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Inclusionary Housing
should mitigate
Spatial Apartheid
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 summarises the context and dimensions
of spatial apartheid. It argues that any inclusionary housing
policy should not only provide more affordable housing,
but must be used to meet the City’s obligations to advance
spatial justice, efficiency and sustainability. It should therefore
must be targeted at poor and working class families who are
predominantly Black and Coloured.
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Households by race in Cape Town showing persistent
segregation and inverse density, taken from the 2011
Census. How much has changed since Apartheid?

Our Past and
Our Present
Spatial Apartheid and the City
of Cape Town’s Obligations
Twenty three years after our transition to democracy,
segregation and exclusion are still the most persistent
barriers to equality and justice in Cape Town. Rather than
redress the past, our current trajectory is replicating
spatial apartheid. SPLUMA obliges the City of Cape
Town to consider the principles of spatial justice, spatial
sustainability and spatial efficiency in all land use
applications, but change can only happen site by site.
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Households by income in Cape Town showing persistent
exclusion, taken from the 2011 census. What kind of City
are we building?
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The Dimensions of Spatial Apartheid
Segregation and Exclusion
Twenty three years after apartheid,
segregation and exclusion is still one of the
most persistent barriers to equality and
justice in Cape Town.

Not enough government housing, and in
peripheral locations
The centre is not dense enough, the
periphery is dense and sprawling
A Black and Coloured majority live on the
densely populated urban periphery, in
townships, as backyarders or in informal
settlements. The wealthy live in low density
mostly White suburbs in the centre. This
inverse densification and urban sprawl
costs poor and working class families
more everyday and costs the City more in
the long term. It is unsustainable socially,
economically and environmentally.

The housing database is too long.
Government cannot do the job alone. For
too many years, government housing has
been built on poorly located land. Since 1994
there has been no affordable housing built
in the inner-city and surrounds.
The City’s backlog is rapidly expanding. If
the current delivery rate of 6,100 units a
year is maintained, the City estimates that
the number of those in need will almost
double within 15 years, growing to more
than 650,000 households by 2030. To meet
present and future needs, delivery will
have to increase to 30,000 units a year – an
increase by almost 400%.1

Surging house prices
The average sale price for a home in Cape
Town is the highest in South Africa. In 2016,
the city registered the third highest year-onyear property inflation in the world at 16.1%,
following only Vancouver and Shanghai.
Property bubbles, beyond inflation increases
in property values, and soaring rents mean
that only the very wealthy can afford to live
in well located areas.

Limited opportunities and poor services
Where you live in the city determines your
opportunities in life and the quality of
services you receive. Living on the periphery
makes you poor and keeps you poor. Toilets
are temporary, water is shared, schools
perform worse, gangs and guns are rife,
drugs are everywhere, schools and hospitals
struggle and jobs are hard to find and keep.

Ongoing evictions and displacement
In well located areas, most Black and
Coloured residents do not have proper
leases and stay at the whim of unscrupulous
landlords and governing bodies. All are
vulnerable to harassment and rent hikes
and most have nowhere to go. Black and
Coloured people continue to be located
(through housing policy) and relocated
(through evictions and displacement) to the
periphery.

Long commutes and congestion on the
roads
Poor and working class people spend a
lot of their money on transport to work.
This means long hours commuting, more
congestion and pollution on the roads and
an unsustainable oil-based economy.

Gentrification of working class areas

The jobs & work mismatch

Middle class residents are eyeing
traditionally working class neighbourhoods.
Gentrification and large-scale evictions
have been underway for some time. A few
pockets of well-located affordable housing
remain but are now under pressure from
developers who benefit from blanket
rezoning and tax incentives.

Cape Town’s city centre contributes more
than a quarter of the city’s GDP. Around
140 000 people work there, but only 7 000
people live there.

Too few first-time home buyers
Only 6.64% of people buying homes in
Cape Town are first time buyers in 2017. In
Johannesburg it is 28.85% and the national
average is 21%. Only people ‘already in the
game’ can afford to buy today. The rich get
wealthier, the middle-classes are struggling
and and the poor are totally excluded.

Too many foreign home buyers
6.8% of homes in Cape Town are bought
by people from outside South Africa. This
raises prices in the local housing market as
people from other countries earn more and
can afford to pay more. It creates housing
bubbles which are beyond the reach of the
majority of residents.

Good state land is stripped for cash
Good state land in well-located areas is
auctioned off at market value.

A speculative market commodifies
housing
Cape Town competes with other hedge
cities to attract a range of super-wealthy
individuals and companies with surplus
money. Whole neighbourhoods have
become investment portfolios, and are
now only occupied seasonally or are
permanently uninhabited and devoid of life
and community, stripping land and property
of its social value.

Soaring rent
Average rent in the city centre is around
R10,500 per month for a studio. But the
average family in Cape Town would need to
pay R27 500 per month for a three bedroom
apartment. This is beyond the reach of
middle-class households, let alone working
class families.

