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Aunty Charol Leaves Her Home
When Charol Jacobs was 13 years old, her family home in Godfrey Street, District
Six, was condemned and demolished. She was forcefully removed with her
grandmother from the city centre to Lavender Hill under the Group Areas Act. Six
years later, as a young woman, she returned to live in Woodstock. Aunty Charol has
lived her whole life in Woodstock but she’s never found a secure home.
“When you are evicted, it destroys a family,” she says, “It tears you apart, not
knowing where you’re going to go, or where you are going to end up.”
Woodstock is changing fast and everybody knows how difficult it is to get by. She
has managed to remain in Woodstock and raise her two children through four
different evictions. Each time, she found a room, a building or a backyard where
they could rent. Until now.
Charol, her husband, her son and her granddaughter were living in a wendy house on
the land behind Mandy’s on Main antique shop between Gympie Street and Baron
Street. The whole city block was bought and demolished by Swish Properties in
order to erect an upmarket apartment block called “The Woodstock Quarter”.
Aunty Charol and her wendy house were the last tenants standing in the way, but
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Watch a film

Aunty
Charol’s
eviction

Aunty Charol’s son Ashley on the back of the truck
taking them to Manenberg

she had nowhere to go this time. With an eviction order looming she tried to resist
and asked for more time to find something decent. But no amount of time could
change the fact that she simply cannot afford anything in Woodstock anymore.
Rent for rooms has skyrocketed. Rent for whole houses is unimaginable.
As the bulldozers moved in, she packed up her things, pulled apart her wendy house
and once again put everything she owns on the back of a truck and moved to a
backyard in Manenberg. Like everyone else in Cape Town who cannot afford to stay
in the inner city, Charol now makes the commute three or four times a week to the
CBD for part-time cleaning work. She spends nearly half of what she earns on taxi
or train fare.
The impact has been devastating. Like everyone else, her family has been torn apart.
Her granddaughter now lives with a friend of the family in Salt River, and she is no
longer going to school. Her son is serving a five year sentence in Pollsmoor. “There is
so much land in the city, even land that the government owns, that could be used to
house people. But, again we have to move where we were put during apartheid… To
the ghettoes, to be killed, to be in the struggle. There is no survival on the outskirts
for the poor people,” she says.
Aunty Charol has always been a fighter and she is planning to return to Woodstock.
But she dreams of one day having a home again in District Six.

WHO IS BEHIND THIS?
Some wealthy developers and property companies are behind the
changes sweeping through areas like Woodstock in the pursuit of
significant profit. Swish Properties, who built the Upper East Side,
is just one of the companies that are displacing long-time residents
to the Cape Flats. Their property portfolio consists of at least 18
developments.1
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Evictions and Displacement
in Cape Town
A GROWING CRISES IN THE INNER CITY
Woodstock and Salt River managed to escape apartheid era forced removals, such as those
in District Six which saw 60 000 residents displaced.4 The areas have always been a refuge
for Black and Coloured people living in the inner city. Aunty Charol is not alone. Families that
have lived in the inner city for generations are being priced out by rent hikes, and pushed out
by evictions. This is a systemic crisis that has been going on for over a decade.
This is a systemic crisis that
has been going on for
over a decade.

Month after month, families are evicted and displaced in the inner city. Most families do
not have written leases but rent month to month, sometimes for generations, on verbal
agreements. Under the current economic pressures, this makes tenants vulnerable when
properties are sold, redeveloped or landlords decide they can get more rent.
Most tenants do not know their rights and move from place to place when given notice
to vacate. But as options become unaffordable, most have nowhere to go. Although the
Constitution protects tenants from unlawful eviction without a court order, most are bullied
into leaving. Landlords send around thugs, new developers rip out electricity or take off roofs,
and lawyers threaten them with legal costs. Most evictions never reach the courts. A lucky few
who are defended get extra time through the courts. The City is often unaware or rarely joined
to proceedings.
But this crisis is not limited to Woodstock and Salt River. It is affecting tenants across race
and class in the inner city and central suburbs, such as Sea Point and Observatory. Evictions
and displacement are primarily driven by a property price bubble and hikes in rent. This is
compounded by a poor supply of affordable housing in the private sector and the utter failure of
all three spheres of government to build well-located affordable housing.

LACK OF STATISTICS
Despite over a decade of high profile evictions taking place in the inner city, neither
the City of Cape Town, the Western Cape Province or the National government
keeps records and statistics on evictions. As so few reach the courts, the true scale is
unknown. How can the City develop cogent policy if it is unable to accurately measure
the nature and extent of the problem?
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A Decade of Mass Evictions
Below are a handful of Woodstock eviction cases that gained prominence in the
media. It is important to remember that month on month, families are individually
evicted in less publicised cases.

2004
Two elderly women who lived in a row-house
on Carey Street for 50 years were evicted
from their homes.

Read about

Carey
Street
Evictions
here

2009
The Gympie Street residents struggled to
stay in their homes. The families were evicted
and relocated to Blikkiesdorp where they
remain today.

Read about

Gympie
Street
Evictions
here
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2009
That same year, five families were evicted
from St. James Street and immigrant families
were left on the streets on Victoria Road.

Read about

St James
Street
Evictions
here

2012
Seven families were evicted from their homes
in Cornwall Street, including elderly people
and children. In the same year, people living
in eight shacks were evicted on the same
street.5
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Read about

Cornwall
Street
Evictions
here

2015
Residents who had been living in row houses
on Bromwell Street for over four generations,
including a woman in her seventies that has
lived her whole life in Bromwell Street, were
given eviction notices by The Woodstock
Hub which intends to develop the site into a
seven storey apartment building. A majority
of the people affected are still facing insecure
tenure and are currently involved in litigation
regarding the provision of
temporary
emergency accommodation

2017
15 families in Albert Road, who live in a block
that is going to be converted into apartments
were served with eviction notices.

Read about

Bromwell
Street
Evictions
here

Read about

Albert
Road
Evictions
here
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A Property Bubble is Driving
Exclusive Growth
SKYROCKETING HOUSE PRICES AND PROPERTY
SPECULATION ARE DRIVING SEGREGATION AND
INEQUALITY
For over a decade now, the City of Cape Town has been in the midst of an unsustainable and
exponential surge in the price of property.
Buying a home is unaffordable for most residents. The average household income in Cape Town
is just over R13,000 per month, allowing a family to qualify for a home loan of approximately
R336,000. However, the average home in the city costs just over R1 million. This means that in
order to afford a home, a resident must earn 3 times the average income.1
Most people who have never owned a home cannot afford to buy one. Only 13% of all homes
are bought by first-time buyers in the city. This is the lowest of all the metros in South Africa.
Johannesburg and Tshwane stand at at 22% and 24% respectively.2
The average sale price for a home in this city is already the highest in South Africa and yet prices
increase year-on-year far beyond inflation.3 It is astounding to think that in 2016, Cape Town
had the third highest year-on-year property inflation in the world at 16.1%, beaten only by
Vancouver and Shanghai.4
This price surge is concentrated in the inner city and surrounds, in Cape Town’s former White
central suburbs, and in exclusive gated developments in Century City, Somerset West and
Durbanville. Here, the inflation is even higher than the average.
Along the Atlantic Seaboard the year-on-year inflation increased by 22.9%. Over the past five
years the increase in value is a staggering 104%. The City Bowl is not far behind at 20.1% and
89.9%, respectively.5
This hot market is primarily speculative as Cape Town competes with other hedge cities to
attract a range of super-wealthy individuals and companies with surplus money or access to
foreign exchange.6
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Another exclusive development at 16 on Bree.
Who will this benefit and is it spatially just?

This hot market is primarily
speculative as Cape Town
competes with other hedge
cities to attract a range of
super-wealthy individuals and
companies

Wealthy South Africans, tourists and immigrants are purchasing second and third homes for
retirement, for holidays and for short let rental income. Apartments are purchased for cash
and may lie empty or are rented on AirBnB, to be sold off in the future for profit. Large
investment companies are buying up stock and luxury developers are redeveloping old stock into
more exclusive apartments. Homes are being commodified and stripped of their primary
social function.

THE RISE OF REITS
REITs (Real Estate Investment Trust) are companies that own (and often operate)
income-producing real estate. South Africa, along with 25 other countries, has
reclassified real estate as its own economic sector. It was previously included in
the financial sector. Growth in the sector has been phenomenal. Between 2013 and
2015 the market capitalisation of SA REITs increased around 43% comprising 5.8%
of the FTSE/JSE All Share Index, making it a bigger sector than retailers at 5.7% and
healthcare 3.9%.7
National Treasury recently published REIT tax legislation for South Africa, for
companies owning at least R300m in real estate. They get favourable tax treatment
by passing a high percentage of annual earnings as dividends to shareholders.
This is only possible when REITs invest in property bubbles. Globally the concern is
that this is driving speculative capital into real estate. As the underlying stock is not
of concern for tax purposes this in turn becomes a driver of exclusive growth.

Unfortunately, this is not happening in isolation to other areas and the rest of the housing
market. Apart from the fact that few residents can afford to live in these areas, rising property
prices in the inner city and central suburbs place poor and working class neighbourhoods in
well-located areas under pressure through down-market raiding.8
In 2016, these suburbs
experienced a 15.8% yearon-year growth in property
value. Over a five year period,
property prices have shot up
by 72.7%
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Areas like Woodstock and Salt River, amongst others, are experiencing predictable surges in
property prices. In 2013, the sale price for property here ranged between R100 000 to
R300 000. By 2015, the average sale price was R1.6 million and the median price was R2.6
million.9 Similar trends exist with old building stock that is being refurbished and sold on. In
2016, these suburbs experienced a 15.8% year-on-year growth in property value. Over a five
year period, property prices have shot up by 72.7%.10

Renting in the inner city
Across the metro 54.2% of homes are owned or are being
paid off on mortgage.11 In inner city suburbs like Oranjezicht,
Woodstock, Salt River and Observatory 41.5% of households
are owned or being paid off. Because many people cannot
afford to own property, over half of all households must rent
if they want to remain in their communities in the inner city
close to work and good services.12
Unlike cities across the world experiencing similar dynamics,
private rental in Cape Town is totally unregulated and the
property price surge has led to dramatic increases in monthly
rental. As wages have stagnated and unemployment remains
a constant, rental now takes up a large proportion of
household income for all income groups.
According to the 2011 census data, around 42% of
households in Woodstock earn R6 400 per month or less.13 If
you assume that spending 30% of your household income on
rent is affordable, these households can only afford rent of R1
920 or less.14 When you include higher earners, the majority
of households in Woodstock earn R12 800 or less per month,
but could still only afford rent of R3 840 or less per month.15
This might have been affordable in 2003 when the average
rental price was between R1 000 and R2 000 per month.16
However, the average rental price for all properties over the
past two years in Woodstock has been R5 275.17 This is not
sustainable. It will lead to further evictions and displacement.
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Property price inflation is amongst the highest in the
world

Demand:
Household

Supply:
Residential Properties

Shortage/
Surplus

Household Income

Number of
Households

Property Value

Number of
Properties

Number of
Properties

R0

146 517

R0

0

-146 517

R1 to R400

29 373

R1 to R11 514

0

-29 373

R401 to R800

42 418

R11 515 to R23 028

0

-42 418

R801 to R1600

113 277

R23 029 to R46 055

0

-113 277

R1601 to R3200

170 824

R46 056 to R92 1 1 1

48 354

-122 470

R3201 to R6400

154 828

R92 1 1 2 to R184 222

52 021

-102 406

R6401 to R12 800

139 348

R184 223 to R368 443

131 106

-8 242

R12 801 to R25 600

126 625

R363 444 to R736 886

172 874

46 249

R25 601 to R51 200

92 860

R736 887 to R1 473 772

160 284

67 424

R51201 to R102 400

38 018

R1 473 773 to R2 947 545

70 919

32 901

R102 401 to R204 800

9 748

R2 947 546 to R5 895 089

22 880

12 132

R204 801 and up

5 066

R5 895 090 and up

7 075

2 009

Demand/supply side analysis for the Cape Town Metropolitan area shows a considerable supply side
deficit for households earning below R12 800 p/m. This deficit is significantly higher in central suburbs
such as Woodstock. Source: Francois Viruly 2016.

