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HOUSING DELIVERY CHALLENGES IN SOUTH AFRICA
1 INTRODUCTION
South Africa is a land with very many opportunities. It is also a land with very many challenges. The
availability of living spaces such as housing including land is one of our main challenges. Government is a
primary stakeholder to provide housing but its record remains far off the mark to meet its mandate.
South Africa has the policy and legislative regime that covers the norms standards and regulations
related to servicing the housing market, but it is in delivery and provision of housing associated with
inadequate quality, lack of resources and ever increasing backlogs that is the cause of people’s
frustration and anger.
Substandard housing remains a legacy of apartheid almost two decades after former President Nelson
Mandela’s African National Congress came to power in the nation’s first multiracial vote. Since then, 3.3
million low-cost homes have been built, yet shantytowns have mushroomed around cities as the state
program failed to keep pace with soaring population growth…[since] 1994…the population has grown by
13 million to 53 million…[while]only 15% of South Africa’s 14.45 million households earn enough to
secure a mortgage, while 60% earn less than R3,500 a month and can qualify for state housing,
government data shows. The remaining 25%, including most teachers, nurses, police officers and
soldiers, have had access to neither1
This document is an overview of the housing situation in South Africa. The story that is told is mainly a
reflection of what is reported in literature. The lessons hopefully that will emerge from the studies may
involve appreciating the difficulties of the delivery process; the need for improving social responsibility
where ineffective service delivery prevails; realizing that government cannot do it alone; encourage
collaborative relationships to alleviate housing challenge; the role of community partnership to deliver
housing.

2 BACKGROUND STATEMENT
South Africa has with the advent of its new democracy era in 1994 been actively engaged in addressing
its huge housing challenge, including a severe shortage of housing stock and the low quality of living
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conditions. The government introduced a national housing programme that included subsidies to low
income households. The subsidy would ensure a piece of land, the building of a basic house with the
installation of sanitary and water services. This government programme resulted in the building of 1.5
million new housing units between 1994 and mid-2003. More than 2.2 million houses were delivered up
to 2009; this figure has since risen to 2.8 million units in 2010.
However, the success of this ambitious programme did not result in a turnaround to the country’s
substantial housing deficit that continues to haunt government today. The backlog for housing according
to Ministry of Human Settlement stands at 2.1 million.
The Government’s policy approach to housing arises from two perspectives. On the one hand,
government seeks to address the housing crisis directly through the scale delivery of subsidised housing
for low income households. On the other hand, government seeks to create an environment conducive
for the operations of the subsidised housing market within the larger non-the economy2.
Government has the necessary legislative and policy frameworks in housing that can offer solutions to
the development of housing, but its praxis in doing so inhibits the process. Thus the problem in the
delivery of housing lies not in the delivery technology but in the delivery process (ibid).

2.1 KEY CHARACTERISTICS THAT IMPACT THE SA HOUSING MARKET 3
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Severe housing shortage: There is a severe housing shortage in South Africa. In 1997 the
National Housing Department estimated that the number of families without adequate housing
was 2.2 million. Due to population growth this figure increases by about 204 000 every year
mainly due to rapid informal urbanisation.
Lack of affordability: Due to high levels of unemployment and relatively low average wage
levels, a significant number of South Africans cannot independently provide for their own
housing needs. These households are defined as those with no income, and those earning up to
R3 500 per month. In 1996 it was estimated that of all the families living in South Africa, 80% fell
into this category. It was further estimated that in fact more than 50% of families earned
between R0 and R1 500 per month.
Fragmented housing policy and administrative systems: By the early1990’sthe Housing Sector
was fragmented, inconsistently funded and lacked role definition and defined roles of

Ajayi, R.J. 2012 Strategies for sustainable housing co-operatives in South Africa)
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accountability. There were fifteen departments that dealt with housing, namely, one General
Affairs Department, three Own Affairs Departments, the Homeland Authorities and more than
60 national and regional state corporate institutions. These bodies were implementing some
twenty different subsidy systems. In addition South Africa’s apartheid history had left the
government with many inappropriate laws and procedures that needed to be repealed or
amended
Lack of capacity: The legacy of the past also resulted in a depressed Housing Sector which
lacked capacity both in terms of human resources and materialsto speedily provide housing.
Non-payment of housing loans and service payment boycotts: The 1980’s were characterised
by bond, rental and service payment boycotts initiated by the civic movement and communities,
aimed at undermining the apartheid government. As a result of this many households were
reluctant to and unable to re-commence paying their bonds, rents and services after the 1994
first democratic elections
Lack of end user finance: For a number of reasons including the non-payment of housing loans,
service payment boycotts etc. many lenders are reluctant to lend to low-income families. As a
result, many low-income families are unable to access housing loans, even if they could afford
to. This problem is made worse by phenomenon such as redlining and discrimination, poorly
designed credit instruments, and a lack of willingness to save by households.
Insufficient land: Slow and complex land identification, allocation and development processes
resulted in insufficient land for housing development purposes.
Inappropriate standards: Infrastructure, service and housing standards were inappropriate to
the needs of the low-income market, resulting in difficulties in providing affordable housing
products.

