate in urban life.  

 

To achieve this transformative vision, four overall str ategic 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 social 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 bot h 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 

entrepreneurship and innovation, sustain livelihoods, enable 

economic growt h, 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 committ ed 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 the necessary resources and partnerships for 

incl usive 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 

outnumbered the rural populatio n 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 c ities 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 realisation of integrated sustainable human 

settlements, including:  

SDG 1: No poverty  

SDG 3: Good health and wellbeing  

SDG 6: Clean water and sanitat ion  

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 transport 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 Division of Revenue Act (annual Act)  

Å Local Government: Municipal Finance Management Act,  Act 56 of 2003  

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

Å Social Housing Act, Act 16 of 2008  

Å Housing Development Agency Act, Act 23 of 2008  

Å National Environmental Management Act, Act 107 of 1998, as amended  

Å Sectional Titles  Schemes Management Act, Act 8 of 2011  

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

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

Å Climate Change Act, Act 22 of 2024  

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 sustained long -term progress. As such, OneCape 2040 is a plan that 

recommends a ra nge 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 city within the Western Cape province, it is therefore 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.  

 

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 wit h infrastructure, a large number of 
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people live in poorly serviced 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 achieve 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 design 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 a nd reuse, including the adoption of 

energy to waste -to -energy 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 o f 

occupancy (tenure) options, including social rental. The latter principles have been 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, creati ng more opportunities for people to live in better 

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

transformation, where it can be utilised in the province, which processes to follow, 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. 

 

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 become 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 
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use the public resources entrusted to us to co -create a city 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 o f 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 m ore resilient and a more spatial 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 hop e 

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  

 

Figure 2 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.  
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Figure 2: IDP housing objectives and programme  

 

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 to facilitat e the 

development of affordable housing by public and private actors in well -located areas of the city. 

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 pl an.  
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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 Manage ment Framework (DSDF -EMF) were  approved by Council on 26 January 

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

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

demographic s and land use projections, implications of rapid urbanisation 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 

Environmental  Management Act (NEMA) Environmental Management Framework Regulations, 

2010. 

 

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

accordance with the provisions of the Local Government: 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 vision, policy parameters and development 

priorities that support a future spatial form and structure of the city.  

 

The integrated District Spatial Development Framework and Environmental Management 

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

level detail and gives 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 further 

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 pl anning 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 2022/23 ð 2026/27 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 an d sustainable city. The vision supports the Cityõs 

spatial transformation objectives to better serve all residents and businesses. It recognises the 

historical challenges and constraints faced by the City and opportunities the City can capitalise 

on  toward s achieving this goal,  including;  

¶ working in partnership with the private and public sector;  
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¶ 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 sustainability 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 sp atial strategies. These are embedded in the IDP foundation 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 oppor tunities.  

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

development, food security and environmental protection.  

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

 

The three spatial strategies serv e 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 ra il networks), facilities and systems within the city. 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: 
 

¶ create an integrated transport system;  

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

services;  
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¶ 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 distances 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;  

¶ ine fficiencies in the minibus -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 business 

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 Strategy  
 

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 so cial ills, while enabling people to participate in their own 

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

inclusive city. The Human Settlements Directorate will as far as possible align its interventions/plan s 

with these principles.  
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1.5.6. Cape Town Water Strategy  
 

The Cape Town Water Strategy sets the city 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 facilitating 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 interventions and plans set out within the IHSSP are closely aligned with the 

principles of the Water Strategy.   

 

1.5.7. The City of 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 Resilience Strategy is based 

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

five pillars ar e illustrated in table 2 below:  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 2: Five pillars of the City of Cape Town 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 

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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several previous ac tion plans. The adoption of the Climate Change Policy in 2017 was an 

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 str ategy therefore builds on the 

commitments of the 2017 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 optimisat ion 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 Cha nge 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 maj or 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 achieve 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 role to play in helping South Africa meet its nationally determined contributions in 

terms of the Paris Agreem ent. 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 component of the Deadline 2020 commitment includes a parallel 

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

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

development and implementation of transformational energy efficiency policies and 

programmes, working towards zero car bon 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. 

Alth ough 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 government  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. OVERVIEW  
South Africaõs population grew at a rate of 1,8% in 2022, with approximately 68% of the population 

living in cities (Statistics South Africa, 2023) . This number is expected to rise to 71% by 2030. The 

sustained proliferation of informal settlements in South Africa reflects both the challenge of 

housing inadequacy and the resilience and innovation of the most vulnerable, who develop 

informal dwellings when formal markets are unaffordable. Across South Africa, 22% of the total 

urban population lives in informal settlements. As such, South Africa continues to face significant 

challenges wit h adequate and affordable housing for much of the low -income population, 

despite decades of comprehensive government -subsidised housing delivery.  

According to the Census 2022, the Western Cape has the fastest -growing population in the 

country, at 2,2% per annum between 2011 and 2022 (table 6). This is significant as it matches the 

highest estimate, a òvery high growth rateó as projected by the City (City of Cape Town, 2023a) . 

This growth has a significant impact on the cur rent infrastructure, and the socio -economic, 

cultural, and environmental structures of the city and region, and will continue to shape the future 

sustainability of the province and city well into the future.  
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Province  Population  

2011 

Population  

2022 

Co mpound annual growth rate  

Western Cape  5 822 734 7 433 020 2.2% 

Mpumalanga  4 039 939 5 143 324 2.2% 

Gauteng  12 272 263 15 099 422 1.9% 

Limpopo  5 404 868 6 572 721 1.8% 

KwaZulu -Natal  10 267 300 12 423 907 1.7% 

South Africa  51 770 560 62 027 503 1.7% 

Northern Cape  1 145 861 1 355 945 1.5% 

Eastern Cape  6 562 053 7 230 204 0.9% 

North West  3 509 953 3 804 548 0.7% 

Free State  2 745 590 2 964 412 0.7% 
 

Table 6: Compound annual growth rates per province, Census 2022  

In terms of metropolitan municipalities, the Census indicates that Cape Townõs population is also 

growing at 2,2% per annum, a higher rate than the country average, and the third fastest -growing 

metro in the country. The Census puts Cape Town as the second largest mun icipality by 

population after Johannesburg. However, at a growth rate of 2,2% compared to Johannesburgõs 

0,7%, Cape Town was set to become the most populous metro in South Africa by 2023.  

 

Metropolitan municipality  Population  

2011 

Population  

2022 

Compound annual growth rate  

City of Tshwane 2 921 488 4 040 315 3.0% 

Ekurhuleni 3 178 470 4 066 691 2.3% 

City of Cape Town 3 740 031 4 772 846 2.2% 

Buffalo City 781 853 975 255 2.0% 

City of Johannesburg 4 434 631 4 803 262 0.7% 

Mangaung 775 184 811 431 0.4% 

Nelson Mandela Bay 1 152 115 1 190 496 0.3% 
 

Table 7: Compound annual growth rates per metro, Census 2022  

As urbanisation and population growth are inevitable, a proactive and sustainable response is 

required to address the challen ges and opportunities that urbanisation presents, including 

improving 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 are simply not enough state resources to provide housing to all who need it. Accepting 

informality opens up the space to implement innovative responses that can upscale the delivery 
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of housing and integrated human settlements by all actors within the  human settlements 

environment.  

 

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

context as it relates to population/household in dicators, socio -economic trends, property trends, 

housing demand indicators and national grant funding trends.  

 

2.2.1.Overview on population growth within the city   

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

estimated 1 452  845 households. The Census 2022 report indicates that formal dwellings, as a 

proportion of all dwellings,  increased from 78% in 2011 to 88% in 2022, whereas informal dwellings 

declined from 22% in 2011 to 12% in 2022.  

If one assumes that one ho usehold corresponds to one dwelling unit (a simplifying assumption), 

then formal dwellings in the cityõs extent have increased by some 430 000 in the eleven years since 

the last Census, while informal dwellings decreased by some 60 000 units. These finding s, at odds 

with what may be directly observed or via remote sensing data, should be treated with 

circumspection and require more investigation.  

City of Cape Town  

Census Housing Results 2  
2011 2022 Increase/Decrease  

Population  3 740 031 4 772 846 1 032 815 

Number of households  1 068 515 1 452 845 384 330 

Average household size  3.5 3.3 -0.2 

Formal dwellings %  78.4% 87.5% 9.1% 

Informal dwellings %  21.6% 11.7% -9.9% 

Formal dwelling  837 716 1 271 239 433 524 

Informal dwellings  230 799 169 983 -60 816 
 

Table 8: Summary of population, households, and dwelling type for the CCT, Census 2022  

In August 2020, the Cityõs Policy and Strategy Department (Research Branch) developed 

household growth projections (CoCT  Policy and Strategy Department, 2020)  as an input to the 

Cityõs Future Land Use Model. These projections represent the Cityõs synthesis perspective on the 

most likely demographic growth scenarios between 2020 and 2040, and the implication of this 

                                                           
2 Formal and informal dwellings were calculated making the assumption that households equate to dwellings. Formal and informal 
dwelling percentages will not add up to 100% as traditional and other dwellings are not included.  
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new  growth on future housing demand. These projections are used as the base data source for 

all sector plans within the City, thus aiding alignment.  

The City projects that an additional 630  270 dwelling units will be needed from 2020 to 2040, an 

average of 3 0 013 units per year. This is broken down into housing types and income brackets. The 

housing types are based on historical trends and assume a continuation of modes of development 

without intervention from the City. As such, they are included here for ref erence, and not as what 

is planned by the City. The income brackets projected are directly useful; however, as modes of 

delivery will ideally be different (for example, subsidised formal housing rather than informal 

settlements) the past trends of growth w ithin income brackets in the city provide a reasonable 

projection of what needs to be catered for in terms of land and housing opportunities.  

Growth in demand per dwelling type  

Error! Reference source not found.  and Figure 4: Total projected additional units, 2020 -2040 by 

dwelling type  

 below indic ate the projected growth by housing type if current trends were to continue, based 

on data from the Cityõs Residential Growth Estimates report (CoCT Policy and Strategy 

Department, 2020) . From these, it is apparent that while t he majority of the new growth is in the 

formal main dwelling category, there is also a projected growth in informal main dwellings, and 

additional dwellings informal (ADI).  

 

 

Figure 4: Total projected additional units, 2020 -2040 by dwelling type  
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Figure 5: Accumulative additional units per year, by dwelling type  

Growth in demand per income bracket  

The projections contained below ( Error! Reference source not found.  and Figure 6:  Total projected 

effective demand (in units) by income bracket based on past trends  

) show the breakdown of projected new housing units required in the city from 2020 to 2040 by 

income bracket. The projections have been calculated at a constant growth rate to 2040, and 

do not assume variation within the affordability brackets.  Error! Reference source not found.  below s

hows the distribution of projected additional effective demand for housing per income bracket.  
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Figure 6:  Total projected effective demand (in units) by income bracket based on past trends  

 

Figure 7: Accumulative additional units per year, by income bracket based on past trends  

 

It is apparent from the above  that the bulk of the housing need will be in the lower income ranges, 

with the four lowest income categories (R14 999 and below) making up 73% of the need by 2040. 

The two lowest income categories have the largest requirement (47% combined), with an 

estimated130  000 units (21%) needed in the full subsidy bracket (R0 to R3  499 income), and 161  000 

(26%) needed in the GAP housing category above it (R3  500 to R6 999). The subsidised range of 

housing typologies (including GAP housing up to  R21 999) makes up 79 % of the housing needed 

by 2040, with the remaining 21% in the market housing range of R22  000 and above.  