No new public housing
High property prices and rentals have a devastating effect on the supply of affordable
housing for all residents but especially poor and working class people. The table above shows
the housing stock available to different income groups. There is an oversupply of exclusive
housing for the super wealthy and the private sector is not providing enough housing stock
for households at or below the median income.18 The public sector is failing to meet the supply
needs for lower income earners.
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TThose on the waiting list for public housing or for subsidised
rental have lost hope. It is common for people to wait for
more than two decades without public housing stock ever
materialising, and when public stock is made available it
almost invariably not in well-located areas.
A damning indication of this is the fact that in the 23 years
since the advent of democracy, not a single subsidised home
has been built in Cape Town’s inner city and surrounds. This is
despite the fact that CBD is the biggest economic node in the
Metro accounting for 25% of its GDP.19 Land is sold off or sits
empty and projects wallow in interminable pipelines.
In 2008, 4950 social rental units were anticipated to have
been completed in Bo-Kaap, Woodstock and Salt River by
2012.20 None have materialised. Had these projects been
completed on time the demand for dignified and centrally
located housing for at least 30 000 people would have
already have been met.
Instead state investment in housing has been, and continues
to be concentrated on the urban periphery where land is
cheapest. According to the City of Cape Town’s 2016/17
review of the five year Integrated Development Plan 20122017, current and proposed City and Provincial housing
projects will continue this trend - they are concentrated in
the metro south-east and beyond.21
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A map of current and proposed public
housing. Most new projects are located on
the periphery of the city.

Segregation and exclusive growth
What is happening in the inner-city and central suburbs
affects all residents of the city. It is one of the most
profound economic and social forces driving inequality and
segregation.
Buying or renting a home in a well-located area is now
unaffordable for almost all residents of the city and
especially poor and working class people. As people are
priced out from the inner city and central suburbs, they
are forced to live in backyards, townships and informal
settlements on the periphery far from good jobs and
services. This predominantly affects Black and Coloured
residents, replicating spatial apartheid. The property
relations inherited from colonialism and apartheid
continue to determine who can access, own and occupy
well-located land.
Instead of redressing the past, the city becomes more
racially and economically segregated. It leads to urban
sprawl which means that the public must pay for
and maintain new infrastructure and public services
over inefficient economies of scale. It means inverse
densification and overcrowding in areas with the greatest
public health risks.22 It means more congestion on our
roads and higher subsidies and capital spending on public
transport and residents must travel longer distances for
work.23 For those lucky enough to have a job, the cost of
transport is unbearable: in Cape Town low-income earners
spend on average 45% compared a global average 5 -10%.24
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Spatial mismatch in Cape Town. The areas with the
highest population density (South East and Cape
Flats) are far away from the areas with the greatest
economic opportunity (CBD & surrounds, Century City,
Voortrekker Road and Southern Suburbs corridors)25

Zero-2-One
Zero-2-One, on the corner of Adderley and Strand Streets, will be Cape Town’s
tallest building at 148 metres. It is estimated to cost around R1.5 billion when
completed in 2019.
The land was sold by Old Mutual to Land Equity Group and is being co-developed
with FWJK. The Land Equity Group are big players - they have secured another
two city blocks in the city centre where they plan to develop projects to value of
R4 billion in 2017 alone.27
The building will be almost entirely exclusive apartments on 42 storeys. 624
apartments are planned with 760 parking bays and around 5000m² of retail space.
The current zoning only allows for a maximum height of 60m and so the developers
will likely request a substantial departure from the City of Cape Town. 60% of the
residential units have already been sold to estate agents even though this departure
has not as yet been granted.
This is a lost opportunity - the City should have due regard to the principles of
spatial justice as defined by the Spatial Planning and Land Use Management Act
when considering land use applications such as this which will replicate the spatial
injustices of the past.
It is only a matter of time before the City’s obligations in this regard are tested in
the courts and the City would do well to proactively institute progressive policy
instruments to include affordable housing or offset the social costs of exclusive
development.

MEASURING INCLUSIVE GROWTH
The City has commonly used property value and investment in property
to measure overall growth. This reliance on financial metrics does not
accurately describe where in the economy the growth is loaded and who
is benefitting. If we wish to redress spatial apartheid, then we need to
develop ways to measure the inclusivity of growth.26
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An artist’s impressions of the proposed Zero-2One building

This could include: Measuring changes in employment and where
people live by class and by race; Measuring segregation and integration
on class and race; Measuring eviction trends.

Transit-Orientated Development
The property price bubble and its effects do not occur in a policy vacuum. It is a direct result of
government policy promoting development and density without adopting measures to mitigate
against the predictable impact on poor and working class tenants and neighbourhoods.
Metros in South Africa are at a crossroads. All are experiencing urbanisation at unprecedented
rates. If we are to ensure that the right to security of tenure, let alone access to adequate
housing, is progressively realised in a socially, economically and environmentally sustainable
way, then one of the steps that government must take is to encourage the densification of
well-located areas close to existing infrastructure and services.28
Though the City of Cape Town’s Transit Orientated Development Framework should be
welcomed in that it aims to bring together transport, housing, and urban and spatial planning
into alignment, its focus is narrow. The Mayor has stated that the TOD Framework would
address the legacy of apartheid spatial planning, by curbing long travel distances and
urban sprawl.29 The TOD Framework (and projects derived from it) focuses heavily on public
transport nodes and corridors, with instances of public and private residential development in
well-located areas.
We should ask,
densification for who?

However, we need to learn directly from the development experience of the inner city, that
higher densities do not automatically lead to inclusive outcomes. The assumption that increased
densities will automatically improve affordability, by softening demand is overly simplistic. It is
a necessary but insufficient condition. An example of a TOD project is the Foreshore Freeway
Precinct. The City of Cape Town has called on the private sector to submit proposals that speak
to the creation of a mixed-use development, which embraces affordable housing and also
deals with traffic congestion within the precinct. The proposals were showcased at the Civic
Centre in 2017, but it became clear that the City had not provided specifications of what would
constitute affordable housing and how long units would remain as such.
If anything, increased density and its associated amenities, such as walkable communities and
access to public transit, will typically result in rising property values if planning and development
are not partnered with equitable land use policies, affordable housing interventions and support
for evictees.30 We should ask, densification for who?
The City of Cape Town has not taken any steps to mitigate the impact of soaring property prices
on poor and working-class households. In instances where families are rendered homeless
through an eviction, and with no other affordable housing options, the City banishes them to
peripheral relocation camps such as Blikkiesdorp and Wolwerivier.
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Relocation Camps in
Cape Town
STATE-OPERATED TEMPORARY INFORMAL
SETTLEMENTS IN PERPETUITY
In 2017 the City of Cape Town offers little support to
residents who will become homeless because of eviction,
except a one way ticket to a relocation camp on the
periphery of the city. Here you will be allocated a tin shack
in a row amongst thousands. If you are lucky you will have
access to your own toilet and a washbasin. Otherwise you
will share your water and your toilet with the families
around you.1 How did we end up building relocation camps
in a democratic era?

Good law, clear obligation, bad
implementation
The Emergency Housing Programme (EHP) was adopted in
2004 by national government as one mechanism to address
the housing need of those in danger of being rendered
homeless in a variety of emergency situations.2 This could
include: residents who have lived on the street; residents
whose homes have burnt down or have been flooded;
residents who have been victims of xenophobic attacks; or
residents facing homelessness upon eviction.3, 4
By and large most cities across South Africa have adopted
a one-size-fits-all approach to providing emergency
accommodation by building relocation camps. In theory,
the City of Cape Town operates two different kinds of
camps: Temporary Relocation Areas (TRAs) and Incremental
Development Areas (IDAs). In other cities in South Africa
they are called transit camps or decant areas.5, 6 In reality,
these have become publicly operated informal settlements
where residents stay in temporary conditions in perpetuity.
None offer opportunities for security of tenure, incremental
upgrading or dignified lives.

A map of all of Cape Town’s current and planned
relocation camps

BLIKKIESDORP
The Delft Symphony Way TRA, commonly known as Blikkiesdorp, is a decade-old
relocation camp 30km outside of Cape Town that houses around 5000 people in
close to 2000 shacks.7
Some of the first residents were relocated in the run up to the Football World Cup
in 2010 in an attempt to get homeless residents off the streets in affluent areas
where tourists would visit. It is now home to various groups of vulnerable people
who have been made homeless: backyarders, evictees from new developments, and
immigrants fleeing xenophobia in informal settlements.8
Families who end up in Blikkiesdorp have been moved away from their communities
and places of work, losing both formal and informal jobs in the process. Research in
2015 revealed that 73% of the residents of Blikkiesdorp are unemployed.9
There can be up to 10 people living in each tin shack, and families have no indoor
bathroom, shower or toilet. The shacks have no insulation, so they get very hot
in summer and freezing cold in winter. The houses are very easy to break into and
residents feel that they cannot leave their shacks because they will get burgled.
Now, once again the interests of the private sector and economic growth are
threatening their homes. As the Cape Town International Airport looks to expand,
there are plans to demolish homes to make way for more runaway space.
19

Rows of shacks in Blikkiesdorp. Photo: GroundUp News
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Helena Dirkse, Blikkiesdorp

“

For me, it was nice to stay there in Gympie Street Woodstock. I used to work
there at a factory shop where I can go on foot to work. For me it wasn’t
even five minutes to go to work. And for my kids to school. We as people from
Woodstock who stayed in one block used to take each other as one big family.
The shops there were close for me as an old lady to walk till there, and even the
clinics and the hospitals were close for me and my husband who is a pensioner.
He could even help me to take the kids to school and help me even going to the
shops. And even if I came late from work doing overtime, he could attend the
school meeting as a parent because it was not far for him to go there and even be
scared he will be robbed by gangsters. Because we could go as we please….
The moment we came to stay here [Blikkiesdorp] everything changed. We
struggle to go to the shops, the clinics and hospitals because everything here is
money: if you don’t have you can’t go nowhere. I used to struggle to get my kids
in school, here in Delft. Our kids used to have their own transport to school
in Woodstock. But because of other parents who couldn’t afford the transport
[they] had to take their kids out of school and stay at home for a year. We can’t
even find jobs here for our kids because there is no money for job hunting. The
grant we get for the kids has to go for school transport and school fees.
Sometimes I have to go for a checkup at the hospital then I can’t go because
there is no money to get there. I would like to go there for my health, but I
don’t have a choice because there is no money to go. I would like to go back there
[Woodstock], for my own health, because it’s close for me there as an old lady.”
May 2016
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Susan Jones, Blikkiesdorp

“

I used to live at number 36 [Gympie] Street, Woodstock. I work in the City of
Cape Town. I used to live walking distance from work. Life in Woodstock was
very comfortable. My child was very near to the school. In 2007 we were
moved to Blikkiesdorp. It was July the 7th in the heart of winter.
It was very uncomfortable when we moved in here. There was no wood here and
we had to collect wood from a nearby bush. We didn’t feel good at all because it
was nothing like Woodstock. We were far from the shops. We had to get used
to using public transport to get to the big shops whereas in Woodstock we
could walk to Shoprite, we now had to use transport. At the moment the only
shop close to us is Spar. It’s approximately a 20-minute walk from Blikkiesdorp.
Life in Blikkiesdorp isn’t pleasant at all. You can’t leave your house
unattended; otherwise it gets broken into. If it’s hot in Blikkiesdorp then the
structure is like an oven and when it’s cold it’s like a fridge. I have a teenage son
and I don’t want him living in Blikkiesdorp because the drugs and gangsterism
levels are very high here. The children aren’t safe here in Blikkiesdorp because
they get robbed if they go to school... In Woodstock there were recreational
opportunities for both the adults and children. In the summer we could take the
kids to Trafalgar baths and have a nice picnic but in Blikkiesdorp the children
are already using drugs and alcohol at 13 years old, which is very dangerous for
our children.
The eviction from Woodstock was unjust to my mind and I feel that if the
[2010 FIFA] World Cup weren’t in South Africa then we would still be staying in
Woodstock. I think that the City of Cape Town only thought about how the City
of Cape Town could benefit, they didn’t think about what it would do to the poor
community... The housing project is also infuriating because we’ve already
been on the waiting list for a long time but every time new rules are just made.
I just want what the City of Cape Town’s motto is, that they work for the people
and that they give us housing. My wish is that before I close my eyes, I get a house
big enough. I want to close my eyes with joy and peace.”
May 2016
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WOLWERIVIER
Wolwerivier is a new relocation camp built on a farm
30km to the north of Cape Town between the N7 and
Melkbosstrand.
For many years residents from Skandaalkamp made a living
by collecting, selling, and recycling scrap from the dump at
Visserhok. Others worked piecemeal jobs in the area. Most
residents ate from food waste that they found on the
backs of trucks waiting at the gates.
Since at least 2006, the City had been looking at
options to relocate the residents of Skandaalkamp as a
prerequisite for extending the operating permit for the
dump. Initially the City had hoped to move residents to
a different location on site, but in 2007 the City began
looking for an alternative site nearby. Several possibilities
in the area were considered, but these were found to
be unsuitable. Finally, the City settled on a portion of
the Wolwerivier farm that was bought by the Human
Settlements Directorate.
Although the settlement was meant to accommodate
residents of Skandaalkamp, in time, other smaller
communities living nearby were included in the plans.
In 2014 work began on building 500 shacks at Wolwerivier
and by 2015, the City was ready to load people and their
possessions on trucks and relocate them to Wolwerivier.
The relocation was supposed to occur over several weeks
and phases. In the end they moved all of the families in
three days.
Read a

Report on
Wolwerivier
here
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Many had their old homes
knocked down before they
could pack up and some were
forced to leave belongings,
pets, and livestock behind.

