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This working note forms part of a series on inclusionary 
housing to advance a policy grounded in the City of Cape 
Town context. In each note we tackle a core concept 
to encourage dialogue and debate between different 
stakeholders. We want to advance the principle of spatial 
justice, equitable access to land, and the right to housing, 
while stimulating density and inclusive economic growth. 
Rather than being definitive, these working notes are iterative 
and we would like to re-write, edit and adapt based on 
feedback.

This working note puts forward key criteria to defining 
inclusionary housing as an instrument to advance spatial 
justice.

Defining Spatially JuSt 
incluSionary HouSing
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Four Criteria
AdvAncing SpAtiAl JuStice 
through incluSionAry 
houSing in the privAte 
Sector
There are four good criteria to think about when 
considering whether housing products in the private 
sector advance spatial justice. It must be racially 
and spatially targeted, be truly affordable based on 
income, and use the right mechanism to ensure it is 
retained in perpetuity. 

Is it affordable?

* Inclusionary housing should be rented or sold based on 
average incomes rather than prevailing market prices. 
Households should not spend more than 1/3 of their 
income on rent or a mortgage. Because a product is 
cheaper than the market does not make it affordable. 

* Inclusionary housing should be targeted at residents who 
do not earn enough to rent or own in well-located areas. 
In 2017, these are households who are earning between 
R3,500 and R18,000 per month. It should contribute to 
mixed class buildings and precincts.

* Inclusionary housing must reach deeper to target a 
range of low incomes and not just the top bracket.

* Inclusionary housing should be rented for less than 
R6,000 per month; or available for purchase in 2018 for 
less than R550,000.

Is it providing greater access to land and 
housing?

* Inclusionary housing should advance the right to 
housing for residents. It should be targeted at residents 
who need housing the most. These are residents who are 
vulnerably housed, facing eviction and displacement or 
do not yet have decent homes.  

* Inclusionary housing should increase opportunities 
for Black and Coloured residents to access housing. It 
should provide access to housing for people who were 
forcefully removed, displaced, denied or dispossessed 
of land and housing. It should contribute to mixed race 
buildings and precincts.

* Inclusionary housing must be appropriate for a range of 
household sizes and not just singles or couples. The size 
should not exclude the majority of households which 
are between 3 and 5 people, and welcome children, and 
women headed households

Is it well-located?

* Inclusionary housing should be integrated into well-
located areas. It should be located in areas that are 
growing in terms of economic investment, wealth and 
jobs. These areas should already have good transport 
links, established infrastructure and quality services 
such as hospitals and schools. These areas tend to be in 
the city centre and surrounds; along transport corridors 
and nodes; and in former white only suburbs. It should 
contribute to mixed-use buildings and precincts and a 
liveable, dense and sustainable city.

Is it affordable in perpetuity?

* Inclusionary housing should be retained in perpetuity. 
Whether it is rental stock; or for ownership, the cost of 
inclusionary housing should not increase substantially 
higher than inflation or incomes year on year. 

* Transparent, fair and binding regulatory and institutional 
arrangements must be put in place to ensure that 
inclusionary housing is protected in perpetuity. These 
mechanisms must be cost effective and feasible.
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Is it providing greater access to land and housing?
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Demand/supply analysis for the Cape 
Town Metropolitan area shows a 
considerable supply side deficit for 
households earning below R18 373 p/m. 
Source: Francois Viruly 2016, updated 
for inflation

Inclusionary housing should advance the right to 
housing for residents. It should be targeted at residents 
who need housing the most. These are residents who 
are vulnerably housed, facing eviction and displacement 
or do not yet have decent homes.

Cape Town is clearly divided between residents who 
have access to housing and residents who do not. While 
there is an undersupply of housing for households 
earning less than R18,000 per month, there is an 
oversupply of housing for residents who earn above 
R18,000. Inclusionary housing should be targeted at 
households earning between R3,500 and R18,000.

Inclusionary Housing Should Advance the  
Right to Housing

Inclusionary Housing Should  
Be Racially Targeted

Inclusionary housing should increase opportunities 
for Black and Coloured residents to access housing. It 
should provide access to housing for people who were 
forcefully removed, displaced, denied or dispossessed 
of land and housing. It should contribute to mixed race 
buildings and precincts.