This implies that the Cityõs housing needs will continue to require some sort of subsidy, or state 

intervention to enable the market to build more af fordable housing. This might include 

support/incentives for small -scale affordable rental unit developers (SSRUs), the release of 

municipal land, land preparation and sale, or inclusionary housing. 3  

Table 9 and Error! Reference  source not found.  below disaggregate the projected growth in e

ffective demand for housing per income category and year, showing the yearly rate at which 

units must be provided leading to 2040. This demand is directly proportional to the total 

requirements presented above. Distribution of effective demand by income group is useful for 

planning housing delivery. In the broad subsidised range (up to R21  999 household income), 

almost 24  000 units need to be delivered per annum to meet the demand growth in the Cityõs 

                                                           
3 It is unlikely that inclusionary housing improves affordability citywide. It is more effective as a spatial mechanism ï that is, to 

provide a relatively small number of units in well-located nodes (i.e. close to jobs) but with very high land values. 
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boundary, w ith approximately 6  200 market units needed per annum. This information is important 

as it will shape long -term planning within the City.  

 

Income bracket  Average units needed per year  

to accommodate growth  

1. Full subsidy R0 - R3 500 6 274 

2. Lower GAP market R3 501 ð R7 000 7 695 

3. Middle GAP market R7 001 - R10 000 4 173 

4. Middle GAP market R10 001 -  R15 000 3 780 

5. Upper GAP market R15 001 - R22 000 1 855 

6. Middle market R22 000 - R39 999 3 597 

7. Upper market R40  000+ 2 640 

Total 30 013 

 

Table 9: Projected average unit growth per year by income category, 2020 to 2040  

 

 

 

Figure 8: Projected housing units required per year by income category 2020 to 2040  
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2.3. KEY ISSUES IDENTIFIED  
 

2.3.1. 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-

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 10: Proportion and number of properties by market segment, 2021  

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 hou seholds 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.  

 

This once again reinforces 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, thu s 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.   
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2.3.2. Government housing supply  
 

The City has made a significant contribution towards the delivery of housing opportunities to the 

most vulnerable households within the municipal area. Map 1  below provides a spatial depiction 

of the subsidised housing programmes delivered by the City for the period 2011 to 2024 in an 

attempt to respond to the ever -growing demand. The various housing interventions as displayed 

on the map are categorised as follows and yielded an estimated 52  667 over this period (see table  

11 below):  
 

¶ BNG, which includes BN G, institutional and EPHP projects  

¶ Public rental housing  

¶ Affordable housing, which includes social housing and First Home Finance (FHF 4) housing 

opportunities  

¶ Land restitution projects  

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

blocking and TRAs  

 

Reflecting on the projected housing demand (section 2.2) and the estimated number of housing 

units to be developed annually across all income groups to meet this demand, it becomes evident 

that there is a huge d isparity between what the state is able to deliver annually within its available 

resources and what is expected to address the demand. As acknowledged in the Cityõs Human 

Settlements Strategy, this requires the City to not only focus on its role as a housi ng provider, but 

to embrace the role of an enabler and regulator within the built environment.  

 

 

Table 11: Housing delivery within the City of Cape Town for the period 2011 ð 2024 

                                                           
4 Formerly known as Financial Linked Individual Subsidy Programme (FLISP) 
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Map 1: Subsidised housing delivery by the City for the period 2011 ð 2024 

2.3.3. Housing backlog  

 
Housing backlogs can be understood broadly through estimations of unmet housing demand, 

and are formally tracked through various datasets, including the Cityõs Housing Needs Register 

(HNR). This unmet demand, however, also manifests through the diverse forms of informality 

apparent in the city, from freestanding informal settlements to informal land occupations, 

backyarder settlements, instances of rough sleepers  or homelessness, or through overcrowding 

within the existing residential fabric. These fluid and complex manifestations of unmet housing 

needs make it difficult for the City to measure backlogs accurately.  

The two key systems for measuring housing needs o r unmet demand in the city are the Housing 

Needs Register (HNR) and the Informal Settlements roof counts datasets. The Housing Needs 

Register tracks demand by documenting residents and households who express a need for 

housing, and collating information on  housing needs, location, and affordability levels of potential 

beneficiaries. The HNR informs the allocation of state -subsidised housing, enabling fair and 

transparent allocation of housing opportunities. The Cityõs Department of Informal Settlements 

cont inually tracks areas of informality (AOIs) through aerial photography and annual settlement 
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surveys. This data are reviewed and updated annually, furnishing the CCT with information to 

formulate responses.  

Presently, the different systems of tracking unme t needs are separately administered and 

managed. To achieve a more holistic view of housing demand in the city, there would be a need 

to consolidate the information from these demand management datasets. These would provide 

a more consolidated picture of h ousing needs, affordability levels of potential beneficiaries, and 

areas of intensified pressure or demand for housing. The City recognises this limitation and 

envisages to address this in future iterations of the IHSSP.  

 

2.3.3.1 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 primary purpose of the 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 Infrastructure sources potential 

beneficiaries of their BNG housing projects developed within the city from the Cityõs Housing 

Needs Register.  

 

As of September 2024, 412 073 applicants had registered their need for housing on the Cityõs 

Housing Needs Register and were still awaiting housing opportunities ð of these it is estimated that 

19 200 have a disability status and 35  600 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-ec onomic circumstances at the time of completing a housing subsidy 

application form will determine their eligibility for the project. Furthermore, upfront screening of 

applicants is not prioritised as in many instances it takes years from the date of registr ation 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 p roject.  

 

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

of real housing demand within the city as, 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 for the 

various state -subsidised housing programmes. Notwithstanding this limitation, the Housing Needs 

Register still remains an important tool for the City to utilise.  
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2.3.3.2 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:  

  

¶ 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  

Due to the various characteristics and categories of informal settlements, the term ôareas of 

informalityõ will be used to describe informality trends.  Map 2  below illustrates the areas of 

informality across the city.  
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Map 2: Location of areas of informality across Cape Town  
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The graph below provides an indication of the rapid informal structure growth within informal 

settlements across the city 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 occ upation incidents.  

 
 

 

 

Figure 9: Growth in number of informal structures for the period 2013/14 ð 2022/23  

 

To determine the income distribution of households living in areas of informality, the General 

Household Survey 2022 was used  (Statistics South Africa, 2023) . The data were filtered to include 

only the city extent, and the dw elling types that included òInformal dwelling/shack in backyardó 

and òInformal dwelling/shack not in backyard, e.g. in an informal/squatter settlement or on a 

farmó. The income breakdown for these dwelling types was then mapped to the corresponding 

income brackets in the Cityõs residential growth estimate (CoCT Policy and Strategy Department, 

2020). This subset has a generally lower income than the demand based on growth in the city, 

with 42% eligible for a full subsidy (<R3  500), 30% in the lowest GAP category (R3  500-R7 000), and 

the remaining 28% falling in the top three GAP categories (R7  000-R22000). The results are shown 

below.  
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Figure 10: Percentage of households per income category  

 

2.3.4. 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 cha llenge to the City, as unlawful 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 occupations 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 encroach ment 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 unlaw fully does not speed up the process 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 betwe en 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 l ockdown 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 occupati ons. Between March 2020 and October 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 11: Unlawful land occupation trends, 2016 ð 2020 

Table 12  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 previously highest year.  

 

 
 

Table 12: Land occupied as at June 2020 by ownership  

Map 3 to 6  below depict the dramatic increase in land occupation from 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) 5 

                                                           
5 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  
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Map 6: Land unlawfully occupied for the period November 2022 ð November 2023  
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Map 7: Land unlawfully occupied for the period November 2023 ð October 2024  
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2.3.5. Projected socio -economic and dwelling trends  
 

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. Inf ormal 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 dwelli ngs 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 projectio ns 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 projecte d to account for 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. Recog nising new informal 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 projected to be occupied by the lower -GAP market at 38% and the full -subsidy market at 32%.  

 

2.3.6. 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 human settlements 

programmes.  

 

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

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

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

housing programmes need a complete str ategic 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 fiscally 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 delivery of top structures as part of the BNG housing programme. Of the 412  073 
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applicants r egistered on the Cityõs Housing Needs Register awaiting a housing opportunity, 

approximately 19 200  have a disability status and 35 600 are over the age of 60. This suggests that 

for the vast majority of applicants, the BNG housing programme might not be t he 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 projected for the next three years. This gives the City 

some indication of nationa l priorities.  

 

 
Figure 12: Grant funding 2022 ð 2024 and projected for 2025 ð 2027 

 

Total grant funding is relatively stable; however, there is a clear decline by 2027. Overall, the City 

has significant grant funding allocated. However, the current funding allocation is insufficient to 

support the substantial investment requirement for th e Human Settlements pipeline . As such, the 

City will need to explore potential options to increase its current allocation, in addition to potential 

alternative funding sources.  

 

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 t o respond to in fulfilling its 

mandate. Spatial and transversal considerations are analysed, and key strategic shifts identified 
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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 prod ucing 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 wi ll 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 private 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 i mportant to note that residential development is 

projected to be more stable than commercial or retail development.  

¶ 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. Cabinet approved the White Paper on Human 

Settlements on 4 December 2024 and this will set th e new strategic vision for the sector. 

Following on this, a Human Settlements Act and the National Human Settlements Code will 

be developed, which will bring about new policy instruments. The finalisation and timing 

of this policy reform are, however, unce rtain 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 nation al 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.  

¶ 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 property 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.  
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¶ Unlawful land occupation:  The City is experiencing significantly increas ed 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 implementation of existing projects. Responding to unlawful la nd 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 inappropriate 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 project 

implementation.  

¶ Uncertainty over emergency housing poli cy 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 government. 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 scarce funding for other interventions such 

as informal settlem ents 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 communities, such as 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 c onflict, 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 t he 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 (NIMBY) has a real impact on the location of housing 

deve lopments, and has led to the cancellation of certain human settlements projects. 

There is an inherent tension between the importance of communities being involved in the 

development of their neighbourhoods, and in some instances this blocks the 

implementat ion 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 econ omic logic:  Many post -apartheid 

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

economic logic, being far from economic opportunities, which is 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.  
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¶ Safety and s ecurity on construction sites:  An emerging trend that has befallen many state -

led infrastructure and human settlements projects is the imminent risk to the 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 these additional costs. Many projectsõ tenders had to be cancelled or 

placed 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 public and private sector investment, as illustrated 

in table 13  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 sam e 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 in th e inner urban 

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

transport corridors, and enabling higher -density and mixed -use developments.  

 

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  

Inc lude 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 areas, 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 signi ficantly 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 13: Spatial transformation areas  
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Figure 13: Spatial vision of the city  

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 

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 o n inward growth rather than promoting urban sprawl. The following criteria 

proposed by the City have been taken into account 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 city 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 spat ial 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 t he City are in the form of IZs; 

and  
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- The current catalytic projects that have been identified by both National Treasury and the 

national Department of Human Settlements 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 

transformation and consolidation by ensuring that the delivery of housin g is used to restructure 

and revitalise towns and cities, strengthening the livelihood prospects of households and 

overcoming apartheid spatial patterns by fostering integrated urban forms. The identification of 

PHSHDAs is aimed at aligning national housin g 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 settlements, new developments (greenfield), 

social housing restruct uring 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 integrated human settlements.  

 

The national Department of Human Se ttlements 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 14 and shown in figure 14 below.  