Residents were left traumatised by the move. Many had their old homes knocked down before
they could pack up and some were forced to leave belongings, pets, and livestock behind. In
some instances, residents were not at home when the City arrived to demolish their structures,
and when they came back they found everything gone.
Although the Skandaalkamp community has always struggled with poverty and isolation, the
relocation has exacerbated these challenges. Wolwerivier is a hopeless place filled with crime,
drug abuse and severe poverty.
The City’s rhetoric that Wolwerivier is in a growth corridor which will be well located in the
future, or is part of any rational spatial planning programme, should be treated with contempt.
Wolwerivier was an ad hoc response to ensure the dump could be extended. Despite it being
called an “incremental development area,” there was never any consideration in the planning
phase as to how the camp would provide security of tenure or be developed progressively into
formal housing, nor has there been since. The claims to incrementalism, were adopted after the
fact in order to access funding.

24 Shacks in rows in the middle of nowhere
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Xolelwa Ndinisa at Wolwerivier

Xolelwa Ndinisa, Wolwerivier

“

I moved from Khayelitsha to live with my uncle at Skandaalkamp ten years ago. My
uncle’s shack was large enough, and when I had a child there was enough space for
us to have our own section and privacy. I went there specifically to look for work
on the farms, but mostly I could find only temporary work for a month or two at a
time. Most recently I was working as a grape picker on a farm called Havana Hill.
For me, life was better in Skandaalkamp than it is here in Wolwerivier. But, to
begin with we were told that we were moving to a better place.
						
When they surveyed the families for allocating the houses, I was told that, as a
mother with a young child, I would be given a separate structure for us to live in.
But, when we moved it was only my uncle who received a new place at Wolwerivier.
Now we all live together, but we do not always feel welcome and there is no
privacy for any of us... When my uncle brings a girlfriend around, my child and I
must leave and go visit somewhere else. There are no streetlights here so if we
leave at night we have to walk through the dark and that is very unsafe. These
things make me very disappointed and angry...
I feel that there are many other promises that were broken... We were told that
there would be parks here, but currently there is only dust streets and nowhere
else for a child to play safely. There are no jobs here. I have health problems
and need to go to the clinic in Dunoon twice a month to get medication. To get
there I must take two taxis and that costs R32 for a return trip. Without any
jobs or opportunities here it is difficult to find that money. Things were difficult
in Skandaalkamp, but at least we could collect scrap and find some food that was
dropped off at the dump by the supermarkets. It feels as though they dumped us
here, but without following up to see whether the community’s needs are met
or whether the promises were kept. I would like to leave if there was another place
with better opportunities that I could go, but I have no options like that so we have
no choice but to stay.”
					
August 2015
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Nkosimayibongwe Jonga at Wolwerivier

Nkosimayibongwe Jonga,
Wolwerivier

“

I moved with my family from Kraaifontein to Skandaalkamp in 2010. I believed that
there would be better opportunities to make a living here, because I knew that
people were already using the dump to recycle. In Kraaifontein there are not enough
jobs. The people who worked on the dump could make use out of many things
that were thrown away. We could use what we found and make new things to
sell.
						
From materials that I picked up, I extended my shack so that the community
could have a church. This church is where we worshipped and held community
meetings. But at Wolwerivier we have no church, and that is a great loss for
the community. If I wanted to re- establish the church I would have to start from
scratch and we are not clear on the process that needs to be followed, so nothing is
happening. When we started talking to the City about going to Wolwerivier, many
people did not want to relocate. But we soon realised that we did not really have
a choice in the matter. We were told that there was no use in resisting the City,
because the plans had already been made. There was no conversation about that
– the officials would come and they would say ‘this is the way that it is going to
be’ and then that was it. It does not feel right. The City said that it would be better
here because of the chemicals (pollution) from the dump site which were unhealthy
for us.
						
We were used to our lives in Skandaalkamp. Since moving here there is not much
that is better for us. We don’t have any jobs here. At least we had scraps at
Skandaalkamp, that could bring in a little bit of money to feed our children. Now
people have to travel to Dunoon to find something, and that can cost R20 on a
taxi. It is too far to walk back to the dump and to start collecting and carrying
things.
						
The only option we can see is that we must start our own business, but even
that is difficult. I used to grow my own vegetables to sell and feed our children
– spinach, beans, mielies and carrots. I spent a lot of time getting the soil to be
productive in Skandaalkamp, but here in Wolwerivier the soil is too hard and too
sandy. Nothing will grow here.”
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The Injustice of
Relocation Camps
STATE OPERATED TEMPORARY INFORMAL
SETTLEMENTS IN PERPETUITY
In the face of high property prices, a lack of affordable housing and poor government
regulation of the private sector, the building and operation of relocation camps in Cape Town
is an unreasonable, unsustainable, unjust and undignified response to the displacement and
eviction of poor and working class people.

Location matters
All speak about the isolation
they feel after being removed
from their community
and how difficult it is to
be far away from jobs,
hospitals, transport,
shops and parks.

Helena, Susan, Xolelwa and Nkosimayibongwe all speak about the isolation they feel after
being removed from their community and how difficult it is to be far away from jobs, hospitals,
transport, shops and parks. Their experiences are echoed by people living in relocation camps
across the country.1
In its assessment of the Delft Relocation camp in Cape Town, the Housing Development
Agency said that the City of Cape Town had not recognised the importance of location to poor
households’ resilience, income, and wellbeing2: “Housing must be seen in relation to other social
and economic rights, including considerations relating to livelihood strategies, services, and
opportunities for citizenship.”3
The location of relocation camps impacts on residents’ access to support networks, public
services, transport and employment, these are all discussed in detail below.4 This happens
not only because families are uprooted from their existing communities, but because they are
moved to peripheral, economically-isolated, service-deprived areas.

Community and support networks are lost
Helena remembers how people who lived in her block in Woodstock treated each other “as one
big family”. Living within walking distance to schools and work meant her husband could help
her with the children when she worked late.
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Families who have been
moved from Woodstock to
Blikkiesdorp all talk about
the loss of networks that
helped everybody to cope
with everyday challenges, get
by and make ends meet.

Families who have been moved from Woodstock to Blikkiesdorp all talk about the loss of
networks that helped everybody to cope with everyday challenges, get by and make ends
meet.5 Churches, mosques, community centres, neighbours and families all form part of these
networks which take generations to build.6 They are often the difference between relying on
the state and relying on your community, but these essential relationships are not taken into
account by government when relocating people.7
For people currently living in Woodstock and Salt River, these networks are the main reason
families do not want to be moved to distant and isolated areas, even when they are desperate.8
Evictions and displacement disrupt these networks and they are almost impossible to rebuild.

Jobs are lost and are hard to access
Xolelwa used to work as a grape picker on a farm near Skandaalkamp. Nkosimayibongwe used
to sell scrap from the Visserhok dump. They both lost access to job opportunities and income
when they were moved to Wolwerivier. They struggle to afford the taxi fare to find work and
visit clinics.
For people who can
only find low-income
jobs, intermittent or
seasonal work, or who are
unemployed, the location of
a camp impacts their chances
of finding and keeping
decent work.

Moving to an economically deprived and peripheral area means you cannot find work and have
to pay expensive taxi fares to travel long distances. For people who can only find low-income
jobs, intermittent or seasonal work, or who are unemployed, the location of a camp impacts
their chances of finding and keeping decent work.
A recent sample survey in Blikkiesdorp found that 73% of people were unemployed.9 A study of
residents who were relocated from Langa to Delft found that 95% of the respondents felt that
their household income had dropped and their expenses had risen10, and a third of households
reported losing a job after the relocation.11
In Wolwerivier, many of the first residents used to live next to the dump collecting anything that
could be recycled or sold. The work was dangerous and filthy but provided them with a small
regular income. The move of ten kilometres resulted in a total loss of income for most residents.
Just over 50% of resident who had some kind of work in Skandaalkamp no longer had those jobs
after moving to Wolwerivier.12
30km from the City Centre and with no public transport, the idea that anybody relocated to
Wolwerivier will be able to sustain or find decent work needs to be rejected. When it comes to
decent work, location matters.13 In poorly-located relocation camps in cities across South Africa,
high transport costs are unaffordable and residents cannot afford to keep low paying jobs and
struggle to find work - they lose their employment.14
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Residents interviewed in relocation camps in Cape Town report a substantial increase in what
they have to pay for transport since relocating.15 Many wait for hours for unreliable public
transport, are subject to unpredictable delays on the road, and lose their jobs because they
arrive late again and again.

Crime, drug abuse and gangsterism increase
Susan worries about the future of her teenage son since they moved to Blikkiesdorp. She sees
young children using drugs and alcohol, and joining gangs. When they walk to school, they often
get robbed.
In Blikkiesdorp, women are
forced into prostitution,
theft is rampant, and the
sale of drugs and
alcohol is pervasive.

When faced with a sudden lack of income and no immediate hope that things will get better,
many residents of relocation camps all over the country are forced to turn to unlawful activities
to get by.16 In Blikkiesdorp, women are forced into prostitution, theft is rampant, and the sale of
drugs and alcohol is pervasive.17 Families break apart from drug and alcohol related domestic and
sexual violence.18 Further, gangsterism has become a dominant feature of life in the camp.19
For residents who moved to Blikkiesdorp from Woodstock, the biggest concern is the impact
that crime, drug use, and gang violence is having on the lives of their children, who before could
walk to school, were part of sports teams and played on the streets and nearby parks.20
At a time when the City and Provincial governments are attempting to address rampant and
pervasive problems of gangsterism, drug-use and crime among youth in Cape Town, relocation
camps instead create environments that enable these problems.