75% of households in Cape Town earn less than R18,000. 
This includes 92% of Black households and 77% of 
Coloured households. Providing inclusionary housing at 
this income range not only meets housing need, but also 
provides access to Black and Coloured families.

Inclusionary Housing Should Be  
Appropriate for Families

Inclusionary housing must be appropriate for a range of 
household sizes and not just singles or couples. The size 
should not exclude the majority of households which 
are between 3 and 5 people, and welcome children, and 
women headed households

A household is as a group of people who live together, 
and provide themselves jointly with food or other 
essentials for living, or a single person who lives alone. 
Black Households are between 3 and 4 people on 
average. Coloured households are between 4 and 5 
people on average. The average household size in Cape 
Town is between 3 and 4 people.

Women carry the majority of the burden to house their 
families. Special provisions should be made to ensure 
inclusionary housing recognises the needs of women, 
and provides access to women headed households.

Household Size in Cape Town

Black

3.25

Coloured

4.42

Asian

3.63

White

2.52
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WHITE AREA

BLANKE GEBIED

Is it well-
located?

Inclusionary housing should be integrated into 
well-located areas. It should be located in areas 
that are growing in terms of economic investment, 
wealth and jobs. These areas should already have 
good transport links, established infrastructure 
and quality services such as hospitals and schools. 
These areas tend to be in the city centre and 
surrounds; along transport corridors and nodes; and 
in former white only suburbs. It should contribute 
to mixed-use buildings and precincts and a liveable, 
dense and sustainable city.

Well located areas are not areas of the city in which 
we would like to see future growth because there 
is space available. They are established areas with 
proven potential to provide dignified lives. There is 
no one hard rule for deciding whether an area is well-
located. But we can suggest a number of indicators.

Inclusionary Housing Should be Integrated into 
Well-Located Areas

Well-located areas show 
sustained growth in 
investment, wealth and 
jobs. Cape Town CBD 
accounts for 25% of the 
entire metro’s economy 
and 30% of residents 
work here.

Well-located areas have 
access to good public 
hospitals and schools. 
Sea Point is near to 
Somerset Hospital and a 
number of good schools. 
It has its own municipal 
hall, police station and 
post office in walking 
distance and there are 
good shops in the area.

Well-located areas 
have established 
infrastructure. Bothasig 
already has established 
electricity, sewerage, 
roads and water 
infrastructure. 

Well-located areas still 
have mostly White people 
living there. Maitland is 
very centrally located and 
has good opportunities  
to densify

Well-located areas can 
still be densified by 
demolishing old buildings 
and going higher or 
filling in on vacant 
plots. The Voortrekker 
Road corridor around 
Goodwood is ideally 
situated for dense human 
settlements.

Well-located areas have 
access to reliable public 
buses, taxis and train 
networks. Wynberg will 
be serviced by the new 
MyCiti and is a hub for 
transport to a number of 
destinations.
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Is it affordable?

Inclusionary housing should be rented or sold 
based on average incomes rather than prevailing 
market. Households should not pay more than 1/3 
of their income on rent or a mortgage. Because a 
product is cheaper than the market does not make it 
affordable.

If a household pays more than 1/3 on housing related 
expenses then it is overburdened and has less 
money to spend on other essentials. This expense 
includes all housing related expenses: electricity, 
rates, taxes, water, levies, household insurance.

It is not possible to provide a truly universal measure 
of affordability that is appropriate for all incomes 
because different households have different 
expenses. However, internationally and in national 
legislation, the the affordability threshold is set as a 
maximum of 1/3

 of gross household income which can 
be paid towards rent or servicing a mortgage. Other 
cities around the world that use the 33% rule include 
Berlin and New York. In Canada 30% of household 
income for housing is considered affordable.