 

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 

the increased industrial activity 

envisaged  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 account 

the Koeberg Nuclear Plant and 

effective execution of the 

Koeb erg 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 proposals from 

the City, taking into account the 

rollout of the Blue Downs Rail Link, 

Provincial Housing Projects and the 

envisaged MyCiTi rollout in the Blue 

Dow ns 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 City agreed upon.  
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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 include 

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, Philippi, 

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 an d the City 

agreed upon.  

Table 14: Gazetted PHSHDAs within the City of Cape Town  
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Figure 14: Gazetted PHSHDAs within the City of Cape Town  

¶ 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 amenit ies, with the aim of catalysing spatial 

transformation. The SHRZ is thus an important spatial structuring element in guiding the planning of 

social housing projects. Map 8  below illustrates the gazetted restructuring zones within the City of 

Cape Town.  
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Map 8: Restructuring zones for the City of Cape Town  
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Figure 15: 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 being developed by other 

directorates within the City. This sect ion 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 medium term.  

3.4.1. Transport  
 

The following issues link with i mplementation priorities for the Human Settlements Directorate:  

¶ Rail 

Rail is the backbone of Cape Townõs public transport network, but the serious decline in 

infrastructure and service, exacerbated by encroachments of informal settlements into the 

railway reserve, has led to commuter services being discontinued on the Centr al Line in or around 

October 2019, resulting in the line being deemed unsafe and not meeting the required standards 

for optimum and safe operation. PRASA has thus been unable to provide commuter services on 

the Central Line and many passengers have been fo rced onto the road network, leading to 

gridlock during the peak periods.  

 

An estimated 5  195 households have unlawfully settled on the PRASA Central Line. The households 

consist of the following:  

 

a.  Approximately 1  254 occupants have erected their homes on the PRASA Central Line in 

Langa.  

b.  Approximately 3  688 occupants living in and around the Philippi Station; and  

c.  Approximately 253 more occupants living at the Khayelitsha Station.   

 

This programme includes the relocation of 5  195 households 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 15 below).  
 

NO. STATION PROPERTY DESCRIPTION NUMBER OF INFORMAL 

DWELLINGS 
ESTIMATED SIZE OF LAND 

REQUIRED (HA) 

1 Langa  Portion of erf 114412 Cape Town  1 254 4,6 

2 Philippi  Portions of various properties  
 

  3 688 46,3 
3 Philippi  Portion 1 of No. 678, Cape Town  

4 Nonkqubela  Portion of erf 40793 Khayelitsha   253 

 

4,0 

5 Nonkqubela  Portion of erf 40794 Khayelitsha  1,0 

TOTAL   5 195 55,9 

 

Table 15: Estimated number of dwellings and households to be relocated per property  
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The national Department of Transport (DOT), the national Department of Human  Settlements 

(NDHS), the national Department of Public Works & Infrastructure (DPWI), the Western Cape 

Department of Infrastructure (WCDI), the Western Cape Mobility Department, the City of Cape 

Town Municipality (CCT), the Housing Development Agency (HDA)  and Passenger Rail Agency of 

South Africa (PRASA) concluded an Implementation Protocol (IP ), as provided by the 

Intergovernmental Relations Framework Act, Act 13 of 2005 in March 2022 to facilitate the 

resettlement of households currently residing on the PRASA Central Line in the CCT, to allow for 

the rehabilitation and reopening of the line. This IP provides a framework aimed at facilitating the 

implementation of this relocation programme, and negotiations on the  scope, budgets and 

timelines are still ong oing.  

 

To successfully execute the programme, the following items are on the critical path and have to 

be activated and aligned accordingly. These include;  

 

a.  Overall funding confirmation for the implementation of the programme.  

b.  Securing of land (privately o wned and/or state -owned) for relocation purposes.  

c.  Facilitation of statutory processes required to enable the use of the secured land parcels 

for relocation purposes, in an expedited manner warranted by the emergency 

programme.  

d.  Effective community engagements with the affected communities of Langa, Philippi and 

Khayelitsha, as well as the receiving communities in proximity to the identified relocation 

site (to get their critical buy -in). 

 

 
Figure 16: Affected Central Line areas  
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Given the challenges facing the long -term relocation programme, and the immediate need to 

get the Central Line operational; the Implementation Protocol Steering Committee took a 

resolution to prioritise the immediate intervention, Operation Bhekela,  an intervention that entails 

infilling households located within a set buffer area.  

 

Should Operation Bhekela be implemented successfully, it would see the Central Line operational, 

even if at limited capacity. This approach has also been supported by th e Standing Committee 

on Public Accounts (SCOPA).  

 

Phase 1 of Operation Bhekela 2, which was the infilling of approximately 1  757 households, has 

been completed, and Phase 2 of Operation Bhekela 2, which is for the temporary relocation of 

approximately 856 households to PRASA -owned land (Philippi, Stock Road site) was been 

completed in January 2024. Due to the interventions made by the Implementation Protocol 

Steering Committee, the SCOPA and the various political principals, the immediate intervention 

(Oper ation Bhekela) has made way for the resumption of a limited rail service (subject to 

completion of infrastructure works by PRASA) from Cape Town CBD to Langa, Langa to Nyanga 

(Operation Bhekela 1) and Nyanga to Philippi, Philippi to Nolungile and Philippi to Kapteinsklip 

(Operation Bhekela 2). The ultimate goal is to ensure the relocation of households up to Chris Hani 

Station through immediate temporary intervention and long -term permanent relocation.  

 

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 the  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 Blu e Downs rail link and 

corridor will run from Kuils River Station and link up with Nolungile Station in Khayelitsha, as shown 

in map 9 below. The railway line will cross through various settlements and four informal settlements 

namely Khayelitsha, two in Mfuleni and north of the proposed Wimbledon Station. Residents of the 

latter settlements, which approximate up to 5 000 households, nee d to be relocated prior to 

commencement of construction. The scope of work will be to ensure that sufficient land is 

identified and that all the required legislative processes and approvals have been obtained for 

implementation. This project is dependent o n the prioritisation of projects by PRASA, and as such 

will be delayed due to a focus on the reintroduction of the commuter rail services in the Metro 

Southeast/Area Central.  

 

Delays associated with the Blue Downs rail link have a significant impact on ho useholds 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 settlement projects 
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are also in the Metro Southeast ð where d emand is high ð and these need to be supported by 

effective public transport links.  

 

 

 

Map 9: 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 Transport 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,  and hence the 

southern rail network in particular is crucial in ensuring the provision of public transport and 

connectivity between  residential areas in the Metro Southeast to employment opportunities in 

other parts of 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 Central 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 10: MyCiTi Metro Southeast corridor location  

An update of the Integrated Public Transport Network Plan (IPTN) is under way, which will result in 

a plan that is more incremental, as it includes all PT services. Road -based projects emanating from 

it will not just be the next MyCiTi ôred routeõ truck route, but also other corridors that can provide 

PT advantage along them.   

 

¶ 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 pro jects the future location of residential and non -residential 

land uses. The current IPTN is based on a land use scenario that 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 al l 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.   
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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  

Integrated planning between Transport and Human Settlements can ensure that TRAs are 

supported by accessing existing transport services.  

Å Public transport interchanges (PTIs)  

PTIs are being built or upgraded annually as per an approved priority plan.   They provide important 

transport infrastructure to HS and ôspin-offsõ for residents, such as social spaces and opportunities 

for trade.  

Å Walk ing and cycling  

The City has a programme for rolling out cycling infrastructure in all four regions.  A new Walking 

and Cycling Strategy is being developed to replace the existing Cycling Strategy and NMT 

Strategy.  A programme of projects will be developed,  guided by this strategy.  

All HS projects should provide constructed, clear sidewalks and street lighting so that all users can 

safely and comfortably walk to their destinations and to public transport. Landscaping is an 

important contribution to human com fort on the route.  

Universal access is a consideration for all road networks.  

Å Road safety  

A road safety strategy is currently being developed, which considers the safety needs of 

pedestrians/cyclists, passengers and drivers. Neighbourhood design and traffic calming street 

design are needed to reduce vehicle crashes and injury to residents.  This is especially true around 

schools, ECD centres and other social facilities, and at PT stops for safe boarding, alighting and 

street -crossing.   

¶ Settlement plan ning principles  

It is essential when planning for new settlements or development of housing projects to consider 

business and education opportunities in and close to settlements/projects to reduce the need for 

state housing beneficiaries to travel far to m eet their daily work, education, service and goods 

needs.  
 

3.4.2. Environmental management  

 

The following issues link with implementation priorities for the Human Settlements Directorate:  

Å Environmental management principles and approaches  

The IHSSP recognises the value of environmental management, climate change, resource 

efficiency, green infrastructure, resilience, and principles and approaches, and the ways these 

can contribute to objectives of improving social cohesion, greater use of p ublic spaces, and 
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creating safer, more integrated human settlements. In addition, such principles and approaches 

can:  

Å reduce risk from environmental hazards;  

Å protect and manage the Cityõs natural environment, including its natural and green 

spaces, nat ural assets, ecosystems, and ecological and green infrastructure;  

Å increase the cityõs resilience to the impacts of climate change; 

Å assist in addressing equity, by providing access to quality safe green spaces throughout 

the city, and in so doing promot e the reconnection of people and nature, improving 

health and wellbeing;  

Å improve liveability and connectivity in the city;  

Å optimise natural assets and systems for their ecological services, especially as they relate 

to climate regulation and adaptation , including water management;  

Å promote sustainable land -use practices and management;  

Å promote biodiversity conservation; and  

Å promote linkages and connectivity for ecological and social benefit.  

In this regard, the IHSSP considers the following princip les/approaches in relation to human 

settlements:  

Å Use green open spaces innovatively to create multifunctional spaces that can be utilised 

by the community for recreation, enjoyment, health benefits, provision of spaces for public 

concerts, urban agricul ture, stormwater management and other uses, whilst also ensuring 

that degraded sites are restored and regenerated, existing natural environmental assets 

are protected and enhanced, and new green infrastructure assets are promoted and 

created to reduce the risk of natural hazards such as water and flood risks, and adapt to 

climate change;  

Å Improve groundwater infiltration through SUDS and WSUD principles and practices, 

including permeable paving, where appropriate, and thereby minimising flood risks;  

Å Whe n laying out a new development, community facilities, public institutions and green 

open spaces should be clustered together or located along structured routes that result in 

resource efficiencies, improved liveability, improved multifunctionality of open spaces, 

and promotion of equitable access to such facilities and services;  

Å Ensure passive surveillance of green open spaces and pedestrian routes, where possible, 

to create safer neighbourhoods;  

Å Ensure that developments correspond positively with the a butting environment, such as 

the erection of permeable boundary walls or fences, creation of firebreaks, and establish  
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ecological buffers for developments adjacent to watercourses or ecologically sensitive 

open areas;  

Å Incorporate energy and water efficie ncy in the design and layout of settlements and 

structures, which will improve liveability, reduce operation costs, and improve resource 

efficiency;  

Å Promote the retention of existing trees, and the planting of suitable, indigenous or resilient 

tree speci es; 

Å Promote fire breaks and ensure appropriate spacing between structures to reduce the 

spread of fires and to allow for movement of emergency services;  

Å Promote the use of resource -efficient materials and low -carbon designs, where 

appropriate.  