Health and education are impacted
Helena is an elderly lady who requires regular visits to the hospital. She cannot afford to travel
to access her healthcare. Xolelwa needs medication twice a month, but the taxi fare to Du Noon
is too expensive.
Another implication of poorly-located relocation camps across the country relates to the quality
and accessibility of public amenities and services.21
Wolwerivier does not have a clinic or hospital nearby. A nurse visits for child health care every
few weeks.22 When accidents happen or houses burn down residents often cannot afford to
phone for an ambulance. In instances where an ambulance is dispatched, it takes a few hours to
arrive.
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In Blikkiesdorp, research has shown that moving has negatively impacted people’s access to
adequate and reliable healthcare.23 Former Woodstock and Salt River residents report that they
continue to attend the clinics in their former neighbourhood despite the cost implications, due
to better service and shorter wait times.24
Along with healthcare, moving to relocation camps impacts access to education.25 In
Wolwerivier, children were moved 13 km away from their previous school, and many walk
long-distances to access school transport.26
Families in Wolwerivier, like in Blikkiesdorp, have to pay high transport fees, which, if they
cannot pay, impact their children’s school attendance.27 To this day, there has been no action on
a recommendation in the Environmental Authorisation issued in 2012 that scholar transport be
provided to Wolwerivier learners.28

Relocation camps are permanent
In the case of Blikkiesdorp, residents have been living in the camp for a decade. Across South
Africa, relocation camps which were meant to be temporary have become de facto permanent
settlements.29
Residents of relocation camps countrywide are those who have no other housing option: they
may be excluded from existing state housing programmes, are overlooked completely by the
formal private market, or are part of the millions of South Africans within a flawed system of
state housing allocation.30
In effect, they continue to live in relocation camps because there is nowhere that they can
move to, and there are no plans for permanent housing.31 Coupled with poor communication
and a lack of transparency by municipalities, residents experience this life in limbo as deeply
traumatic.32
Municipalities now recognise that relocation camps become permanent.33 The City of Cape
Town’s response has been to resettle people permanently in relocation camps that it intends to
develop over time, in what it calls IDAs (Incremental Development Areas).34
Although shacks in camps like Wolwerivier are built at a higher-spec than shacks in Blikkiesdorp,
they continue to be built in isolated and poorly-located areas.
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Previously, municipalities have justified the conditions and poor location of camps because
they are a temporary solution.35 However, now that the City of Cape Town is building relocation
camps that it intends to be permanent, this justification for marginality no longer stands.36
The location along with the
permanence of relocation
camps means a strategy
intended to make poor
residents less vulnerable
in fact results in unjust
conditions that increase
residents’ vulnerability.

Building peripheral relocation camps with the intention of them becoming permanent
settlements contradicts spatial policy imperatives across government which promote urban
compaction, residential areas close to work opportunities, and cost-effective transport
networks.37 The Western Cape Spatial Development Framework characterises peripherally
located settlements as “poverty traps”.38 While scenario modelling by the Western Cape
Government found that the current pattern of providing housing on peripherally located land
is more costly in the long-term to poor households, the environment and to government.39 As a
grey area of temporary relocation for permanent settlement, relocation camps evade the same
planning standards and principles that would be applied to permanent human settlements.40
The location along with the permanence of relocation camps means a strategy intended to
make poor residents less vulnerable in fact results in unjust conditions that increase residents’
vulnerability.
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Camps Then and Now
The names may change, but since the colonial and apartheid periods relocation camps have been
used as a consistent policy to control where Black and Coloured residents live in the city and to
dispossess us of access to decent land and adequate housing.41
The colonial government established Ndabeni and then Langa. The apartheid government
established Khayelitsha. This government has established Blikkiesdorp and Wolwerivier. They
have always been the dumping grounds for the city’s poor and vulnerable.42 Relocation camps
entrench apartheid spatial planning and are the contemporary equivalent to forced-removals.43

1901
In 1901, dock workers protested against
forced removals to Ndabeni camp during
an outbreak of plague in the city. The
colonial government put forward the myth
of Black people as disease-carrying people
who needed to be quarantined.

Ndabeni Relocation Camp
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1920s
In the 1920s, before the Group Areas
Act, Langa was established as an area for
Black city-dwellers only. It was then on
farmlands beyond the urban periphery.

Langa by 1938

1966
In 1966, the apartheid government
declared District Six as a whites only area
and started removing Black and Coloured
people to far flung camps and ghettos on
the Cape Flats like Bonteheuwel.

Bonteheuwel Township
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1980s
Between 1983 and 1985, the apartheid
government established Khayelitsha,
on sand dunes about 30 kilometres
from the city, as a township for Blacks
only. Families violently evicted from
their homes in Crossroads were forcibly
removed to here.

Khayelitsha Township

The laws governing these removals may be different, but the inhumane effects on residents is
always the same - more segregation through the isolation of Black families in poverty traps.
The City of Cape town needs to disrupt history’s long arc of removals to desolate relocation
camps outside Cape Town.
This city is no longer under colonial or apartheid rule for the benefit of White and wealthy
people. Eviction, displacement and the removal of poor families to government camps on
farms far from the city must end!
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Aerial view of Wolwerivier Relocation Camp
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The Case for
Transitional Housing
A JUST, DIGNIFIED, PROACTIVE & SUSTAINABLE
RESPONSE TO EVICTEES
It is possible for the City of Cape Town to meet its obligations to provide temporary
alternative accommodation to evictees that is just, dignified, proactive and sustainable using
existing government programmes and funding streams or by making creative use of
cross-subsidisation and taxation of the private sector. Like good cities across the world and
in South Africa, the City of Cape Town must develop a transitional housing policy as part of a
basket of progressive policies to disrupt spatial apartheid.
The High Court, Supreme Court of Appeal and Constitutional Courts have developed the law
regarding local government’s obligation to residents who will be rendered homeless, particularly
by an eviction.
In the Olivia Road1 case, meaningful engagement was required of government before making
decisions on where to relocate evictees. Through the Blue Moonlight2 case, local government’s
obligation to provide alternative accommodation in private evictions was confirmed and it
was ordered that this should be as close as reasonably possible to where evictees lived before.
Both judgments raised the importance of location in protecting residents’ livelihood and
income-earning strategies.
Through these cases and the expansion of the responsibility of municipalities to provide
alternative accommodation, the limitations of the Emergency Housing Programme as the
primary response to evictees are clear. Accommodation is provided without an understanding
of the circumstances, needs and vulnerabilities of households being relocated.3 Funding
constraints have determined the development of a common typology of emergency
accommodation as low-density, single-story accommodation. This is suited to large
tracts of empty land in areas on the periphery rather than in the heart of CBDs, inner-city
neighbourhoods or other secondary urban nodes.
Although low-density accommodation, if suitably located, may work in some contexts, it does
not work in built-up urban environments with few site opportunities for new development.
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Temporary accommodation for evictees in the inner-city and other urban nodes is a necessary
housing intervention. It protects access to urban opportunities for poor and working-class
people, and actively challenges patterns of historical displacement which have seen black poor
and working-class people displaced from urban areas of opportunity.
It is clear that what is needed by the City of Cape Town is a principled and just response
that aligns with its constitutional obligations4, and government’s spatial and housing policy
objectives of building spatially efficient, compact, integrated, well-connected and sustainable
cities.5
The City of Cape Town needs to develop and build transitional housing in well-located areas.
Transitional housing is temporary housing provided for individuals and families who require a
stable housing solution for a period of time prior to moving on to more permanent options, as
part of a basket of progressive policy responses to disrupt spatial apartheid.

WHAT IS TRANSITIONAL HOUSING?
Transitional housing is temporary housing provided to households who require a stable
housing solution for a period of time before moving on to more permanent options.
In particular, it is provided to evictees who have no other immediate housing options.
This term is used across the world to refer to various types of short-term housing
solutions. In South Africa, transitional housing was first used to refer to short-term
housing shelters to address homelessness piloted in inner-city Johannesburg in the
1990s.6
Temporary Emergency Accommodation (TEA): The City of Johannesburg has started
using this term to refer to emergency and short-term accommodation for evictees in
the inner-city.7 It is essentially a form of transitional housing.
Temporary Alternative Accommodation: Temporary alternative accommodation is a
term often used to refer to accommodation that a municipality is required to provide
when a household will be made homeless by an eviction. Transitional housing would
be considered a form of temporary alternative accommodation, as would relocation
camps.
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LEARNING FROM JOHANNESBURG
More recently, the City
has developed a proactive
policy to support evictees
sustainably.

For a number of years, the City of Johannesburg has used buildings in the inner city to provide
transitional housing for evictees. Some are run by a non-profit organisations, while others are
owned, managed and funded by the city. Currently the City can provide accommodation for up
to 2100 evictees at any one time.8
Initially, the City responded in a reactive way to comply with court orders in eviction matters,
developing specific solutions on a case-by-case basis.

The MBV and MOTH Buildings
In 2007, the City of Johannesburg was ordered by the Constitutional Court, following
negotiations, to provide alternative accommodation to evictees from inner city buildings on
Olivia Road.9 One of these was the MBV building, a renovated hospital in Joubert Park. The
building was refurbished and residents moved into single rooms, with communal kitchen
facilities, and shared bathrooms.

The MBV building in Johannesburg

Two years later, in 2009, residents evicted from Carr Street were moved to accommodation
in what became the MOTH Building in downtown Johannesburg following another court
settlement.10 The building was renovated to provide dormitories for residents to sleep in, with
a communal kitchen and shared bathrooms. The owners of the building from which residents
were evicted, agreed to pay R1.5 million to the City to assist with the relocation, the capital
costs of the renovation and the training of staff.
The City of Johannesburg’s Regional Housing Department, which oversees all City-owned rental
stock, was tasked with the management of the buildings. It soon became clear that insufficient
thought had gone into how the buildings would operate.
In the early years, the City was responsive to the concerns of residents and living conditions
were adequate. However, almost a decade since residents were first moved into these buildings,
they have deteriorated due to poor management and a lack of maintenance.11 Residents face
problems with electricity, plumbing and security.12 In 2014, a fire broke out on the top floor of
the MOTH building, leaving many people homeless again.13

The MOTH building in Johannesburg

Officials in the City say that the challenges arose because the department responsible for
managing the accommodation was already overburdened. Another reason City officials cite for
the poor condition of buildings is that operating costs were not adequately covered.
In both the MBV and MOTH buildings, residents were expected to pay a low monthly fee.
However, the rent was not enough to cover the operating costs of the building and the City
did not differentiate rental based on what evictees could afford to pay - so everyone paid a
flat rate.14 Some tenants could afford to pay more, while others could only afford a nominal
rental. The City learnt that it needed to differentiate the rent paid for accommodation based on
income, and subsidise operating costs.15

Ekuthuleni Shelter

Ekutheleni Shelter

The Ekuthuleni Shelter was used in 2012 to provide accommodation to evictees in the Blue
Moonlight matter.16 These were households and residents who earned between R400 to R2,600
per month and could not afford the R600 rental accommodation offered to other evictees in
one of the City’s other buildings at the time.17 The City identified and purchased the property,
renovated the building, and contracted Metropolitan Evangelical Services to manage the shelter
as part of a managed care model.18
The premise of the managed care model is that residents will “transition” from “dependence”
on the state and take control of their lives, with the possibility of moving back into private or
state housing opportunities.19

Ekutheleni Shelter

There are problems with this institutional environment approach.20 Management impose
strict regulations including gender segregated dormitories, which prevent families from
living together21 and residents are locked out during the day. Residents find this patronising,
humiliating and challenging for families with children, and for those evictees who work evening
shifts.22
The rules are currently being challenged in the Constitutional Court in the Dladla case as
infringement to residents’ rights to dignity, freedom, and security of the person; the right to
privacy; and the right access to adequate housing.23 This case in Johannesburg raises important
points about the nature of Transitional Housing.
Studies of evictions in Johannesburg’s inner city show that affordability is what most impacts
people’s ability to find alternative accommodation24 - alongside other barriers to access such as
being able to produce payslips.25 It is because of these lack of options that evictees are forced
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to move onto more vulnerable housing options, such as shacks or other derelict inner-city
buildings.26, 27 While those evictees who are provided accommodation in buildings like MOTH,
MBV and Ekuthuleni end up living here for prolonged periods because it is their only option.28
The experience in
Johannesburg has shown that
transitional housing can only
be temporary when there are
affordable options for people
to move on to in the
inner city.

The experience in Johannesburg has shown that transitional housing can only be temporary
when there are affordable options for people to move on to in the inner city.

The Special Process for the Relocation of Evictees
In response to some of the problems with accommodation it provided to evictees, the City of
Johannesburg developed a new policy in 2016 called the Special Process for the Relocation of
Evictees or SPRE.29 For inner city evictions, the City of Johannesburg recognises the social and
economic importance of providing accommodation to evictees in or near areas where they live.
The City aims to provide temporary emergency accommodation for residents who will be made
homeless by an eviction in well-located areas within the Urban Development Zone and within
walking distance to transport.
SPRE is intended to be implemented as part of a broader Inner City Housing Implementation
Plan or ICHIP. This aims to inclusively regenerate and upgrade the inner city, recognising the
unique challenges of providing inner city affordable housing.