The City’s
Obligations
Under the Constitution
The Constitution was enacted in order to “heal the
divisions of the past and establish a society based on
democratic values, social justice and fundamental
human rights.”2
The Constitution recognises our history of forced
removals and landlessness and places obligations on the
state to proactively redress past injustices. Section 25
places an obligation on the City to ensure citizens gain
access to land on an equitable basis.3 Section 26 places
an obligation on the City to progressively realise the right
to housing.4 These obligations cannot be divorced from
the City’s responsibility to advance spatial justice.

Under SPLUMA AND LUPA
The Spatial Planning and Land Use Management Act,
16 of 2013 (SPLUMA) is national legislation which aims
to advance spatial transformation.5 It articulates the
obligations on the state to advance and support the
development of spatially just cities. These obligations are
reinforced in the Western Cape Land Use and Planning
Act (“LUPA”).6
SPLUMA and LUPA set out three progressive
development principles which must apply to spatial
planning, development and land use management at
all levels of government, including at local level when
municipalities consider any application that impacts on
or may impact upon the use and development of land.7

Spatial Justice
SPLUMA requires that, “spatial planning mechanisms, including land use schemes,
must incorporate provisions that enable redress in access to land by disadvantaged
communities and persons.”8
LUPA requires that “past spatial and other development imbalances should be
redressed through improved access to and utilisation of land”9 and that “spatial planning
mechanisms, including zoning schemes, should incorporate provisions that enable redress
in access to land by disadvantaged communities and persons.”10

Spatial Sustainability
SPLUMA requires that “spatial planning and land use management systems must: promote
and stimulate the effective and equitable functioning of land markets;11 consider all current
and future costs to all parties for the provision of infrastructure and social services in land
developments;12 promote land development in locations that are sustainable and limit
urban sprawl;13 and result in communities that are viable.”14
LUPA requires; the promotion and stimulation of effective and equitable functioning of
land markets;15land use planning which results in communities that are viable;16 striving
to ensure that the basic needs of all citizens are met in an affordable way;17 and that
development should be principle driven and should prioritize long term social, economic
and environmental benefits over short term benefits.18 It requires a consideration of how
land use will impact future generations and the burden it will place on the state in terms of
future resources and services.

Spatial Efficiency
SPLUMA requires that, “land development optimises the use of existing resources and
infrastructure”19 and that, “decision-making procedures are designed to minimise negative
financial, social, economic or environmental impacts”.20
LUPA specifically requires that; “integrated cities and towns should be developed whereby
the social, economic, institutional and physical aspects of land development is integrated…
the availability of residential and employment opportunities in close proximity to, or
integrated with, each other is promoted; the phenomenon of urban sprawl in urban areas
is discouraged and the development of more compact towns and cities with more dense
habitation is promoted” and “historically distorted spatial patterns of settlement are
corrected.”21

Fulfilling the
Obligations

EFFICIENCY

Secure affordable housing in well-located
areas

Optimise the use of
existing resources and
infrastructure

THE PRESENT

It is clear that if the City of Cape Town is to advance the
principles of spatial justice, sustainability and efficiency,
then it must focus not only on the periphery of our city
where the need is greatest, but also in the well-located
areas in the centre, where the potential is greatest.
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Each and every land use decision matters
When it comes to advancing the principles of spatial
justice, sustainability and efficiency each and every land
use decision matters. Change can only happen through
and on individual parcels of land. If we integrate our
buildings and our local communities, then cumulatively
we integrate our city. No parcel of land should be too
expensive, too well-located, to not come under scrutiny.
Every land use decision must advance an inclusive city.
In 2017, we can no longer tolerate any development
that does not; and we should never allow developments
which take us backwards.
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Government has a clear mandate to provide access to
public housing in well-located areas, but it cannot do
this alone. The private housing sector must play its part
too: the effects of exclusive development should be
mitigated against; and more affordable housing should
be encouraged.
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AFFORDABLE
HOUSING ON
WELL LOCATED
LAND

If we are to bring Black and Coloured people back into
our city, to own, access and occupy the best land, to live
close to work, to benefit from the best services, then the
City of Cape Town must ensure that there is affordable
housing available.

Address inclusion of people and
communities who were excluded

Consider future costs of
infrastructure and social services
are within the means of the
Republic

Improve access to land on an
equitable basis

Promote viable communities and
limit urban sprawl

Redress Spatial Apartheid

Stimulate effective and equitable
functioning of local markets

Questions
Can the principle of spatial justice be
divorced from the principles of efficiency
and sustainability? To what extent are these
interrelated?
What practical ways can the principles of
spatial justice, efficiency and sustainability be
measured in a land use application? How do we
get clarity on the meaning of these principles?
How can an inclusionary housing policy address
the context of spatial apartheid?