Å Incorp orate non -motorised transport and walkability, and promote access to public 

transport options in relation to City -led housing developments;  

Å Ensure the protection of green infrastructure on greenfield sites;  

Å Ensure that City -led housing developments are  designed, constructed and equipped to 

promote the safety of life and property during fires;   

Å Encourage the inclusion of walkable pathways and non -motorised transport infrastructure, 

where applicable, in relation to developments where such interventions  can improve 

access to green open spaces;  

Å Consider the Cityõs Bioregional Plan in housing delivery; 

Å Implement sustainable stormwater management measures (including promotion of 

permeability and ground water filtration) in order to reduce flood risks and associated risk 

to life and property;  

Å Consider ecological buffers in relation to City -led housing developments that are adjacent 

to or bordering natural areas or green spaces, including watercourses, to contribute to the 

attenuation of natural risks such as floods and fires, and help reduce edge effects of 

settlements on natural areas;  

Å Encourage City -led housing developments to interface positively with the abutting 

environment;   

Å Ensure that City -led developments do not negatively impact on green  open spaces and, 

where possible, contribute to green corridors and connect the cityõs open spaces; and  

Å Consider the urban tree canopy (retention and enhancement) and urban greening in 

relation to City -led housing developments;  

Å Natural systems plannin g.  
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The IHSSP considers both the Biodiversity Network (BioNet) and Green Infrastructure Network 

(GINet). which aim to ensure conservation and restoration of biodiversity and ecosystem services.  

These are recognised in the Integrated Development Plan (IDP) a nd are included in the Municipal 

and District Spatial Development Frameworks (MSDF, DSDF).  

The BioNet, a fine -scale systematic biodiversity plan for Cape Town, identifies and prioritises areas 

of biodiversity importance in relation to biodiversity pattern and process, to ensure protection of 

a representative sample of biodiversity, meet vegetation targets in the city, as well as to promote 

sustainability and climate resilience.   

The GINet, derived through interrogation of natural and green open spaces thro ugh a lens of 

ecosystem service -based questions, highlights ecosystem services provided by them from an 

ecological, social and infrastructural perspective, as well as where opportunities to enhance them 

exist. It is the spatial component of the Green Infra structure Programme (GIP), the purpose of 

which is the protection and enhancement of existing natural assets and the promotion and 

creation of new GI assets, in order to underpin the sustainability of the city, enhance the cityõs 

living environment and imp rove its resilience to the effects of climate change.  

The GINet aims to act as an informant to development decision making to help ensure that 

ecosystem services and green assets are maintained and, where possible, enhanced or created.  

¶ 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 ar eas 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 11: 2020 Metro Southeast Strandveld Conservation Implementation Plan (CIP)  



 

58 | Page 

 

¶ 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.  

 

¶ Resource efficiency and gre en procurement in human settlement projects  

There are a range of low -cost and no -cost interventions in relation to government -led housing 

delivery that can result in significant living improvements for housing recipients and at the same 

time have co -benef its related to improved resource efficiency and protection of green 

infrastructure  

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 gr een 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 incorporatin g resource efficiency and 

environmental sustainability features in the design and construction of City housing projects, 

including: the Witsand ôiEEECOõ (integrated-energy environment empowerment 

cost[1]optimisation) low -cost housing project; Morningstar h ousing project; Greenville Garden 

City; Ocean View stone houses; Dido Valley housing project; and Pelican Park housing 

development. These seek to promote resource efficiency and at the same time improve the living 

conditions and environments for housing re cipients and occupants. Resource -efficient 

interventions and passive design provide recipients and occupants with cost savings related to 

energy and water.  Examples of appropriate resource efficiency interventions include: roof 

overhangs, appropriate orien tation, insulation (particularly the installation of thermal ceilings), 

material use, ensuring natural lighting, and installation of low -pressure solar water heaters.  

Notwithstanding the latter achievement, there is still room for a transversal focus on ad vocating 

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 settlement projects to benefit from  national and 

international grant and donor financing options, and the Green Climate Fund for top -up funding 

for green technology climate resilience and resource efficiency interventions. This may include 

international and national development financing, climate financing, and green funds, such as 

the Development Bank of Southern Africaõs (DBSA) Green Fund and Climate Finance Facility (CFF), 

the Green Climate Fund (GCF) and  the Global Environment Facility (GEF).  
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Unlawful land occupations  

Unlawful land occupations (ULO) impact on biodiversity, land and river systems. ULO often results 

in the encroachment of green open spaces and other green infrastructure assets, which may 

cause irreversible environmental degradation, and impacts negatively on the biodiversity within 

these areas and compromises ecosystem service provision. Unlawful land occupations threaten  

proclaimed nature reserves, land identified for proclamation and other pockets of ecological 

significance (as identified in the Biodiversity  Network). 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 in the Cityõs Unlawful Land Occupation Framework).  

¶ inc reasing budget for the identification of unlawful land occupation hotspots so that 

proactive surveillance can be undertaken to secure and protect these spaces, and 

prevent unlawful land occupation before it starts; and  

¶ where required, following legal proce sses to remove unlaw ful occupants from nature 

reserves and green open spaces, and to undertake the necessary restoration and 

rehabilitation of unlawfully occupied spaces.  

 

Informal settlements  

 

There are a number of provisions and principles that the IHSSP  considers that are aimed at 

reducing risks and mitigating impacts of climate and environmental hazards, such as fires and 

floods, in relation to informal settlements. These include, inter alia:  

 

¶ promoting fire breaks and ensuring appropriate spacing betwe en informal structures to 

reduce the spread of fires and to allow for movement of emergency services;  

¶ promoting the use of building materials that are fire retardant;   

¶ promoting buffers for informal structures adjacent to watercourses in order to mitigate  impacts 

of floods;  

¶ supporting the establishment of multifunctional open spaces as part of upgrading informal 

settlements, such as community food gardens and other urban agriculture opportunities;  

¶ greening of informal settlements;  

promoting simple sustain able urban drainage system (SUDS) interventions;  

¶ promoting access and linkages with informal settlements subject to upgrades and green open 

spaces;  

¶ encouraging the retention of existing trees and planting new ones, especially indigenous or 

resilient tree s pecies that can help to improve physical health, slow rainwater or stormwater 

runoff, and reduce heat; and  

¶ proper consideration of the following in relation to informal settlement upgrades: settlements 

located in declared wetlands, nature reserves and bio diversity sensitive areas; settlements 

within the coastal edge; settlements located within ecologically sensitive areas; or settlements 

located in areas that are high fire risks.  
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3.4.3. Urban regeneration: Precinct development and precinct 

management  

 
The City of Cape Town, much like other large cities, have key economic nodes and centres that 

drive economic and social growth and development.  The Cityõs targeted urban development 

programme aims to concentrate investment in public infrastructure and oper ations in targeted 

areas to accelerate economic growth.  The City has committed to releasing City -owned land for 

economic growth and affordable housing within these areas.  

 

The targeted urban development programme, put forward in the Cityõs Integrated Development 

Plan, strives to enable private -sector investment aimed at inclusive economic growth and 

affordable housing delivery.  A key way of achieving this is to accelerate development of key 

precincts.  As such, targeted urban development will be undertaken in areas identified in the Cityõs 

spatial plans based on market performance and location potential, and in support of transit -

oriented development (TOD) and a more spatially integrated, higher -density and diverse built 

environment.  

 

The Catalytic Land Dev elopment Programme (CLDP), which was approved by Council on 31 July 

2019, provides a clear starting point for the Cityõs efforts towards targeted urban development as 

mentioned above.  The CLDP provided a spatial targeting mechanism and portfolio prioritisa tion 

framework (figure 17), which identified a portfolio of prioritised metropolitan, and sub -

metropolitan, TOD precincts namely the Bellville CBD, Philippi Opportunity Area, Gateway 

Catalytic Precinct and Claremont CBD. In addition, four C40 sites namely Athlone CBD, 

Kapteinsklip, Moquet Farm Diep River, and Tygerdal Monte Vista have been prioritised.    

 

 

Figure 17: TOD Portfolio Prioritisation Framework  

In 2023, the City Manager initiated the Precinct Development Programme, which directly relates 

to the IDP strategic objectives 1.4A (Local area development initiative) and 1.4B (Key economic 

precinct development) (figure 18). Through this programme, precin ct planning, precinct 
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development and precinct management is being pursued with the Bellville CBD identified as the 

pilot precinct.  

 

Figure 18: Precinct development cycle  

In addition to the above, the following IDP strategic obje ctives have relevance here:   

¶ 1.4C CBD Recovery and transition project; and  

¶ 8.1 Micro -developer improvement programme.  

Given the significant potential of the CLDP to deliver a diverse mix of housing typologies and 

tenures over the medium and long term, th e Human Settlements Directorate is working to ensure 

that development within these precincts  land in their plans.  

Bellville  CBD precinct  

As noted above, the Bellville CBD is the pilot precinct of the City Managerõs Precinct Development 

and Management Programme. As such, the short -, medium - and long -term interventions in the 

CBD are being assessed to ascertain if an area -based approach to pl anning, management and 

implementation is a superior option of delivery.  



 

62 | Page 

 

 

Figure 19: Bellvilleõs spatial vision 

The medium - to long -term regeneration of the Bellville CBD (figure 19) provides significant 

opportunities for mixed -te nure residential development as part of the comprehensive proposals 

for planning and enablement of the cityõs second metropolitan node. In the longer term,  Bellville 

CBD will accommodate approximately 50 000 housing opportunities for varying income groups.  

Housing typologies include open -market, affordable student accommodation (given the strong 

market demand for and cluster of tertiary academic institutions locally), social housing, and 

affordable/GAP/FLISP housing.  

The City is accelerating the planning an d packaging of two areas.  The first, AJ West Development, 

situated in the western portion of the CBD.  The CCT-owned erven accommodate a netball sports 

facility and a parking area.  The project aims to yield approximately 1 098 residential units along 

with retail opportunities and an ECD facility.  Part of the plan is to upgrade the portion of the 

Elsieskraal River (that marks the southern border of the site) into a welcoming public amenity as 

put forward in the Cityõs Liveable Urban Waterways programme. The river upgrade forms part of 

a wider project titled the Upper Elsieskraal River Corridor Plan, which is being driven by the 

Catchment, Stormwater and River Management Section of Bulk Services.  The plan also includes 

relocating the existing netball facility to Hardekraaltjie Camp Site, which will be consolidated into 

the Bellville Sports Precinct in line with work under way by the Recreation and Parks Department.  

A new electricity substation will be the final component of the project.  

The second, Government Precinct, is situated on the northeastern portion of the CBD.  The CCT is 

the majority landowner and plans to, with the private property owner, facilitate a mixed -use 

development consisting of affordable residential accommodation opportunities and a 

governm ent precinct, amongst others.  The development includes extending Church Street 
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eastwards to link with Robert Sobukwe, which marks the eastern border of the site.  The project 

could yield approximately 1 500 affordable residential units.  

Philippi opportunit y area  

A key component of the Philippi opportunity area (POA) Local Spatial Development Framework 

(LSDF) is an overarching strategy for human settlements, the POA Housing Framework that was 

developed in partnership with the Human Settlements Directorate.  The framework proposes a 

range of housing interventions, including infill opportunities, to enable greater densification and 

intensification of land use, whilst clustering public facilities, unlocking economic opportunities, and 

addressing encroachments exp erienced locally (e.g. Borcherds Quarry, Philippi Station, Site C, 

and Symphony Way).  The POA Housing Framework identifies land parcels for future high -density 

housing development that could yield approximately 9  000 housing opportunities.  

In addition, an d in support of the IDPõs initiative to support emerging small, medium and micro-

sized enterprise (SMME) developers of small -scale rental units (SSRU), Urban Regeneration is 

currently accelerating the planning and preparation of land use applications, and subsequent 

project packaging of a number of City -owned land parcels.  These projects, depicted in figure 20, 

have a potential yield of approximately 1  400 units. 