Fraser House in Johannesburg CBD,
a well-located multi-storey building
renovated under SPRE for
transitional housing.

Due to development densities and the cost of land, temporary emergency accommodation will
be provided by converting and refurbishing older buildings or constructing new buildings on
city-owned land in well-located areas of the inner city. Accommodation will consist of single
rooms between 12m2 and 25m2, with a communal kitchen and shared bathroom facilities. The
City is proposing that this accommodation be provided together with social housing in vertical
mixed-use buildings through lease agreements for a maximum period of 12 months.
The City will provide this transitional housing on application irrespective of whether they are
joined to eviction proceedings. A unit in the City will review the circumstances of tenants on a
case-by-case basis which will include an assessment of household finances.30 This will help to see
if other solutions or permanent public housing options are available for the household before
admitting them to temporary emergency accommodation.
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The City has approached social housing companies (particularly the Johannesburg Social
Housing Company) to identify, acquire or build a percentage of temporary emergency
accommodation as a part of new social housing developments.31 The City will fund the capital
costs and subsidise the operating costs. The City is considering including retail development to
assist further with cross-subsidisation. The Social Housing company will manage the temporary
emergency accommodation and collect rent which will operate on a subsidised rental model
based on income.
In addition the City intends to provide programmatic interventions and assistance together
with the relevant social development departments.32

Read the

Read the

FULL
SPRE

FULL
ICHIP

here
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here

Building, Managing &
Funding Transitional Housing
PRACTICAL IDEAS THE CITY SHOULD ADOPT
Drawing on lessons from the City of Johannesburg and other good cities globally, the City of
Cape Town must develop a transitional housing policy based on sound principles and good
practice to meet its obligations to provide temporary emergency accommodation to evictees.

PRINCIPLES FOR TRANSITIONAL HOUSING

1

2

3
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DIGNIFIED AND OF A
GOOD STANDARD

A PROACTIVE
HOLISTIC RESPONSE
IN WELL-LOCATED
AREAS

FAIR AND
TRANSPARENT
ADMISSIONS

Transitional housing should provide appropriate accommodation for single
residents and families at a good standard that respects evictees’ dignity and right to
privacy despite it not being permanent.

Transitional housing should be provided in well-located areas of the city close to good
public services, decent work and transport. It should be targeted at urban nodes where
development is leading to evictions.
Transitional housing should be provided as part of a range of measures to ensure there is
affordable housing stock available in the inner city in both the private and public sector. It
should be incorporated as part of public housing plans at the building, neighbourhood and
citywide level.

Transitional housing should be provided on application in a fair and transparent way and
not dependent on whether the City is joined in court proceedings, but in response to
whether a tenant will be made homeless.
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4

EFFECTIVELY
MANAGED AND
MAINTAINED

Transitional housing should be well managed by the City. If the City does not have the
capacity for this, housing should be managed through Non-Profit Organisations or in
partnership with Social Housing Companies. Buildings should be maintained and kept
clean and secure.

5

FAIR AND
AFFORDABLE RENT

Evictees should pay a fair and affordable rent that is based on their available income rather
than a nominal amount.

6

ASSISTANCE AND
SOCIAL SERVICES

Transitional housing should be clustered with assistance and social services to ensure that
tenants get back on their feet and can access permanent housing in the private or public
sector.

7

TIME BOUND

Transitional housing should be provided for a limited period of time. This is wholly
dependent on residents being able to move onto other housing. This is only possible when
there is support and coordination for evictees to access permanent housing and there are
affordable opportunities available.

8

FUNDED BY THE
PUBLIC AND PRIVATE
SECTOR

Transitional housing capital costs should be funded from existing capital grants and
subsidies. Transitional housing should be funded sustainably through rental, budget
allocation and cross-subsidisation. The private sector must contribute money towards
transitional housing when they evict and this should be ring-fenced for this purpose.

1

DIGNIFIED AND OF A GOOD STANDARD

Transitional housing should provide appropriate accommodation for single residents and
families at a good standard that respects evictees dignity and right to privacy despite it not
being permanent.
The challenge here is to balance a cost-effective build with shared accommodation, while also
including private space.1 Although it may require some creativity, this is not insurmountable. It is
possible to provide basic, dignified, and high-quality accommodation.

Private rooms and dormitories
Transitional housing should provide private rooms for single people, families or shared
households to live together. Best practice from around the world are rooms around 12m² and
can accommodate two to three people. Each room has a private bathroom and kitchenette,
which are kept clean by residents but maintained by management.
Where this is not feasible because of building constraints or cost considerations, transitional
housing should provide private rooms with communal kitchens and bathrooms which are
cleaned and maintained by management or volunteer residents.2
Dormitories are not safe spaces for children or appropriate for families or partners and they can
discriminate against transgender residents when they are segregated by sex.3

Private and dormitory rooms
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Transitional housing that is mostly private rooms can include some dormitories where these
are used to house evictees waiting to access a room, or evictees who have made alternative
arrangements and require only a very short stay. In dormitories secure storage facilities for
personal belongings are essential.

Communal areas
Transitional housing should include a range of communal areas that all residents can use and are
managed by staff or resident volunteers who ensure that they are kept clean and orderly.
Ideally, rooms should be clustered in smaller groups around communal facilities on different
floors or areas to provide a sense of ownership and control rather than large communal facilities
serving the entire building. Attention to design is key to ensuring good levels of privacy.
Appropriate transitions from private rooms to semi-private shared facilities should encourage a
sense of ownership and shared responsibility for communal spaces. Caretaker and management
offices should be included on-site.
Durable, low maintenance and quality interior finishes are essential to reduce costs over the
lifespan of the building.
Kitchens should provide basic food preparation and cooking facilities as well as dining rooms
to eat together. Residents should have facilities to store food if they do not have access to a
private room.
All communal areas, but especially bathrooms should be designed with safety in mind for
women and children. Bathrooms should be separated by sex.
Communal areas should include recreation areas such as lounges and play areas for children.
Adults in the building should be able to see into the play area without children having to be
directly supervised. If properly planned and integrated into the neighbourhood, these facilities
may service the neighbourhood too.

A typical floor plan with communal areas

Laundry rooms for at least hand washing should be included. Laundry lines should be installed in
areas that are visible from communal areas to avoid clothing theft.
Dedicated rooms for private study and work or consultations and meetings should be provided.
Many evictees have furniture which they cannot use in the transitional housing and lock - up
storage facilities such as garages should be provided for this.
Security and access control is a key strategy not only to ensure safety but also to create
appropriate transitions from space that may be accessible to the general public
(such as meeting rooms) and those which are only accessible to residents such as laundry and
drying areas.
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The Drommedaris social housing in Brooklyn is a good
example of a three to four storey walk-up which would
be perfect for transitional housing

A PROACTIVE HOLISTIC HOUSING RESPONSE IN
2 WELL-LOCATED AREAS
Transitional housing should be provided in well-located areas of the city close to good
public services, decent work and transport. It should be targeted at urban nodes where
development is leading to evictions. Transitional housing should be provided as part of a
range of measures to ensure there is affordable housing stock available in the inner city
in both the private and public sector. It should be incorporated as part of public housing
plans at the building, neighbourhood and citywide level.

Build new transitional housing on infill land
Like social housing, transitional housing should be seen as a restructuring tool that helps to
reverse segregation and increase densities in Cape Town’s inner city and central suburbs.
This requires medium to high density buildings. Three to four storey walk-ups are the most
cost effective as additional storeys incur extra construction costs because of the need for
elevators and reinforced structures to carry the weight loads of taller buildings.
Transitional housing can also be built at a smaller scale on infill sites. In either case the
zoning should allow for dense mixed-use development.
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Victoria Walk, Woodstock
This vacant land on the corner of Victoria Walk and Earl
Street in Woodstock is 1500m² and is currently owned
by the Provincial Government of the Western Cape.

Suitable publicly owned infill land
on Victoria Walk, Woodstock

Goodwood Street, Goodwood
Located in Goodwood in the heart of the Voortrekker
Road Corridor, the Goodwood Street site is 5800m²
in size and owned by the City of Cape Town. The site is
currently zoned Transport Two (TR2), which provides
public parking of operable motor vehicles. One of
the biggest users of the parking lot is the Provincial
Government of the Western Cape.

The land is zoned for General Residential Four (GR4)
which allows higher-density residential development,
including blocks of flats. According to this zoning
buildings may be up to 6 storeys. This allows for a
building with approximately double the amount of bulk
as the block of flats across the road.
A building of this size could contain a mix of different
public housing, including transitional housing, which
could share development and management costs. This
site could form part of a bigger development of public
housing on the Woodstock Hospital site or could be built
separately.

The site is only 50m from Voortrekker Road Corridor
which is serviced by taxi, buses and it is 500m away from
Goodwood Train Station.
An application to rezone the site to allow for residential
or mixed-use development would be within the City’s
transit-orientated development policy and would in turn
allow for the development of transitional housing.
A small portion of the neighbouring site is owned by
the Salvation Army which provides social services. This
would allow the City to work with partners to cluster
support around residents living in transitional housing.
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Inefficient land use - an old parking lot
on public land in Goodwood

Build transitional housing by refurbishing existing buildings
It is possible and cheaper to use existing public buildings for transitional housing or purchase
suitable affordable office, commercial and industrial buildings that are structurally sound and do
not require significant repairs.

Ahmed Kathrada House
(formerly Helen Bowden Nurse’s Home),
Green Point
Ahmed Kathrada House is located in Green Point, on the
corner of Granger Bay Road and Beach Boulevard and
is 15000m² in size. The site is well-located for evictees
within 100m of the V&A Waterfront and 2km of the CBD
and has both MyCiti and mini-bus taxi ranks nearby.
The site is currently owned by the Provincial Government
of the Western Cape, which recently committed to
developing the site for affordable housing, though no
timelines were given. The site is zoned Open Space 2, but
given its proximity to the Green Point common and the
Promenade, as well as the existing buildings, rezoning
would be appropriate.
The site has been secured with palisade fencing and
includes a tarred parking area. The external and
structural condition is good and although some rooms
require substantial work the overall conditions of
the interior are good and are already serviced by bulk
infrastructure.
The top three stories of the north wing as well as a
portion of the south wing were previously used for
nurse’s housing and consist of small bedrooms with
built in cupboards and basins. Shared ablution facilities
include showers and baths and there are multiple
ablution facilities on each floor. There are also shared
lounge areas as well as laundry rooms.
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Ahmed Kathrada House would require
very little renovation to convert it into
suitable transitional housing.

The second floor contains consulting rooms which could
easily be converted into small separate bedrooms and
the ground floor is open plan and thus flexible in terms
of refurbishment.
There is also significant space on the site for new
infill development. It is recommended that the single
storey building in the quad at the back of the building
be demolished as this would free up space which could
be joined up with the vacant land in the north western
corner of the site. The south western portion of the
site also offers space for further infill development.
Taken together the site offers the opportunity to host
transitional and other affordable housing.

1 Pine Road
2 Dillon Lane
3 Victoria Walk & Melbourne Street
4 Woodstock Hospital Site
5 Salt River Circle
6 Foundry Road
7 Pickwick Street

Possible social housing sites in Woodstock
that could provide transitional housing.