Inclusionary Housing Should be Based on 1/3 of 
Average Incomes New York

The U.S. government 
regards housing costs 
at or below 30% of one’s 
income to be affordable.1

Toronto

The Canada Mortgage 
and Housing Corporation 
(CMHC) consider 
households that spend 
30% or more of total 
before-tax household 
income on shelter 
expenses, have a “housing 
affordability” problem.2 

London 

The government in 2007 
used 25% of gross income 
as the figure for what was 
affordable.3

Berlin

A new law will work as 
follows: People on low 
incomes living in social or 
state-owned housing will 
pay no more than a third 
of their gross income in 
rent. For tenants in a few 
buildings with especially 
high energy costs, that 
ceiling will be dropped 
to 25 percent of gross 
income.4

Melbourne

 A household is typically 
described as being in 
‘housing stress’ if it is 
paying more than 30% 
of its income in housing 
costs.5
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Inclusionary Housing Should be Based on 
Incomes Between R3,500 and R 18,000

Inclusionary housing should be targeted at residents 
who do not earn enough to rent or own in well-
located areas. In 2017, these are households who 
are earning between R3,500 and R18,000 per month. 
It should contribute to mixed class buildings and 
precincts.

Inclusionary housing should be rented for 
less than R6 000 per month; or available for 
purchase in 2018 for less than R550 000.

What is affordable for the majority of residents in 
Cape Town? Using the 1/

3
 rule those earning R18 000 

can only afford to pay R6 000 per month on rent or 
can afford a bond of up to R550 000. 

Inclusionary housing Should Target a Range of 
Incomes

Inclusionary housing must reach deeper to target a 
range of low incomes and not just the top bracket.

Households earning R18 000 per month are at 
the very top of the affordability threshold. Most 
households actually earn between R0 and R4500 
per month (454,055 households) and can only afford 
a lot less. They don’t qualify for bonds and can only 
afford up to R1500 in rent per month. We cannot 
solve the housing crisis if we only focus on the upper 
bracket of the affordability ladder.

Is it Affordable 
in Perpetuity?
Inclusionary housing Should be Retained in 
Perpetuity

Inclusionary housing should be retained in 
perpetuity. Whether it is rental stock; or for 
ownership, the cost of inclusionary housing should 
not increase substantially higher than inflation or 
incomes year on year. 

Inclusionary housing that is not managed with a 
suitable mechanism for protecting affordability in 
perpetuity ignores the key driver of the problem: 
a hot property market. This requires a regulatory 
mechanism to protect rents or sale price from 
market forces or these will rise quickly and steeply 
and soon be unaffordable. In the case of ownership 
it would also be unfair as few residents on low 
incomes would be able to resist the temptation to 
sell and cash out the equity. Other residents would 
not have been provided with the same opportunity. 
This would mean that the intention of created 
mixed-class and mixed-race buildings and precincts 
is quickly eroded. Rather a single affordable home 
should benefit many households over its lifetime. 
This means that any resources that are used may 
serve multiple households and a significantly greater 
socio-economic impact would be made with the 
same capital outlay. 

There are a number of different types of mechanisms 
which have been used around the world to regulate 
rental and sales prices. These mechanisms need to 
be fair, effective and efficient. 

The upper limit for 
affordable housing
earns 
R18 000
and can afford to rent
R6 000
or to pay

R550 000
to own

BUT,
most people
earn 
R2 298 – R4 593
and can afford to rent
R766 – R1 531
or to pay
R70 229– R140 367
to own



Questions
What mechanisms can the City put in place 
to ensure inclusionary housing is retained in 
perpetuity? 

What kind of institutional capacity would this 
require?

How can gender be incorporated into an 
inclusionary housing policy to recognise the 
burden that women face in securing access to 
housing?

How can the City accurately measure inflation 
or deflation in household incomes? How can the 
inclusionary housing household income bands 
be adjusted periodically in the policy?

Is household income a good proxy to ensure 
racial inclusion? Even if a household can 
theoretically access a home, are there any 
other barriers, such as racist landlords or 
discriminatory body corporate rules, which 
would lead to exclusion? Should an inclusionary 
housing policy positively discriminate in 
terms of beneficiaries? And if not, should the 
City measure efficacy in terms of inclusion 
periodically?