 

Figure 20: Philippiõs spatial vision  
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Gateway catalytic precinct  

In 2020, UCI/Urban Regeneration developed a conceptual vision for the Gateway catalytic 

precinct (see figure 21) 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 Wa terkant, 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 

Waterka nt and 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 approximately 4  000 

units of residential accommodation.  

The planning and project pa ckaging of sites on the Lower Buitengracht Road Reserve is being 

accelerated 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 releas e of land to the market, stimulating the supply of inclusionary housing.  

 

Figure 21: Gateway precinct development opportunities (including Lower Buitengracht sub -

precinct/portfolio)  
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Athlone CBD catalytic precinct  
 

Urban Catalytic Investment developed an Urban Design Vision (2022) for the public land in 

Athlone CBD in line with transit -oriented development objectives.  The study area includes the C40 

site abutting the Athlone Station (figure 22). Opportunities were identifi ed to provide an additional 

1 300 residential opportunities in the Athlone CBD precinct.  Project packaging for Block 8 in Aden 

Road was concluded during 2024 and will yield approximately 20 residential units.  The Athlone 

Stadium forms part of a separate pr ocess that is led by the Strategic Assets Department.  

 

Figure 22: Athlone CBD precinct (excl. the Athlone Stadium)  

Diep River catalytic precinct  

Urban Catalytic Investment developed an Urban Design Vision (2022) for the public land in Diep 

River in line with transit -oriented development objectives  per the TOD Strategic Framework (figure 

23). The study area includes the Council -approved C40 Reinventing Cities site (Moquet Farm) in 

close proximity to the Diep River Station.  Opport unities were identified to provide approximately 

1 100 residential opportunities (excluding Peninsula School or Block 4).  
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Figure 23: Diep River precinct land development opportunities  

 

Claremont CBD catalytic precinct  

Urban Catalytic Investment initiated the preparation of an Urban Design Vision at the end of 2022 

for the public land in Claremont CBD, in line with transit -oriented development objectives, around 

the existing Claremont rail station, and the proposed Claremont B RT station. Transport modelling, 

pedestrian and parking courts informed the long -term vision for this precinct. Figure 19 indicates 

the Claremont CBD precinct that could potentially yield 2  380 residential units.  
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Figure 24: Claremont CBD precinct land development opportunities  
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3.4.4. Community Services and Health  

 

The Community Services and Health Infrastructure Plan articulates the Community Services and 

Health Directorateõs infrastructure and investment plan to respond to the social needs of the cityõs 

residents. The plan has a short -, medium - and long -term frame covering a 15 -year period, and will 

be reviewed every five years. The plan is based on an analysis of facility standards, accessibility 

modelling, appropriate spatial location planning and available budget.  

 

The City takes an integrated precinct planning and development approach to providing civic 

and community facilities. This includes upgrading/expanding capacity within existing facilities and 

developing new facilities in areas of need, following a co -location and clustering of facilities 

approach. A hie rarchy of civic clusters (a network of 135 nodes illustrated on the map with 

numbers indicating ranking in terms of need) with community facilities operating at different scales  

has been identified and forms the basis of a development framework for communi ty facilities. This 

supports the principle of co -location and clustering of facilities within precincts taken by the 

Community Services and Health Directorate.  

 

As such, 24 precincts across the City have been identified as backlog or optimisation precincts  

and prioritised for investment to drive spatial transformation. The prioritisation of precincts was 

informed by modelling that identifies sufficiency and insufficiency (understand areas of need) in 

light of the different facility standards and population projections. The results are used as a data -

driven support tool to inform strategic planning, budgeting and implementation of community 

facilities. This investment is planned for and implemented through key programmes for the 

following line departments: Re creation and Parks, Community, Arts and Culture Development, 

Libraries and Information Systems, and City Health.  

 

The Recreation and Parks programmes include the Integrated Recreation Facilities Programme, 

which involves the clustering of sports and recrea tion and parks facilities within identified areas at 

a community scale, and the Regional Recreation Hubs Programme that involves developing and 

facilitating organised, formal sports, informal recreation and play at a regional scale. These are 

multi -code an d multi -use facilities that include soccer, athletics, cricket, netball, rugby, hockey, 

swimming, cycling and tennis that meet federation standards. Other programmes implemented 

include the optimisation programme to ensure that operation and maintenance re sources are 

utilised efficiently and effectively.  

 

The Community, Arts and Culture Development  programmes include the homeless shelter 

programme and the implementation of community facilities (ECD centres and play areas) within 

informal settlements. The LIS programmes entail optimisation of services and expansion of libraries, 

while City Health programmes include the National Core and Ideal Clinic Standards.  

 

Precincts and clusters of facilities where the benefits of agglomeration can be realised by resid ents 

and departments alike have been prioritised in order to guide future planning, design and project 

execution. Some current examples include Wallacedene, Enkanini, Delft, Wynberg, Elsies River, 

Blue Downs, Bellville, Philippi and Pelican Park.  
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Map 12: A hierarchy of civic clusters in terms of most facilities needed (numbers indicate rank)  

 
 

3.4.5. Energy  

 

3.4.5.1. Energy efficiency in new and existing homes  

For the provision of new homes, in particular low -income, affordable and government -provided 

new homes, consideration should be on reducing energy demand in and the running costs of 

housing through a range of low -cost and no -cost interventions such as pass ive design, higher -

performance building envelopes, energy -efficient lighting, insulation ceilings; natural lighting, 

installation of low -pressure solar water heaters and orientation of the house/development as this 

has a significant implication on achievin g energy efficiency. The implication for energy and 

human settlements is that a significant amount of effort needs to be put into the provision of 

energy -efficient homes via the design and specifications of the homes and the layout of the grid. 

This needs to be supported by driving energy efficiency in the national government subsidy and 

specifications. Incorporating low -tech solutions such as solar water heating would support this 

agenda.  
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Energy efficiency in existing homes needs to be supported by awaren ess and education 

campaigns that equip homeowners with practical tips and knowledge around energy use 

behaviours, and low -cost and no -cost interventions that can reduce household consumption in 

high -income homes. Small -scale embedded generation has been ex tensively adopted by higher -

income homes; this trajectory is supported by the City although the impact on management of 

the grid and municipal revenue model is being considered.  

3.4.5.2. Provision of energy and electrification to low -income housing  

The co st of energy is a major burden on the finances of low -income households and the effects 

of energy poverty are associated with numerous negative social, environmental and economic 

impacts. Considerations for the energy and human settlement nexus should be o n enabling better 

access to the current provision for affordable energy services via the lifeline tariff and free basic 

electricity (FBE) allowance. With settlements in the low -income households, increasing (including 

informal settlements and backyarding),  energy provision needs to be tailored in response to the 

specific challenges and conditions across these sectors.    

In addition to the FBE, the national Free Basic Alternative Energy (FBAE) Policy encourages 

municipalities to provide a minimum level of s ubsidised alternative energy where there is no 

electrification. Alternative energy services to the provision of grid electricity, such as LPG and solar 

energy, should be considered in cases where grid electricity connection is not possible to reduce 

fire risks, enhance community wellbeing and health, and improve climate resilience. Education 

regarding the safety of electrical appliances and infrastructure, and electricity tariffs and subsidies 

is an important aspect in reducing energy poverty and its effect s. 

3.4.5.3. Spatial integration and densification to support a low -carbon city: homes closer to 

economic opportunity  

 

The Cityõs Climate Change Strategy and Action Plan (approved in 2021) together with the Energy 

Strategy (approved in 2023)  provides high -level strategic guidance for decision making, planning, 

and project development to ensure a resilient low -carbon and energy efficient city for all. A 

specific action to achieve the vision is the densification and provision of housing close to  public 

transport nodes, schools, open spaces and economic opportunities. This is supported by several 

projects and initiatives within the city, such as the urban catalytic projects focus on densification 

and regeneration of existing central business hubs and districts by supporting or providing 

appropriate housing and commercial developments close to economic activity, transport nodes 

and services that support quality of life. Providing homes within these precincts needs to be done 

with the highest level o f energy efficiency to both reduce future demand and ensure lower energy 

costs for the occupant. Renewable energy needs to be provided as a standard response for the 

holistic, sustainable development of these large, long -term and complex projects to secure  a low -

carbon city.  

 

The Cityõs decision to support micro-developers is a key densification strategy. This market 

response to the need for affordable homes to rent or buy raises the need to interrogate how 

energy services are accessed and/or provided for by the City. In the drive to support the 

legalisation of these structures, supplied material can also address energy efficiency in homes.  
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3.4.5.4. Informal settlements  

The City of Cape Town has many informal settlements that are located on flood plains  w ith 

insufficient waste and drainage networks, causing increased flooding during the rainy season. This 

results in the loss of informal housing, soil erosion, poor water quality, injury and death, damage to 

public infrastructure, population displacement and  the spread of diseases. In response to the 

abovementioned challenges, the City will implement informal settlement upgrading programmes 

that seek to promote more resilience and better adaptation to climate change of informal 

settlements. Interventions to b e implemented include good -quality urban infrastructure and 

services design, coupled with better housing quality in terms of housing design and materials 

utilised,  especially building materials that can act as fire retardants. In addition, the City will 

co nsider the relocation of informal settlements located in high -risk areas, such as the floodplains 

and areas where there are high -voltage electricity cables overhead, if it is found to be impossible 

to provide services and would result in the construction o f infrastructure at disproportionate cost.  

3.4.6. Climate change  

The Cityõs Climate Change Strategy was approved by Council in 2021 and it provides high-level 

strategic guidance for decision making, planning, and programme and project development 

and implementation in respect of climate change. This strategy should be read in conjunction 

with the Cityõs Climate Change Action Plan, which provides a higher level of detail in terms of 

specific actions that will be implemented to achieve the vision, desire d outcomes and goals of 

this strategy. T able 16 below illustrates the action items for which Human Settlements was identified 

to play a leading role in achieving the desired goals.  
 

Strategic 

focus areas  

Goal(s)  Action(s)  Lead 

directorate/ 

department  

Supporting 

departments/directorates  

SFA 6: 

SPATIAL 

AND 

RESOURCE 

INCLUSIVITY 

 

Goal 10: Densify 

mass transit 

routes through 

mixed -use 

developments 

that support 

public transport 

and include 

social housing  

Action 10.2:  Promote and support 

integrated human set tlement 

development that is climate 

responsive  

Human 

Settlements 

Directorate  

Å Resilience  

Å Sustainable Energy 

Markets (Climate 

Change Team)  

Å Water and Sanitation  

Å Solid Waste 

Management  

Å Development 

Management  

Å Property Management  

Å Urban Planning and 

Design  

Å Social Development  

Å Recreation and Parks  

SFA 8: ZERO-

EMISSION 

BUILDINGS 

AND 

PRECINCTS 

Goal 15: All new 

buildings 

(residential, 

commercial) to 

be net zero 

carbon by 2030  

Action 15.3: Work to ensure that 

state -subsidised housing (including 

social housing, public rental 

housing and Breaking New 

Ground [BNG] housing) is energy 

efficient and climate resilient and 

that low -income residents have 

equitable access to essential 

services  

Human 

Settlements 

Directorate  

Å Sustainable Energy 

Markets  

Å Environmental 

Manageme nt  

Å Resilience  

Å Development 

Management  

Table 16: Climate Change Action Plan strategic focus areas in which Human Settlements plays a leading 

role  
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3.4.7. Water and Sanitation  

 

The core business processes of the Informal Settlements Basic Services branch are as follows:  

¶ The installation of taps and toilets as part of a yearly capital budget  

¶ The service  of sanitation facilities  

¶ The repair and maintenance of water and sanitation facilities in all informal settlements 

across the city  

¶ The employment of EPWP janitors responsible for the cleaning and servicing of water and 

sanitation  

 

In terms of the provision of water services across the city, up to 93% of households living in informal 

settlements have access to water service points. Accord ing to the national norms and standards, 

these taps need to be within 200  m walking distance of a household. Some 84% of households are 

provided with communal taps within 100  m walking distance.  