Include transitional housing in new public housing
Transitional housing should form a component of broader neighborhood planning in areas that
are under pressure and likely to experience evictions; and should be integrated into existing
public housing projects.
For example, roughly 3000 social housing apartments have been publicly promised for the
Woodstock and Salt River area by the City of Cape Town.4 The exact locations are unknown.
However, there are at least seven sites in Woodstock that could be developed, including on Pine
Road, Dillon Lane, Victoria Walk and Melbourne, Woodstock Hospital, Salt River Market, Salt
River Foundry, and on Pickwick Street.
With such substantial public investment, it would be feasible to include transitional housing
in all or some of these projects. Between 10% and 25% of these units could be reserved for
transitional housing and run and managed by social housing companies.
This would not only help to provide much needed affordable housing but also help to meet the
city’s obligations to provide temporary emergency accommodation in the area in a holistic way.
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Cissie Gool House
(Formerly Woodstock Hospital), Woodstock
The Woodstock Hospital site is ideal for public housing
in an area that is in desperate need. It is close to the
City Centre and only 280m from taxi and Golden Arrow
bus services on Victoria Street, and is within 1km of the
Woodstock train station.
The size presents a strategic opportunity for the
development of mixed-use, mixed-income development
which should be social housing led but could include
other public housing and transitional housing as well as
some market rate private housing. Considered planning
could generate significant cross-subsidisation, and
leverage the development and financing capacity of the
private sector.
The hospital site is approximately 11,511m² and is
bounded by Mountain Road, Nerina Street, Victoria
Walk and Earl Street and makes up an entire block. The
block is zoned for General Residential Four which allows
for higher-density residential development, including
blocks of flats, which would complement the existing
surrounding land use.
Buildings may be up to six storeys with a coverage of
60% and a floor factor of 1,5. Although the dominant
use is intended to be residential, limited mixed-use
such as commercial development, is possible. Adequate
infrastructure is available on-site.
There is a further 17,912m² of vacant and underutilised
public land in the immediate vicinity. To the east of
Victoria Walk there is a park, under-utilised sports
facilities and the Al Noor Orphanage Centre. These are
currently zoned Local Community Space 1 and Land
Open Space 2.

Woodstock Hospital could provide a
mix of public housing

If combined into a larger development, the whole site
would be nearly 3 hectares and could include significant
new residential space (public or private) as well greatly
improved public spaces. This open public space could
be the ‘green anchor’ for the Woodstock Hospital
re-development and the surrounding community at large.
The hospital site offers opportunities for both
refurbishment and the construction of new buildings.
None of the existing buildings have any heritage
protection. The majority of the buildings on-site are four
storeys with stairs and elevators. The buildings at the
northern end were previously used as nurses quarters, and
consist of single bedrooms with shared ablutions - ideal
for transitional housing.

The buildings at the southern end of the site consist of a
mix of one and two storey buildings. In the medium‑long
term it would make more sense to demolish these
buildings and replace them with denser ones that use
the space more efficiently. However, given that they
are smaller buildings they could be converted into
transitional housing in the short term with relative ease
and without the risk profile associated with a larger
development.
Given the size of the site careful consideration should
be given to creating a holistic plan to ensure a well
integrated over-all development. Right to the land,
either through ownership or long term lease via
competitive tender, should be awarded to a Social
Housing Institution (SHI).

Old Nurse’s Home

The SHI would build and provide institutionalised
management of both social housing apartments and this
could include transitional housing units.
The SHI would then form a joint venture, with an
appropriate profit share agreement, with a private
for profit developer to develop a portion of the site
for market use. These profits would then go to cross
subsidising the capital costs and/or operational costs
associated with the affordable housing portion. This
approach would take advantage of the high demand, and
high price paid, for market residential units in the area.
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Cluster transitional housing with other services
On a single site or within a precinct, transitional housing can be clustered with other public
infrastructure and services such as parks, healthcare and education facilities. This could help
to share the capital costs by drawing on multiple funding streams, can help to support a multipurpose approach where social amenities reinforce one another. It can also reduce operating
expenses as security and maintenance costs can be shared. Precinct approaches can also allow
for cross-subsidisation.

Spencer Road Clinic, Salt River
The Spencer Road Clinic site in Salt River contains some
public amenities but is otherwise underutilised. The
6000m² site is owned by the City of Cape Town and is
100m away from the Salt River train station and 50m
away from MyCiti routes along Albert Road.

The Spencer Road Clinic in Salt
River could be developed into a
transitional housing precinct
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The site is roughly divided between a public park and
the clinic, which occupies only 17% of the site and is
a single storey building. Apart from the park, there
is a significant portion of land available behind the
clinic, where transitional housing could be developed.
Establishing a suitable institutional arrangement
between the relevant stakeholders and users of the site
is key to the success of this approach.

Developing transitional housing citywide
Transitional housing should be included in metrowide plans for affordable
housing where evictions are already occurring or are likely to occur.
Transitional housing should be developed within walking distance from
public transport in accordance with transport orientated development and
densification policies.
Buildings could be developed in established nodes (Goodwood and
Wynberg for example) and corridors (Voortrekker Road corridor, Southern
Suburbs Main Road corridor) as well as in the inner-city and surrounds
(Green Point, City Centre, Woodstock and Salt River).
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Indicative areas which could benefit from transitional housing

3 FAIR AND TRANSPARENT ADMISSIONS
Transitional housing should be provided on application in a fair and transparent way and not
dependent on whether the City is joined in court proceedings, but in response to whether a
tenant will be made homeless.

Meaningful engagement
Currently, the City of Cape Town has no policy governing how it engages with tenants who
would be rendered homeless by an eviction. Often the tenants are evicted unconstitutionally
without a court order, which the City may not be aware of. In eviction matters that do reach
the courts, the tenants are often not aware of their rights and the City’s obligations and so the
City is rarely joined as a party. When the City is joined, it may or may not respond in time with an
answering affidavit, depending on the circumstances and even when the City does, it presents
a standard one-size-fits-all affidavit which simply indicates that the City provides alternative
emergency accommodation in relocation camps. When the sheriff arrives and tenants find their
belongings on the street, the City makes arrangements for the tenant to take up occupancy in a
relocation camp. This is not good enough.
This is manifestly unfair to tenants as the response is invariably ad hoc and it is unsustainable as
all tenants end up being relocated to camps no matter their individual circumstances. It is only a
matter of time before this is challenged in the courts.
The City of Cape Town must meaningfully engage with tenants on their circumstances during
legal proceedings so that the court has the information it needs to make a just and equitable
order.
An eviction matter at the court should trigger a response in which the City independently
engages tenants on their individual circumstances and recommends a suitable response to
inform the court with expected timelines.
This could include assistance to access private rental housing, an opportunity to access public
housing, or an offer of a room in transitional housing as a last resort.
The City’s obligation is to provide temporary emergency accommodation to evictees
irrespective of whether the eviction is granted through the courts. The City need not be joined
in order for it to act. The vast majority of tenants cannot afford to defend themselves in court
and tenants should have the option of applying for accommodation outside of a court process.
56

Eligibility and assessment
There is a huge need for affordable housing in the city and transitional housing can only meet
the needs of a limited number of residents who will be made homeless by an eviction and are in
need of temporary emergency accommodation. The City would need to develop a fair policy to
determine who is eligible to apply for transitional housing.
The accommodation type and length of stay will vary depending on residents’ circumstances.
Some tenants have a stable income and only need limited support and short term
accommodation in the area to get back on their feet. Other evictees might be unable to access
permanent housing without longer term support. All residents offered a room in transitional
housing should sign written short-term lease agreements.

57

4 EFFECTIVELY MANAGED AND MAINTAINED
Transitional housing should be well managed by the City, through Non-Profit Organisations,
or in partnership with Social Housing Companies. Buildings should be maintained and kept
clean and secure.

Partnerships with NPOs and SHIs
It is clear that the viability of any transitional housing policy rests on how the buildings are
managed and maintained. There are three models.
•

The City owns and manages transitional housing directly

•

The City owns transitional housing buildings but outsources management to a non-profit
organisation or a social housing company.

•

The City partners with a social housing company to ensure that transitional housing is
built and managed as part of development in perpetuity.

Ideally, the City of Cape Town should manage its own transitional housing on City owned land
in City-owned buildings. However, it may be more feasible to enter into a partnership with
non‑profit organisations or social housing companies with the capacity and experience to
manage buildings, particularly in the pilot phase.
This would require that the City convert an existing City owned building, purchase and refurbish
a building, or construct a new building on public land. A non-profit organisation or social
housing company could then tender for a contract to manage the housing and maintain the
building to suitable standards. This should include not just the daily running of the building but
additional support and services to assist tenants to get back on their feet and access permanent
housing. The City of Cape Town would need to develop a norms and standards policy to ensure
the same quality of support is provided across buildings.
Where the City has agreed to transfer public land to a social housing company on long term
lease or for sale at a nominal amount, the City could negotiate for the social housing company
to build dedicated rooms and communal facilities for transitional housing.
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Resident representation and management
Resident-driven representation and management is vital to the success of transitional housing
projects. This can be in the form of resident or building committees, floor representatives, or
employment opportunities for residents within the building.
Communication, coordination, finding consensus, and resolving grievances are all benefits of
including residents formally in the running of the project.
Residents should be included in developing and implementing commonly agreed rules for living
in transitional housing. Rules which enforce day-time lockouts or family-separation undermine
constitutional rights including dignity, freedom and security of the person, and privacy. These
should be rejected outright. Transitional housing should not infantilise and institutionalise
residents, unreasonably deny their agency, or undermine their human dignity.5 Fair rules
regarding alcohol consumption, managing conflict and the shared use of facilities should be
developed.
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5 FAIR AND AFFORDABLE RENT
Evictees should pay a fair and affordable rent that is based on their available income rather
than a nominal amount.
The effective management and maintenance of transitional housing is dependent on sustainable
operational funding.
The City or its partners should determine and charge residents a fair and affordable rent
based on their income and the type of accommodation being offered. How much you pay is
determined by how much you can afford. This is a principle already integrated into existing
rental housing programmes in community rental units and social housing.
However, to ensure that transitional housing does not exclude households on the basis of
affordability, it will be necessary for the City of Cape Town to assist those who cannot afford a
standard rate.6 This can be through an operational subsidy or by developing a model that relies
on cross-subsidisation.
The City must implement a targeted subsidy of rentals based on the circumstances of
households. This is more efficient and transparent than a broad operational subsidy which
inadvertently subsidises households that can afford the rent. The instruments and capacity
already exists within the City of Cape Town to develop a system of subsidisation of rents that is
based on need.7
The requirement of paying rent assists tenants in their transition to permanent housing models.
Money management, especially paying rent, is adopted internationally to assist households in
transitioning to permanent options.
Models exist to encourage residents to adopt a communal culture of rent paying according to
means. Fair and transparent procedures would need to be developed to assist residents who
miss their rent or are in arrears. You should not be evicted from transitional housing.
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6 ASSISTANCE AND SOCIAL SERVICES
Transitional housing should be clustered with assistance and social services to ensure that
tenants get back on their feet and can access permanent housing in the private or public
sector.
Eviction has a significant
impact on the livelihoods
of individuals and families.
The uncertainty, violence,
dislocation and disruption is
distressing and traumatic to
physical and mental health. It
disrupts family life, school life
and work life. Losing a home
can set you back significantly.

Eviction has a significant impact on the livelihoods of individuals and families.8 The uncertainty,
violence, dislocation and disruption is distressing and traumatic to physical and mental health.
It disrupts family life, school life and work life. Losing a home can set you back significantly.
Homelessness through an eviction is most often caused by unaffordability and other structural
barriers to accessing formal housing. This requires systemic intervention from the City.
Nevertheless, residents living in temporary emergency accommodation stand to benefit from
access to social services, health services, skills development, employment opportunities, and
other support programmes.
The City should adopt a “case management” approach which requires monitoring the status
of households living in transitional housing collaboratively with the managing agent of the
building. Support services should be clearly determined and the City should engage other
government agencies and departments to ensure that services are clustered around transitional
housing.9

The City and Province must provide an institutional support
system for evictees
Where there is development
there are evictions and
displacement, and the City
must take proactive steps
to mitigate against this if it
means to push ahead with its
long term plans. This is what
good cities do.
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Where there is development there are evictions and displacement, and the City must take
proactive steps to mitigate against this if it means to push ahead with its long term plans. This
is what good cities do.
This will require dedicated eviction support systems be set up in the new Transport and Urban
Development Directorate (and other applicable departments), as well as within the Western
Cape Provincial Government. Their duties would include:
•

Providing information to evictees on their rights.

•

Inspecting problem buildings and help tenants at the Rental Housing Tribunal.

•

Meaningfully engaging with evictees who will be made homeless on their circumstances
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•

Supporting evictees into permanent housing opportunities in the private and
public sector

•

Ensuring that evictees have access to legal counsel in eviction matters

•

Monitoring evictions at the Magistrate’s Court and ensure the City is joined where
necessary and responds with individual reports to ensure evictions are just and equitable

•

Managing transitional housing buildings directly or playing an oversight or inspectorate
role when management is outsourced to non-profit organisations or social housing
companies.

7 TIME BOUND
Transitional housing should be provided for a limited period of time. This is wholly dependent
on residents being able to move onto other housing. This is only possible when there is
support and coordination for evictees to access permanent housing and there are affordable
opportunities available.
The aim of transitional housing is to provide temporary emergency accommodation for evictees
for a limited period of time and to ensure that residents find suitable permanent housing. The
whole institutional arrangement must be managed with this goal in mind.
Transitional housing is most effective when there is a functional housing ladder which enables
households to move on to permanent housing options. The provision of transitional housing
has to occur alongside systemic interventions to ensure there is affordable housing available in
well-located areas.
Internationally, time limits are enforced for periods of stay in transitional housing, but the
constitutional right to adequate housing in South Africa requires the City take a more proactive
approach to protect and advance the right. This requires a management approach focused on
support and regular check-ins with residents to determine their circumstances and possibilities
for permanent accommodation.
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8 FUNDED BY THE PUBLIC & PRIVATE SECTOR
Transitional housing capital costs should be funded from existing capital grants and
subsidies. Transitional housing should be funded sustainably through rental, budget
allocation and cross-subsidisation. The private sector must contribute money towards
transitional housing when they evict and this should be ring-fenced for this purpose.

Sustainably funded
As with any housing programme, there is a need for sufficient and sustainable funding to
contribute to the capital and operational costs of transitional housing. Funding is a key
determinant in the quality and nature of the housing provided, its day-to-day running, as well as
the long-term viability of a project10.
The kind of government funding streams available for projects of this kind in South Africa will
depend on who takes on responsibility for construction and/or management. It is possible,
within existing government funding mechanisms, for the City of Cape Town to finance and
operate transitional housing.

Capital Costs
The Community Residential Unit Subsidy (CRU)
The City of Cape Town is able access the Community Residential Unit (CRU) funding for building
upgrades and building new housing which can include transitional housing. It provides a full
capital subsidy for rental stock owned or controlled by the municipality, including rooms with
shared communal facilities.
In the case of areas such as Woodstock, Salt River, Maitland, and even Sea Point, the
municipality could refurbish or repurpose vacant state-owned buildings for transitional housing.
CRU funding can also be utilised for the development of new rental housing assets, which could
be located on state-owned land in these areas.
The somewhat flexible nature of the CRU programme allows municipalities to access the grant
for long-term capital maintenance costs, which could potentially ease the burden of operational
costs over time.11
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The Urban Settlements Development Grant (USDG)
The acquisition of new well-located land and buildings is crucial to transitional housing where
these are not available. Well-located public land and buildings are often split across the three
spheres of government.12 Ideally, where the City has limited access to its own land, transfer
of land from national and provincial government would cut land purchasing costs for the
municipality. This land could be transferred for free or at a nominal rate to the municipality.
Where this is not possible, the City benefits from the Urban Settlements Development Grant
(USDG) which can be utilised to acquire land and buildings.13 The USDG can be used to to
acquire privately owned-land or to access state-owned land from another sphere. There is no
clear impediment for the USDG being spent on capital costs for building procurement and
renovation. The USDG could be used to directly fund transitional housing.
CRU can then be accessed to contribute towards the capital costs of constructing Transitional
Housing.

The Integrated City Development Grant (ICDG)
The Integrated City Development Grant (ICDG) which is allocated through National Treasuryprovides a financial incentive for metros to focus their use of infrastructure investments to
achieve more compact and efficient urban spaces.
Cities are required to adopt Built Environment Performance Plans (BEPP) that highlight their
plans for the built environment, and how infrastructure investments will transform the city’s
spatial development patterns. The grant provides a tangible reward to cities for improving the
quality of these plans. Outputs include projects that relate to public transport infrastructure,
housing, and land acquisition, to name a few14 It is encouraged that these projects are linked
to a city’s integration zones. Transitional housing could, for example, be developed in Maitland,
which falls within the Voortrekker Road Corridor Integration Zone.15 This could support evictees
from the city’s central business district and suburbs such as Woodstock and Salt River through
to Goodwood.
For the 2017/18 financial year, the City of Cape Town has been allocated approximately
R61 million through the ICDG.16

The Institutional Subsidy
Non-profit organisations such as churches, local authorities and housing institutions can
make use of the Institutional Subsidy.17 A capital subsidy of approximately R110 000 per unit is
provided for, which can be supplemented by the institution.
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The City can build transitional housing and draw from this subsidy towards capital costs. Social
housing companies also make use of this subsidy and the City of Cape Town could partner with a
social housing company to develop transitional housing as part of a social housing precinct.

Ring-fence profits from public land auctions
Every month the City of Cape Town auctions parcels of public land across the city for purchase
by private buyers.
Where these parcels are well-located the City should retain these for social housing. Where it
has been determined that the land is surplus to service delivery, the City can attach conditions
to the sale to help fund affordable housing, including transitional housing in the area.
Depending on the size and sale price, this could include agreements to purchase or develop
nearby land or buildings and develop transitional housing there. Alternatively, private
developers can contribute towards a ring-fenced capital fund which can be used by the City to
build transitional housing.
Regardless, the profit from all public land sales across the metro should be targeted at building
affordable housing in well-located areas which should include a share of transitional housing.

Cross subsidisation
Where transitional housing is built as part of an affordable or social housing led precinct, the
capital costs can be cross-subsidised by leveraging the location, and developing and selling a
portion of the site for market related retail or residential development.

Hold private developers accountable
In well-located areas of the City, the development of exclusive apartments is a primary driver
of evictions of poor and working-class residents.18 The costs are shouldered by poor and
working‑class households who have almost no alternative housing options in these areas, and
the City who must provide permanent public housing or temporary emergency accommodation
to those who were previously housed by the private sector.19
Although the obligation to provide temporary emergency accommodation primarily lies with
the state, there are examples globally of private developers being required to provide financial
or other assistance to evictees.20
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For instance, Vancouver recently adopted a Tenant Relocation and Protection Policy as a way to
protect vulnerable tenants.21 When a proposed redevelopment or rezoning will lead to tenants
in existing residential rental units being displaced, developers are required to submit a Tenant
Relocation Plan to the City that outlines assistance they will provide.
In the Carr Street case in inner-city Johannesburg, the developer responsible for the eviction
was ordered by the court to contribute toward the cost of refurbishing the MOTH building and
rehousing residents.22 The City needs to find ways to force the private sector to contribute to
reducing the social costs of displacement through evictions. This could include compensation
and relocation assistance in some instances.
Alternatively, the private sector should contribute towards the costs of re-housing evictees
which could go towards assisting with the capital costs for developing a transitional housing
project.

Operating Costs
City revenue
CRU housing, Social Housing, and Temporary Emergency Accommodation provided in
Johannesburg use rentals accrued for the general maintenance and management of these
projects. However, the experience of CRU countrywide, as well as temporary accommodation in
Johannesburg, illustrates that insufficient funds are collected through rental payments to cover
operational costs and transitional housing must be subsidised or cross-subsidised.
Ultimately the City must supplement funding from rentals with an operational subsidy. This can
be allocated by the City of Cape Town in its annual budget for operational costs.

Cross subsidisation
Where transitional housing is built as part of an affordable or social housing led precinct, the
operating costs can be cross-subsidised by leveraging the location to provide office, commercial
or retail residential space to the private sector which would bring in regular rental.

Special rates
Property bought in well-located areas for holidays, for short term lets and as investments
often stand empty for the majority of the year. These are taken off the property and rental
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markets and contribute towards escalating property prices and rent.
The City could consider a special rate on empty homes, which could be
ring‑fenced for the operational costs of transitional housing.

Licence and regulate private home hotels
Websites such as AirBnB allow residents to offer short-term rentals for
visitors and tourists. While a few rent out spare rooms, the vast majority
rent out whole homes and many people now buy homes and apartments
across the city for the exclusive use of AirBnB rentals.
The City could consider requiring residents who rent their properties on
AirBnB or other websites for the majority of the year to be licenced and
these fees can be ring-fenced for the operational costs of transitional
housing.
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The Time to Act is Now!
DO NOT JUST ADDRESS THE SYMPTOM,
ADDRESS THE CAUSE
Lax private developer
regulations, the
unconditional sale of state
land, and tax incentives
delinked from any social
benefit, result in property
bubbles which continue
to drive the spatial apartheid
the City claims it intends
to disrupt.
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Transitional housing is one small but necessary intervention to support evictees, but is
little more than supporting policy to mitigate against the worst effects of the property
price surge. It does not address the causes of the affordable housing crisis. The City of Cape
Town’s current modus operandi, lax private developer regulations, the unconditional sale
of state land, and tax incentives delinked from any social benefit, result in property bubbles
which continue to drive the spatial apartheid the City claims it intends to disrupt. Existing
benefits, which are essentially served to the private sector on a silver platter, could be used
to change the housing landscape. Affordable housing development is possible through these
mechanisms. The time to act is now.
Tax incentives delinked from affordable housing development benefit only the wealthy.
Increased bulk zoning rights and departures lead to more exclusive apartments and more profit
for developers but few new affordable homes. Investment in transport and infrastructure
leads to higher property prices, the sale of public land and higher costs for affordable public
housing. Rentals rise, evictions follow and displacement becomes endemic forcing the City to
relocate more tenants to the periphery of the city in camps that grow exponentially and remain
temporary in perpetuity.

Reform the UDZ tax break
The National Treasury has implemented sympathetic tax policy to promote urban regeneration. The Urban
Development Zone tax incentive, introduced in 2003 applies in designated areas and is intended to promote
investment through a tax break which can be offset against income for 11 years.1
The benefit from the tax break accrues to companies or developers, who then pass these on to purchasers. This
has been used to attract wealthy purchasers to buy exclusive apartments.2 The incentive has failed to yield a
single affordable housing unit.3 This means that those with the most wealth benefit, whilst those who are the
most vulnerable and in need of support do not and suffer the worst effects of the development.
This must be reformed. The City should work with all metros to ensure that better tax policy is adopted to
incentivise inclusive urban regeneration. This must be linked to the development of affordable housing for
residents earning at or below the area mean income.

UDZs in Cape Town with the boundaries of the inner city and
surrounds.
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Capture the value from bulk zoning
departures
The unified Cape Town Zoning Scheme passed in 2012 has
expanded land-use rights. Areas like Woodstock that were
previously zoned for low-density residential or industrial
use were rezoned for high-density mixed-use.
In addition, departures for more bulk and height are
routinely granted.4 While this may be necessary to
implement transit-orientated development over the longer
term the result has been counter-productive. In effect,
the City of Cape Town has provided incentives without
putting in safeguards to prevent only exclusive apartments
from being built, which is not in alignment with the City’s
obligations to spatial justice nor assists in providing
affordable housing. In many cases the rezoning has directly
resulted in evictions and displacement.
Developers have benefitted by making better returns for
each new floor while the costs fall on the City who must
relocate or rehouse residents in public housing. It is fair that
developers should pay towards these costs directly or offset
the social impact.
The City of Cape Town has missed a vital opportunity
to ensure that a portion of this value from extra bulk is
captured to assist in protecting affordability through any
number of inclusionary zoning instruments. The City should
only grant a departure for bulk or height if the developer
includes a percentage of apartments which is affordable
to residents earning at or below the area mean income.
Alternatively developers could contribute towards a
ring‑fenced fund to support public affordable housing in the
area, build public housing on nearby public land in lieu.
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Illustration of basic inclusionary zoning concept

WEX1
Property developers here face far fewer government
regulations than developers in other good cities across
the world and earn above-average rates of return on their
investments.
WEX1 is a residentially led mixed-use development that is
under construction on Albert Road in Woodstock and will
consist of offices, shops and restaurants on the ground floor,
with the remainder of the building made up of apartments.
It is the second of three developments that are being built
as a joint venture between Signatura and Indigo Properties.
The first called The Woodstock Exchange has already been
completed.
WEX1 will be 10 storeys high and has benefitted from both
the new zoning scheme and departures that have been
granted. The apartments are selling for at least R3 million for
a two bedroom unit - nobody living in Woodstock can afford
this!
The City of Cape Town is providing public infrastructure
in the area such as MyCiti bus routes, cycle lanes, new
pavements and parks but has failed to capture any of the
value created.
It cannot be ignored that two blocks away Aunty Delia Fielies
and fifteen other families are being evicted. As she says,
“The people of Woodstock are insecure because they know
eventually it will happen to them!” As more and more new
developments cluster around WEX1, poor and working class
residents will face the effects and the City will have to cover
the costs.
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An artist’s impression of the new WEX1 building. Who will
benefit?