Concerning sanitation, more than 80% of households in informa l settlements are provided with 

toilets at a ratio of 1:5 through different types of sanitation typologies, and 11% of households have 

a 1:1 ratio in the form of PFTs. The quality of water service and sanitation services is linked to the 

ratios met as per prescribed national norms and standards and the City of Cape Town standards 

for service provision.  

Some of the constraints that affect the provision of water and sanitation include:  

 

¶ Infrastructure constraints: unla wful  connections cause low pressure flow for water; 

unavailability of bulk services; vandalism and theft  

¶ On -site constraints: Lack of an effective informal settlement profile and centralised 

database; landownership issues; high densities of areas of informality and/or informal 

settlements prohibi t the erection of engineering services; lack of space; constant 

blockages due to either overflow or negligence by community members who dispose 

foreign objects in toilets and gullies of taps  

¶ Political constraints: Conflicting political views/leadership iss ues; community attitudes 

towards the suitability of alternative sanitation typology; community rejection/opposing 

views on the typology/sanitation system; lack of ownership of the installed infrastructure in 

areas of informality; continuous protest actions ; community acceptance of various 

proposed/alternative water and sanitation mechanisms  

¶ Operational constraints: Incorrect reporting of faults; staff capacity constraints; fleet 

turnover time; lack of funding/insufficient budget provided for certain units  

¶ Conflicting operational mandates: Risks and future development planning (re -blocking, 

UISP upgrading, relocation)  

¶ Human resources: Lack of human capital hampers the rate of service delivery thus 

creating delays and disrupting operational efficiency  

¶ Natural disasters, physical and unforeseen parameters: Drought; fire damage; unsuitable 

topography; unsuitable geological conditions; greywater management issues  
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3.4.8. Property Management  

Property Management is the custodian of all land and building assets, and  manages the process 

of reservations of City land/buildings for various directorates, or the acquisition of land as well as 

the disposal of City land/buildings to external parties.  

One of the Mayoral Priority Programmes for this term of office is City land  released for affordable 

housing. The Human Settlements Directorate and Economic Growth Directorate (which the 

Property Management Department is part of) are collaborating to identify, reserve and dispose 

of well -located City land for the development of af fordable housing. As part of this collaboration, 

City land can be released at a discounted rate for the development of social housing. This ensures 

that land costs are significantly reduced, thus enabling the financial sustainability of social housing 

in w ell-located areas ð where the land would otherwise be prohibitively expensive. Guidelines in 

support of this initiative were developed and approved by Council in May 2023.  

3.5. HUMAN SETTLEMENTS STRATEGY 

The City developed a Human Settlements Strategy (HS S) in an attempt to address the current 

challenges within the Cape Town housing market and to enable the development of integrated 

communities and support sustainable city development. In May 2021, Council approved the HSS 

that sets out a new strategic dir ection for human settlement delivery in the City of Cape Town, 

and proposes various interventions to achieve this new vision ð which is to scale up the delivery of 

affordable housing opportunities and to enable the building of integrated human settlements.  The 

strategy further determines that the Cityõs ability to influence human settlements is based on three 

primary roles:  

1. As a provider  of state -subsidised housing;  

2. As an enabler  of urban upgrading that convenes a wide variety of actors; and  

3. As a regulator  of the built environment.  

Traditionally, the Cityõs Human Settlements Directorate has focused solely on the Cityõs role as a 

provider of human settlements and the strategy has been developed with a view to facilitate and 

support this positive change.  

The strategy sets out to achieve the following seven objectives:  

¶ Objective one: Human settlements that provide residents with healthy and safe living 

conditions  

¶ Objective two: Human settlements that are more affordable, accessible, diverse and 

responsive to the needs of residents  

¶ Objective three: Human settlements that offer residents the opportunity to realise the full 

value of their homes as a social, financial and economic asset  

¶ Objective four: Human settlements that catalyse spatial transformation by achi eving 

density and improving access to economic and social opportunities for all  
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¶ Objective five: Human settlements that support the creation of sustainable, dignified and 

integrated human settlements  

¶ Objective six: Human settlements that drive economic oppo rtunities through an active 

residential construction sector  

¶ Objective seven: Human settlements that incorporate principles and approaches related 

to climate change, resource efficiency, green infrastructure, resilience and environmental 

management in order  to improve living conditions and environments for housing recipients  

 

In addition, the HSS presents seven strategic shifts within the City administration necessary to 

achieve its desired outcome, namely:  

1. Reduce the barriers within the Cityõs ambit to deliver more quality, affordable housing 

opportunities by all actors;  

2. View housing provision as an inclusive process upheld by a number of actors and 

stakeholders;  

3. Acknowledge the importance of location and density for supporting integrated and 

sustainable hu man settlements;  

4. Recognise the necessary balance of rental and ownership to meet affordability demands;  

5. Build municipal compliance regulations that are accessible and uphold the safety needs 

of occupants;  

6. Incentivise the transformation and regularisatio n of informal dwellings into formal housing;  

7. Target interventions that affect the human settlement system and not just the housing 

opportunity itself.  

 

The HSS is a transversal strategy and therefore speaks to the role of all directorates in the City in 

c ontributing to the aims of the strategy. Accordingly, the strategy is supported by an 

implementation plan that outlines the proposed strategy interventions, the role -players involved, 

and the capacitation required to fulfil the commitments of the strategy.  During the drafting of the 

HSS Implementation Plan, it was important to take into consideration the current narrative and 

priorities of the City since the approval of the strategy in 2021. Where necessary, proposed 

activities were amended to align with th e Cityõs existing priorities (IDP programmes and Mayoral 

Priority Programmes) in order to ensure alignment with core City priorities and budget processes. 

The development and evaluation of the HSS Strategy Implementation Plan will therefore be an 

iterative  process that will require regular review to ensure current realities are taken into 

consideration, whilst still aiming to achieve the core objectives of the strategy.  

All activities contained in the Implementation Plan are considered to be important actio ns to fulfil 

the Cityõs vision of developing integrated, sustainable human settlements. However, in an 

environment of limited resources, not every programme can be a priority. Part of the vision -setting 

process is to be aspirational, despite the current li mitations one is faced with. As such, certain 

desired outcomes will have to undergo further exploration/work or will have dependencies and 

will only be implemented in the medium to long term.   

The HSS Implementation Plan acknowledges these realities and is thus deemed as a dynamic, 

long -term programme of activities. The prioritisation of activities will take the following criteria into 

consideration in determining its priority status:   
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Å Links to the IDP, Mayoral Priority Programmes and budget priorities of the City  

Activities that are linked to the new term -of -office IDP and the Mayoral Priority Programmes 

must receive priority status as the organisation as a whole will gear itself to align pri orities 

and budget to achieve these interventions in accordance with the IDP cycle.  

Å Sector plans and available budget  

Directoratesõ respective sector plans and approved and projected budget will be key 

informants to determine the prioritisation of activ ities. Therefore it is proposed that activities 

that are alluded to in directoratesõ respective sector plans should be prioritised.  

Å Mandate  

Activities that are linked to a directorateõs current core mandate within the organisation 

should be prioritised as far as possible. However, its implementation will be subject to 

available resources.  

Å Cost effectiveness  

Actions that are cost effective and can result in reduced costs through revenue 

generation, operational savings (e.g. energy efficiency) or avoided risk (e.g. flood and fire 

risk reduction) should be prioritised as current budget constraints are likely to persist.  

Å High impact  

Actions that will contribute significantly to Cape Townõs affordable housing objectives 

should be included as a prior ity.  

Å Realistic and achievable  

Activities that are easily implementable should be prioritised. This suggests that current 

systems and processes are in place to ensure the execution of an activity within the short 

to medium term.   

In addition, a Monitori ng and Evaluation Framework has been developed to assess and track the 

overall performance of the HSS objectives over time.  

The strategy, with its proposed interventions as outlined in the Implementation Plan, will guide the 

directorateõs plans over the short, medium and long term.  

The following have been identified as key programme outputs for the Human Settlements 

Directorate to focus on over the next five years:  

ü Strengthen the informal settlement upgrading pipeline  

ü Draft an Emergency Housing Framework  

ü Promote security of tenure within informal settlements  

ü Ensure data system mapping in informal settlements  

ü Effectively implement BNG and EPHP housing projects  

ü Incentivise the private sector to cater for the FLISP/GAP market  

ü Increase transfer of ownership of City saleable rental stock  
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ü Improve management and maintenance of public rental housing  

ü Develop a Social Housing Policy to enable greater delivery of affordable rental housing  

ü Improve transfer of tenure and regularisation of beneficiaries in state -subsidised housing 

opportunities  

ü Develop a policy position on the administration and service provision of backyard 

structures on public housing properties  

ü Develop an Inclusionary Housing Policy with the aim to incentivise the private sector to 

develop afforda ble housing in well -located areas of the city.  
 

 

 

3.6. STRATEGIC INTENT 
 

The Integrated Human Settlements Sector Plan (IHSSP) for the City of Cape Town aims to respond 

to housing challenges and also direct human settlement development within the city, resulting in 

improved, integrated and sustainable human settlements. The following key objectives have been 

adopted and will enable the realisation of the abovementioned vision.  

1. Develop an adaptable approach to the delivery of a variety of housing typologi es, 

cognisant to changing market and public funding models  

¶ Determine the prioritisation of housing typologies that are responsive to demand and 

changing contexts, and are based on transversal City objectives, spatial form 

imperatives and funding options  

¶ Confirm the operational approach and maintenance regime for public rental stock 

and hostels  
 

2. Contribute to the intensification and densification of the spatial form of the city through 

developing or enabling formal housing supply  

¶ Acquire and contribute to the strategic disposal of land parcels with the intent to 

facilitate the development of affordable housing opportunities  

¶ Enable the development of well -located, sustainable social housing opportunities in 

line with the MSDF  

¶ Facilitate and/or develop integr ated, subsidised housing in well -located areas  

¶ Enable the development of well -located, high -density, affordable housing by the 

private sector  
 

3. Incrementally upgrade informal areas  

¶ Outline the strategic approach to the upgrade of informal settlements that facilitates 

a proactive response to informal settlement development  

¶ Determine the framework for the servicing of all backyard sites on City -owned land  

¶ Consolidate a dynamic repository of data relevant to informal settlement 

development  

¶ Develop a function al regime for emergency housing provision  
 

4. Enable access of residents to housing opportunities with security of tenure  

¶ Eradicate the backlog of outstanding title deed transfers  

¶ Rationalise and regularise the security of tenure programme  

¶ Install a dynamic Housing Needs Register that can be utilised as a proactive planning 

tool  
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4. HUMAN SETTLEMENTS STRATEGIC RESPONSE 
 

The assessment and contextual analysis conducted in the previous sections highlight the socio -

economic and spatial disparities in the city. The provision of housing and the structuring of 

integrated human settlements are critical to responding to the margi nalisation ð social, economic 

and spatial ð that many communities and households experience. Building integrated 

communities means proactively and directly working to reverse the long -term effects of apartheid 

spatial and social engineering to improve all Cape Town residentsõ quality of life.  