Read more
about

WEX1
here

Link the sale of public land to spatial justice objectives
Presently the City’s policy for land disposal is ad-hoc, non transparent and not aligned with
the principles of spatial justice. City owned land must not only take into account the short
term financial value of land linked to a housing pipeline that is made public in order to ensure
accountability.
There is a need to overhaul the City’s policy on land disposals which has not been updated to
reflect spatial just principles. Currently the policy prioritises land for the provision of municipal
services (water, sanitation, electricity etc.), then for local community interests (sports facilities,
cemeteries, child care facilities etc.) but then allows the City to sell the land if it cannot derive
reasonable economic and/or social return from continued ownership of land.5 This is a very low
bar and masks the fact that social value is not considered when properties are disposed of.
Any piece of well-located land that is suitable for affordable housing must be used for that
purpose. If a piece of land is widely believed to be unsuitable for affordable housing then it may
be disposed of but the proceeds should be ring-fenced and directed to housing developments in
the vicinity to offset the impact of private development.
In the last few years the City has tried to leverage its land to either produce affordable housing
on-site (as in the Foreshore Freeway and Portside building case) or generate funds to be spent
on nearby affordable housing projects (as in the case with Maiden’s Cove). Both of these
projects have not as yet resulted in any meaningful advances in affordable housing, though
the principle should be encouraged. However, both are ad hoc responses and what is required
is a standardisation of this approach on all City owned land so that it is fair, transparent and
non‑negotiable.
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Site B Foreshore
In September last year the City disposed of Site B, which was a 4
hectare open air parking lot located on Lower Long Street on the
Foreshore. The site was sold to Growthpoint for R86.5 million via
auction.
Mayor Patricia de Lille stated that the disposal of Site B was is in
line with efforts to create an “opportunity city” by stimulating
economic activity, economic investment and job creation. In a CBD
which is undergoing a sustained development boom this approach
is questionable. The CBD’s nominal property value is set to increase
to R30.6bn by 2020 from R6 bn in 2005/6.6
The purchaser of the property was required to make a financial
contribution of R500 000 to the provision of hard and soft
landscaping of the streets surrounding Site B and the nearby North
Wharf Square and its maintenance. In addition the buyer was
required pay R50 000 towards a civic artwork within the vicinity of
Site B. The nature of these conditions could be said to reflect the
City’s priorities and an utter failure to capture the value of the land
for social and spatially just outcomes.
Site B was once part of the Foreshore Coal Power Station,
which was parcelled up into eight pieces of land after it was
decommissioned. So far, seven of these eight pieces of land have
gone to prime office space: Investec, ENS and Protea Wharf
buildings; luxury apartments at the Icon or five star hotel space for
the Southern Sun Cullinan Hotel. In addition to these disposals,
there was the sale of a portion of land now occupied by the Portside
building in 2011; then erf 211 (next door to Sars) which was sold in
2014, which makes ten sales within a 500 metre radius. Imagine if
the City leveraged the disposal of these assets to foster inclusive
growth through the provision of affordable housing, either on the
sites or in the vicinity.
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Site B is one of many prime pieces of City owned central land
that has been sold off for cash without realising any of its
ability to restructure Cape Town

Cut red tape for social housing
Much talk has been made about the ‘rolling out of the red carpet’ for property developers in
the city. As mentioned above this has been geared almost entirely at facilitating the very same
type of exclusive development that is driving the affordability crisis.
The City should actively support developments that include an affordable housing component
by offering additional support and incentives where possible.This can include ensuring that
bulk infrastructure is in place, prioritising planning approval, providing for preferential
development contributions and providing discounted access to affordable serviced land.
Funding streams should be explored to see whether it is possible to create extra capacity in
land use departments geared at facilitating affordable housing developments.

Regulate private rental accommodation
The City is reliant on the private sector to provide affordable rental accommodation for
many poor and working class people and yet it has no mechanism to ensure that rents remain
affordable. The City is reliant on the Rental Housing Tribunal to ensure that rents are fair
and unfair rental practices are resolved. When rents spike in areas and residents are made
homeless, then the City carries the costs. The City requires proactive measures to ensure rent
is stabilised, especially in areas under pressure.
The City should work with other spheres of government to propose appropriate legislation
to guarantee security of tenure for tenants who have lived in rental accommodation for many
years. In good cities across the world, tenants who pay their rent and comply with the lease
agreement can only be evicted in special circumstances (such as when the owner wishes to
occupy the home herself ). This only works when rental increases are regulated.
The City should lobby the President to set an implementation date for the Rental Housing
Amendment Act, which gives the National Minister of Human Settlements powers to
designate special mechanisms to control rent. The City could also work with the Rental
Housing Tribunal to agree to a set of norms and standards for rental accommodation and
require certain landlords to comply, be registered with the City and pay a fee.

Address the hot property market directly
The City can intervene decisively. Many good cities have found mechanisms to tax
foreign residential property buyers. In Vancouver, Canada, an additional 15% tax was
imposed on foreign property investment and this has helped to cool demand and drive
down prices. As a result, property prices have come down around 18.9% between
January 2016 and January 2017. 7
In Vancouver, around 13% of property transfers involved foreigners. But in Cape Town
the figure could be around 8%. Regulating short term rental for tourists could also be
explored. 8

AirBnB
Cape Town has 15,836 AirBnB listings. These are concentrated in the inner city and
surrounds, southern suburbs, northern suburbs and the Blouberg area.
AirBnB is no longer simply used to rent a spare room. 73.6% of the listings are for
entire homes or apartments. In fact, 50% of all hosts on Airbnb have ‘multiple
listings’ which means that investors are purchasing and developing a number of
homes for exclusive use as short term rental on the website.
What we are witnessing is the growth of a private hotel industry that is
unregulated, undertaking regulated tourist accommodation and generating profits
that are way above the returns of long term rental leases.
This means that a significant amount of well-located housing stock is now
reserved for tourists and travellers and often sits empty in the low season. This
contributes to poor supply, which drives rental prices up for all residents.
According to the City’s zoning laws permit, without the need for an application,
the use of up to three rooms and six paying guests in a dwelling house is permitted
as a “bed and breakfast establishment” only if the property is still used as a
primary dwelling for at least one resident. It is clear that Airbnb is breaking the
current regulatory frameworks. Good cities around the world have limited the
number of months that a landlord can rent a whole home on AirBnB every year, or
require landlords to register as a form of tourist accommodation (and be subjected
to the same regulations). Some cities have banned AirBnB altogether.
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A map of AirBnB rental locations in the city

Cross-subsidise affordable housing developments
Well-located public land should not be sold. It should be used for affordable housing
because the location allows for cross-subsidisation with commercial, retail or
residential development which can be sold at market rate.

Tafelberg Site, Sea Point
Tafelberg is a provincially owned property in the heart of
Sea Point, South Africa’s third most expensive suburb,
which the Province sold to a private developer.
A visionary model for a social housing development on
the Tafelberg site could easily be implemented should
the City ever acquire the land, or be replicated on
existing city owned land in well-located areas. The model
provides more homes at less cost while still providing the
state with a significant cash injection from the sale of
land to a social housing company.

Read
the full

Development
Concept
here

77

The model demonstrates that the private sector
can pay money into a pot, which will reduce the bill
for government and allow more units and greater
sustainability over the lifespan of the buildings. One of
the scenarios includes 297 social housing units crosssubsidised by commercial development on Main Road
frontage, together with 86 market rate apartments.
Not only would Province and City build the first mixedincome housing in the inner city, but the model would
provide Province with R72 million cash payment for the
land. That is over half the price the Province intended to
strip the land for with no social benefit.

In fact, if Province and City take full advantage of the
generous zoning on the site and builds up to 7 floors, 121
market rate apartments would cross-subsidise 316 social
housing units and generate R76 million for the cost of
the land.
What is perhaps most promising about this alternative
is that it presents a blueprint for a truly mixed-used
site which maximises cross-subsidisation of affordable
housing in a high-income area.
This is unprecedented in South African cities. We
believe that this model could be applied to unlock
highly valuable public land for affordable housing –
from Sea Point to Sandton. In so doing, we can begin to
desegregate our cities.

The Tafelberg Site in Sea Point
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Common Misconceptions
The City does not have an obligation to provide temporary
emergency accommodation for evictees in private evictions
The Constitutional Court has ruled that municipalities have an obligation to provide temporary
emergency accommodation for people who will be made homeless by eviction.1

Relocation camps meet the norms and standards for emergency
accommodation
The Constitutional Court has set minimum norms and standards for emergency housing. This
means that the shacks in relocation camps are considered to be adequate housing for people in
an emergency.
The fact that the size and materials of the shacks have been regularised does not address the
question of whether the implementation of emergency housing in the city is politically astute,
moral and historically agreeable, reasonable, progressive, and is environmentally and financially
sustainable.
The courts have not directly ruled on whether the location of emergency housing is pertinent,
and whether the relocation of evictees in particular is regressive and violates the rights of
residents to enjoy access to existing social and family networks, employment opportunities,
schools and other public facilities. The City should be developing long-term sustainable,
proactive and imaginative plans to meet its obligations.

It is better to sell well-located public land to pay for
infrastructure elsewhere.
This approach might resolve funding gaps in the short term but is regressive over the long term
economically and socially.
When we crowd poor and working class people into townships on the periphery or extend the
boundaries of our urban edge, we increase urban sprawl which ultimately requires more public
investment in transport, infrastructure and services.2, 3 Long commutes affect access to work,
and poverty and violence become endemic.
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If we are to disrupt the replication of spatial apartheid and its effects then we need to provide
good quality services to poor communities on the periphery of the city and transform welllocated areas. In order to do this we must recognise the social value of well-located public land
over its monetary value.

Temporary accommodation
and affordable housing have
to be seen as complementary,
rather than competing
housing programmes.

We should prioritise permanent housing over transitional
housing.
The housing waiting list is overwhelming and the City must ensure that all residents are able to
access adequate housing. There is no simple solution and the provision of housing is not a zerosum equation. The City must provide both permanent housing and transitional housing to meet
different needs.
Temporary emergency accommodation for evictees in the inner-city and other urban nodes is an
obligation and necessary housing intervention amongst a basket of opportunities. It protects
access to urban opportunities for poor and working-class people, and actively challenges
patterns of historical displacement which have seen black poor and working-class people
displaced from urban areas of opportunity.
Temporary accommodation and affordable housing have to be seen as complementary, rather
than competing housing programmes. The success of temporary housing relies on permanent
affordable housing for people to move into.

Accessing transitional housing is “queue jumping”
The idea that the housing database is list or queue has been thoroughly debunked. You do not
wait patiently and work your way to the top. The City regularly prioritises different beneficiaries
and groups of residents based on a dynamic context, and assessment of urgency and need.
Evictees who access transitional housing may or may not be eligible for public housing. They
are accessing a temporary opportunity which provides shelter and not a permanent housing
opportunity before others.
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Local government has no power to regulate the private sector
Not only does the City of Cape Town have the power to introduce regulations that could ensure
that the city is made affordable for those who actually live in it, they already regulate the
private sector in many ways. The best example of this is zoning rights.
Every piece of urban land is zoned for a specific use. This means owners, lessees, and developers
are restricted to developing or using current buildings or land for the purposes allowed for in its
zoning. Zoning is controlled by local government, and for developers to change the zoning or
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