 

Yet, building such integrated communities is a complex process influenced by the cultural,  

environmental, social and economic contexts of communities in the city. An effective human 

settlement response also needs to be holistically supported by interventions by other City 

directorates, as highlighted in the transversal HSS approved by Council in  2021. In addition, it 

presents opportunities to consider and incorporate further approaches and principles related to 

climate change, resource efficiency, green infrastructure, resilience, and environmental 

management.  

 

As part of the directorateõs response to the housing challenge in the City, the sections below 

outline interventions that are being planned and implemented in order to meet the strategic 

intent of the IHSSP.  

 

4.1. CITYõS SHORT-TERM INTERVENTIONS (2022/23 ð 2026/27)  
 

In an attempt to respo nd to the current housing challenges and to realise the progressive right to 

adequate housing, the Human Settlements Directorate of the City of Cape Town has 

implemented a number of interventions and will continue to do so within its available resources. 

The respective housing programmes and interventions for the period 2022/23 ð 2026-27 are 

discussed below.  

 

Notably, the provision of state -subsidised housing is one of governmentõs core pro-poor 

programmes adopted in 1994. This programme helps households t o access housing opportunities 

with secure tenure in the form of ownership or rental tenure. Although the initial housing 

programmes have dealt largely with the poorest households (those earning less than R3 500 per 

month), there was a realisation that a g reater focus is also necessary for middle -income 

households (those earning between R3 501 and R22 000 per month). For this reason, the City has 

implemented a range of housing options ð aligned with the National Housing Code 2009 ð which 

includes the Integr ated Residential Development Programme (that develops BNG housing 

typology), the UISP, community residential units (known as public rental housing), the First Home 

Finance Programme 6, and the Social Housing Programme, amongst others.   

                                                           
6 Formerly known as the Financed-linked Individual Subsidy Programme (FLISP) that  produces GAP housing 
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Government -subsidised housing programmes contribute towards the spatial form of the city, and 

thus need to be aligned with the Municipal Spatial Development Framework and the integrated 

District Spatial Development Framework and Environmental Management Framework (DSDF -

EMF). To encourage urban densification, the City endeavours to densify housing developments as 

far as possible within the parameters of the National Grant Funding Framework.  

 

4.1.1. Land availability for human settlements  
 

Land is identified as a key driver in human settlement development for the City, as without 

adequate and suitable parcels of land the City would not be in a position to deliver affordable 

housing. This means that the development of a land pipeline is impor tant for human settlement 

development; this process starts with the identification of vacant land parcels by district spatial 

planners. Identified land parcels are then assessed to determine their potential for human 

settlement development and those that a re found to be suitable form part of the land pipeline.  

 

4.1.1.1. Land acquisition  

 

The land pipeline becomes an informant for land acquisition that is in relation to land, and rights 

in land include the procurement or acquisition by purchasing, expropria tion, devolution, 

exchange, donation or leasing (lease -in), but for the purpose of this document excludes land 

acquired as a result of a condition of a land use approval. The City is currently reviewing its land 

acquisition pipeline based on the vacant lan d study that has recently been completed. The next 

step will be to engage various spheres of government and state -owned entities on mechanisms 

of making their own land available for human settlement development purposes. To date, City -

owned properties that  can be utilised for human settlement purposes and reservation applications 

will be submitted based on instruction from implementing line departments within the Human 

Settlements Directorate. Thereafter, non -City -owned land parcels will be identified for f uture 

acquisition.  

 

Mechanisms applicable to human settlement development are further discussed below.  

 

a)  Reservations  

 

Land owned by Council is reserved for, amongst others, housing development so as not to be 

inadvertently sold. Map 12 depicts land parcel s that have been reserved for human settlement 

purposes to date 7. However, it should be noted that some land parcels have already progressed 

into human settlement projects. As highlighted above, all City properties that can be utilised for 

human settlement  projects have been identified, and reservations for relevant line departments 

in the Human Settlements Directorate are progressing. A comprehensive land identification 

process based on work informed by the MSDF and district plans ensures that all availabl e land 

parcels are scrutinised for their suitability for human settlement projects.  

                                                           
7 December 2024 
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Map 13: City -owned land reserved for human settlement development as at December 2024  

b)  Transfers  

 

Land owned by another sphere of government or by a state enterprise, and which is surplus to the 

needs of that government sphere or enterprise (i.e. not core to its mandate), is often suitable for 

development. In such cases, the owner is approached with th e aim of securing a transfer between 

the relevant organs of state. At times, this involves some compensation but typically, the asset 

transfer is viewed as a gift.  

 

c)  Devolutions  

Most devolutions are found in the Cape Flats and Metro Southeast regions as shown in map 14 

and table 17 below. These devolutions are done in terms of the provisions of section 15 of the 

Housing Act, which prescribes that immovable properties that were own ed by the dissolved 

National Housing Board and transferred to the Provincial Housing Board, but have not yet been 

sold, must be transferred to the municipalities.   
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Map 14: Locality of properties devolved to date  
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PERIOD ALLOTMENT AREA NUMBER OF 

PROPERTIES 

APPROVED 

NUMBER OF 

PROPERTIES 

REGISTERED 

HECTARES 

2020/2021  Delft Group Three                                                                323 NIL 6,7 

2020/2021  Delft Group Two                                                        107 NIL 110,2199 

2019/2020  Delft Group One                  126 117 72,5483 

OCTOBER '17 Philippi Browns Farm  341 341 30,0083 

AUGUST '17 Philippi East  205 205 49,9164 

JUNE '17 Stellenbosch RD  15 15 27,3679 

APRIL '17 Delft 15 15 15 0,8518 

2020/2021  Parow                                     172 NIL 3,4684 

MARCH '19 Bellville  77 70 21,0418 

MARCH '19 Cape Town  90 90 16,2489 

MARCH '19 Gugulethu  36 36 3,6786 

MARCH '19 Crossroads  203 203 20,0147 

MARCH '19 Khayelitsha and Cape Road  74 74 35,0636 

OCTOBER '16 Blue Downs, Weltevreden Valley and Cape 

Road  

175 175 39,4142 

SEPTEMBER '15 Weltevreden Valley  26 26 3,6015 

AUGUST '16 Blue Downs, Khayelitsha and Matroosfontein  50 50 91,5039 

JULY '16 Khayelitsha, Blue Downs and Kuils River  144 144 85,8411 

JUNE '16 Ocean View, Melkbosch  24 24 4,6247 

MAY '16 Highlands, Knole Park and Edward  7 7 1,4322 

APRIL '16 Goodwood and Mitchells Plain  34 34 6,4703 

MARCH '16 Sir Lowryõs Pass, Goodwood, Kraaifontein, 

Gaylee, Grassy Park  

30 30 9,6579 

FEBRUARY '16 Goodwood, Pelikan Park  41 41 27,2259 

JANUARY '16 Firgrove  13 13 0,1728 

DECEMBER '15 Ottery, Eerste River, Cape Town District 6  53 53 11,5038 

NOVEMBER '15 Blue Downs CBD, Milnerton  13 13 63,0624 

OCTOBER '15 Goodwood  1 1 0,0586 

SEPTEMBER '15 Goodwood, Milnerton  52 52 74,2968 

JULY '15 Eerste River  1 1 2,9705 

JUNE '15 Cape Town District 6, Goodwood, Eerste River  6 6 3,6239 

APRIL '15 Kleinvlei, Stellenbosch RD, Goodwood, 

Milnerton, Eerste River 

26 26 6,6066 

MARCH '15 Goodwood, Cape Town (District Six), Wesfleur, 

Cape Town, Parow, Eerste River  

404 404 1168,9662 

FEBRUARY '15 Macassar, Eerste River  486 486 152,8741 

DECEMBER '14 & 

JANUARY '15 

Goodwood  4 4 0,41 

OCTOBER '14 & 

NOVEMBER '14 

Goodwood  19 19 0,7 

TOTAL 3 393 2 775 2 152,146 

Table 17: Properties devolved to date  
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d)  Purchases  

 

This relates to the acquisition of property or rights in property by the City from another landowner 

by mutual agreement based on the market value of the land. Acquisitions of this nature are 

managed by the Property Management Department within the Economi c Growth Directorate in 

collaboration with the requesting/client department. Measures are being put in place for planned 

or proactive land acquisitions, which will feed into a consolidated land pipeline for future human 

settlement developments. However, ea ch year, one or more unforeseen land purchases are also 

made. This tends to occur in response to a crisis, usually where service installation is urgently 

required.    

 

e)  Expropriation  

 

Expropriation refers to the process of acquiring privately owned land in terms of the Expropriation 

Act, Act 63 of 1975 by the state for public projects, such as the building of railways, housing and 

roads. It can be undertaken either after the valuation o f the property has been determined or 

after it becomes clear that a mutual agreement is not going to be achieved. In this process, 

ownership of land is transferred to the City once the expropriation notice is served on the owner. 

Although land expropriatio n is perceived to be a quicker process (100 days shorter than 

acquisitions by mutual agreement), it has not been widely utilised by the City for human settlement 

projects. The Property Management Department is responsible for managing the expropriation 

pro cess on behalf of and in consultation with the client department.  

 

4.1.1.2. Land availability and the Land Release Programme  

The spatial analysis conducted in the district plans review process has indicated that there are 

currently 21  265 hectares of vaca nt land available,  comprising 1  038 vacant land parcels  in the 

City of Cape Town. These are vacant land parcels that are undeveloped and partially developed 

land based off the valuations ôvacantõ land use codes that are either privately owned or state 

owne d. The following components have been filtered: servitudes, floodlines, environmental 

aspects, world heritage sites and the coastal edge. This information is currently being refined 

further to provide more information on ownership, extent, zoning, and prop osed housing typology 

with possible housing opportunities to be created. This information will then be utilised to prioritise 

land reservation, acquisition and associated budget, and to develop a credible long -term land 

pipeline for all human settlements.  

In 2022, the Land Release for Affordable Housing Programme was initiated by the Executive Mayor 

as one of his electoral priorities. This programme aims to release well -located City land and 

buildings to the private sector 8 for the development of affordable housing, as well as to unlock 

enabling City mechanisms to support this land release. Through access to discounted City land 

                                                           
8 Private sector is defi ned as comprising SHIs/other development agencies, established private developers, and micro -

developers.  
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and other City incentives, affordable housing development and management costs can be 

reduced, and  many more households can benefit from well -located affordable housing.  

The overall Land Release Programme has four workstreams, namely:  

 

1. Land release for social housing prioritised to enable  first tranche, second tranche 

readiness, land pipeline managem ent and project packaging for medium - to long -term 

release.  

 

2. Land pipeline readiness for medium -term release to large/established developers  for 

social and mixed market housing.  

 

3. Creating the enabling environment to upscale the delivery of small -scale rental units and 

micro -developments in Cape Town.  

 

4. Maintaining an enabling environment for affordable housing developed by the private 

sector  through regulation, land selection crite ria, incentives, legal mechanisms, compliant 

processes and market responsive RFPs.  

 

Work within these workstreams are steadily making progress. T able 18  below outlines the land 

parcels awarded thus far since the inception of the Land Release Programme, which will deliver 

an estimated 4  268 affordable housing opportunities. The additional land parcels that are at 

release stage are captured in table 19 belo w and aim to deliver 4  142 housing opportunities, whilst 

the land parcels under investigation for project packaging (table 20) will yield approximately 

10 000 affordable housing opportunities over the medium to long term. The projects that will 

emanate fro m the Land Release Programme are further outlined under the Affordable Housing 

Programme, section 4.1.2.3 of this document.  

 

 

 
 

Table 18: Awarded land parcels through the Land Release Programme for Affordable Housing (2022 to 

date ) 
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Table 19: City land parcels at release stage (land release for affordable housing 2024)  
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Map 15: City land parcels at release stage for the development of affordable housing  

 

 

 
Table 20: City land parcels at project packaging stage  
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Map 16: City land parcels at project packaging stage  

 

4.1.2.   Formal housing development  

 

The predominant housing product that is currently being implemented by the City as well as the 

WCG Department of Infrastructure, is a BNG house developed in terms of the Integrated 

Residential Development Programme (IRDP) in the National Housing Code. This housing typology 

is targeted at households who earn R3  500 per mont h and below. BNG housing opportunities are 

funded by two national grant funding mechanisms, namely the HSDG ð a capital grant towards 

to the development of the top structure, and the USDG ð which covers the cost of bulk 

infrastructure and installation of s erviced sites. The BNG housing opportunities are allocated to 

qualifying beneficiaries registered on the Cityõs Housing Needs Register, and selected in terms of 

the Cityõs Allocation Policy: Housing Opportunities (2022). 

 

A common challenge experienced in BNG projects is that many registered applicants selected 

for the project earn in excess of R3 500, which does not allow them to form part of a top -structure 

project.  
 

Therefore, in 2012, the national Department of Human Settlements introduced the FLISP, now 

known as the First Home Finance (FHF) Programme, which provides lower - and medium -income 
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earners (R3 501 ð R22 000 per month) with a substantial subsidy that can be used to purchase a 

property. In the Western Cape Province, the WCG Department of Infrastructure is currently 

administering the FHF Programme. Since the approval of the FHF policy, this housing programme 

has been implemented within the City, but to a lesser  degree as the success of the programme 

hinges on potential subsidy beneficiaries accessing mortgage finance, therefore being 

creditworthy. The latter challenge is not mutually exclusive to the City, but rather a nationwide 

challenge. As a result, the nati onal Minister of Human Settlements has introduced an amendment 

to the FHF policy, which states that persons earning R3  501 to +/ - R12 000 (lower GAP households) 

who cannot qualify for a mortgage, may receive transfer of a serviced site within a housing pro ject 

at no cost to the beneficiary. This will be deemed as a once -off subsidy assistance to the 

beneficiary and they will therefore be liable for the development of their own house (top 

structure).   

 

Despite the good intention of the abovementioned policy  provision, it is not without its challenges. 

Most households who may qualify for a serviced site do not have the upfront capital to construct 

their house immediately or even within a two - to five -year period. These households would have 

to incrementally d evelop their house as and when they have the necessary capital, and as an 

interim measure erect an informal structure on the serviced site. In most instances, the zoning 

scheme within formalised residential areas does not allow for incremental development,  or due 

to NIMBYism, residents within the surrounding areas do not want informal structures to be erected 

alongside formalised housing. Households who fall within the lower GAP income bracket are 

therefore seen as a vulnerable group who is currently not ad equately catered for in terms of 

ownership tenure programmes within the National Housing Code 2009.  

 

It is also important to note a policy shift at national level that will see HSDG -funded, standard BNG 

top structures being reserved for what national gove rnment defines as the priority groups, i.e. 

elderly, disabled, child -headed households, and military veterans. Medium -density top structures 

(two -storey, individual title units) may be constructed for applicants 30 years and older. However, 

due to the dimi nishing HSDG there is a national directive to prioritise the provision and transfer of 

serviced sites to non -priority group applicants. This significant policy change has been driven by 

decreased grant funding for human settlements.   

  

4.1.2.1. Breaking N ew Ground (BNG) projects  

 

The BNG housing projects are implemented in terms of the national housing programme, the IRDP. 

As mentioned above, this housing typology is currently the primary response to housing provision 

by the City of Cape Town as well as th e Western Cape Government and it is targeted at 

households who earn a joint monthly income of R3  500 and below. This programme typically results 

in the delivery of top structures (semi -detached or double -storey houses) where ownership is 

transferred into t he name of the approved beneficiary.   

 

The delivery of subsidised housing depends on the availability of land and the national grant 

funding allocation to the City. Based on the recent national priorities, a directive was 

communicated to all provinces and  municipalities in September 2020 to substantially scale down 

on the delivery of top structures within the BNG programme. This suggests that, over time, the 

HSDG funding to provinces and municipalities will significantly be reduced to give effect to the 
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la tter policy shift. For this reason, the proposed top -structure targets within the BNG programme 

over the next five years will remain relatively constant, while the serviced -site delivery will 

significantly increase as illustrated in the  21 table below. Alt hough the future BNG projects will 

mostly deliver serviced sites rather than top structures, the principles as set out in the Cityõs Housing 

Allocation Policy will still apply, which takes into account an applicantõs registration date on the 

Cityõs Housing Needs Register. The reality is therefore that most persons who came forward to 

register their housing need on the Cityõs Housing Needs Register will most likely not benefit from a 

BNG top structure, but rather receive a serviced site or other housing inte rventions.  

The short-term focus will therefore be on addressing settlement inefficiencies by developing 

sustainable, integrated human settlements that contribute to a more compact settlement form, 

and spatial transformation of the city. A greater focus wi ll therefore be placed on the 

development of infill housing projects, thus targeting unutilised parcels of land, consolidating 

multiple sites, and underutilised greenfields sites.  

The planned BNG housing projects for the period 2024/25 ð 2026/27 are liste d in the project 

schedules below. Some of the projects are already under construction (project on site) while the 

rest of the short -term projects are either in the tender or planning process. The actual BNG 

programme delivery for 2023/24 is 1  627 completed  serviced sites and 1  155 top structures. The 

anticipated delivery of BNG housing opportunities per financial year over the period 2024/25 ð 

2026/27 is illustrated in 21 table below.  
 

 

 

 
Table 21: Envisaged BNG housing opportunities for the short term  

 

Serviced 

Sites

Top 

Structures

Serviced 

Sites

Top 

Structures

Serviced 

Sites

Top 

Structures

Serviced 

Sites

Top 

Structures

1627 1 155 2 400 1 200 2 400 1 200 2 400 1 300

Anticipated DeliveryActuals

2023/24 2024/25 2025/26 2026/27
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Table 22: BNG housing opportunities in planning stage to be created in the short term  

 

 

Table 23: BNG housing opportunities in construction tender stage to be created in the short term  

 

 

 

No. Projects in Planning Stage
Potential 

Units
Area Sub-Council Ward

1 2 500 Milnerton 3 5

2 570 Atlantis 1 32

3 303 Athlone 11, 14 47, 44 & 49

4 1 000 Belhar 5 12

5 Darwin Road TBD Kraaifontein 2 102

6 539 Sir Lowry's Pass 8 84

7 645 Hanover Park 11 47

8 TBD Hout Bay 20 74

9 141 Kensington 15 56

10 2 200 Mitchells plain 12,17 75 ,76, 116

11 126 Gugulethu 13 38

12 2 569 Blue Downs 21 19, 108

13 397 Ocean View 19 61

14 1 900 Pelican Park 18 67

15 453 Retreat 18 110

16 5 500 Strand 8 100

17 750 Strandfontein 17 43

18 665 Muizenberg 19 45

Nooiensfontein

Vrygrond 

Strandfontein

Pelican Park Phase 2

Retreat (Crest Way)

Ocean View Infill 

Rouen Farm Housing Project

Hanover Park 

Kensington Housing Project

Farm 920 plus Bloubos Road

New Crossroads 

Annandale 

Atlantis Protea Park (Protea ) 

Mitchells Plain Infill 

Hangberg Phase 2

Belhar Infill housing project

Athlone Infill 

No. Projects in Tender Phase
Potential 

Units
Area Sub-Council Ward

1 Atlantis Kanonkop (Ext.12) Phase 2.A1 422 Atlantis 1 32

2 Atlantis Kanonkop (Ext.12) Phase 2.A2 738 Atlantis 1 32

3 Blueberry Hill 3 789 Blue Downs 21 17

4 Delft Symphony Way (ACSA) site A 1 586 Delft 5 13

5 Delft Symphony Way (ACSA) site B 1 675 Delft 5 12, ,22, 24

6 Delft The Hague Phase 1 216 Delft 5 13

7 Edward Avenue 126 Grassy Park 18 66

8 Elsiesriver Infill  724 Elsiesriver 4 25,26 & 42

9 Freedom Park 159 Ottery 18 66

10 Greenville Phase 5 495 Fisantekraal 7 105

11 Mahama Infill 261 Khayelitsha 10 95, 96, 97, 98, 99

12 Maroela (South) 395 Kraaifontein 2 101

13 Masiphumelele Phase 4 Stage 2 ("Masiphumelele West") 635 Noordhoek 19 69

14 Rusthof Infill Project 384 Strand 8 85, 100

15 Valhalla Park  557 Valhalla Park 15 31

16 Vlakteplaas 4 300 Strand 8 100
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Table 24: BNG housing opportunities currently under construction  

Map 17  below illustrates the various BNG housing projects currently under way in the planning 

stage and to be developed over the short term. Housing projects on average take between three 

to five years to move from ôin planningõ to ôunder constructionõ stage due to the various regulatory 

requirements associated with construction and development.  
 

No. Under Construction Units Area Sub-Council Ward

1 Aloe Ridge (northern site) 720 Blue Downs 21 108

2 Aloe Ridge (southern site) 638 Blue Downs 21 108

3 Atlantis GAP Sites Robin Vale and Beacon Hill 491 Atlantis 1 29, 32

4 Atlantis Kanonkop (Ext.12) Phase 2 1 762 Atlantis 1 32

5 Bonteheuwel Infill 273 Bonteheuwel 15 50

6 Dido Valley 600 Simon's Town 19 61

7 Greenviile Phase 4 1 050 Fisantekraal 7 105

8 Greenville UISP (Phase 2.2) (Sakhuluntu PHP) 966 Fisantekraal 7 105

9 Gugulethu Infill - Erf 8448 571 Gugulethu 13 39

10 Gugulethu Infill - Mau Mau  (erf 2849) 434 Nyanga 13 37

11 Elsiesriver Infill  724 Elsiesriver 4 25,26 & 42

12 Macassar 2 469 Macassar 21 109

13 Sir Lowry's Pass Village 307 Sir Lowry's Pass 8 84

14 Sheffield Road (City & Province) 384 Philippi 12 35
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Map 17: Spatial location of BNG housing opportunities to be created in the short term  

4.1.2.2. Peopleõs Housing Process 

The Peopleõs Housing Process (PHP) is another common national housing programme that is 

implemented in the city. In the past, the PHP programme required greater involvement of the 

beneficiaries and, through the establishment of a support organisation, they submitted the 

business plans for the project and made recommendations in terms of the contractor who would 

build on behalf of the community. The PHP programme has gone through various minor changes, 

the most recent being the introduction of the Enhanced Peopleõs Housing Process (EPHP), which 

calls for the establishment of accredited community resource organisations (CROs) within each 

province who will assist beneficiary communities in the development of their housing opportunities. 

Due to this requirement, the EPHP has not been fu lly implemented nationally as the process of 

accreditation of CROs has not been adequately put in place by national government.  

 

An EPHP project is considered only if all qualifying beneficiaries are the owners or are in process 

to become owners of fully serviced sites. Once serviced sites are completed and allocated to 

beneficiaries, community leaders and beneficiaries will be give n a choice between contractor 

build and EPHP. They will choose between these two options as a means to build their own houses. 

Once the housing information process is done, beneficiaries who opted for an EPHP programme 

will be assisted accordingly. The EPH P policy states that a municipality may act as a CRO and 
























































































