3 HOUSING LEGISLATION AND POLICIES IN SOUTH AFRICA
The National Housing Forum (NHF) and the Botshabelo Housing Accord, 27 October 1994, served as the
basis for the White Paper on Housing4. The Botshabelo Housing Accord marked the end of intensive
negotiations and culminated in the acceptance of a framework of principles and points of departure to
guide the development of a single, uniform, fair and equitable national housing policy and strategy that
would serve the needs of a country in transition. It bound all significant segments of society concerned
with housing, both morally and politically, to a social pact committing signatories to concerted, unified
action.
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3.1 Housing Legislation
The following laws are the most important pieces of legislation that guide the implementation of
government’s social housing development plans5. Section 26 of the Constitution of the Republic of South
Africa establishes that citizens’ right to have access to adequate housing is incontrovertible and in order
to achieve this, government has to put in place legislative and other efforts within the government’s
resources constraints, to ensure the attainment of the right.
(a) The Constitution of the Republic of South Africa Act 108 of 1996
The Constitution is the supreme law of the land and all housing legislation and policies are subject to it.
In the Bill of Rights, access to adequate housing is recognised as a basic human right. Section 26 of the
Constitution protects the unchallengeable right to housing:
• Everyone has the right to have access to adequate housing.
• The state must take reasonable legislative and other measures, within its available resources, to
achieve the progressive realisation of this right. (The Constitution 1996, Section 26)
b) The Housing Act 107 of 1997
The Housing Act and its amendments is the supreme housing law; it replaces all previous housing
legislation, and amongst other things:
• clarifies the roles and responsibilities of the three spheres of government to provide housing
• requires that the Minister sets a National Housing Code including a national housing policy
• binds all other parties involved with housing to act in accordance with the housing policies
• provides for a South African Housing Fund, and how it will be allocated and managed.
The preamble of this Act reads as follows:
‘WHEREAS in terms of section 26 of the Constitution of the Republic of South Africa, 1996, everyone has
the right to have access to adequate housing ...
AND WHEREAS the Parliament of the Republic of South Africa recognises that –
housing, as adequate shelter, fulfils a basic human need
housing is both a product and a process
housing is a product of human endeavour and enterprise
housing is a vital part of integrated developmental planning
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housing is a key sector of the national economy
housing is vital to the socio-economic well-being of the nation.’
(Preamble to The Housing Act 1997)
c) The Prevention of Illegal Eviction from and Unlawful Occupation of Land Act (PIE) 19 of 1998
This Act, which has recent amendments, provides for a fair and reasonable process to evict people who
unlawfully occupy land and houses. It is an offence to evict without following the correct process.
PIE states that eviction or property repossession on grounds of non-payment may only happen if a
reasonable amount of warning has been served on the owner or tenant. This is especially important for
social housing institutions when dealing with tenantswho are not paying their rent.
(d) The Housing Consumers Protection Measures Act 95of 1998
This Act provides protection for housing consumers and for the establishment of a statutory bodyfor
homebuilders – the National Home Builder’s Registration Council (NHBRC).
The NHBRC registers builders in different categories of housing construction and regulates the homebuilding industry by formulating and enforcing a code of conduct.
(e) The Rental Housing Act 50 of 1999
This Act, as added to by the Rental Housing Amendment Act 43 of 2007, defines government’s
responsibilities to do with rental housing property. It creates ways in which to promote the provision of
rental housing and the proper functioning of the rental housing market.
The Act addresses three main issues:
• how the government will promote rental housing
• the rights and responsibilities of tenants and landlords
• establishing a Rental Tribunal to resolve disputes.
The Rental Housing Act sets the parameters within which the social and rental housing sectors operate.
(f ) The Housing Development Agency Act 23 of 2008
The Housing Development Agency (HDA) was established in terms of this Act to:
• identify, acquire, hold, develop and release state, privately and communally owned land for
residential and community development
• monitor progress in the development of land and property acquired for the purpose of creating
sustainable human settlements
• undertake project management services, including providing assistance in respect of approvals
required for housing developments.
6

(g) The Social Housing Act, No. 16, 2008
The Social Housing Act according to SHF (2010: 21) is the main piece of legislation for the social housing
sector which is established in alignment with both the 1999 Rental Housing Act and 1997 Housing Act.
The Social Housing Act is expected to achieve the following objectives as stated by NDoH (2008a: 10)
and SHF (2010: 21):
1. Establishing and promoting social housing environment that is sustainable;
2. Establishing the roles of the various spheres of government in social housing;
3. Providing for the establishment of the Social Housing Regulatory Authority (SHRA) and defining its
role as the regulator of all Social Housing Institutions that have obtained or in the process of having
obtaining public funds; and
4. Providing statutory recognition to Social Housing Institutions (SHIs).

3.2 Policies
Since 1994, there have been many policies developed to give effect to the government’s housing
development mandate. These include the 1994 Reconstruction and Development Programme (RDP), the
1996 Growth, Employment and Redistribution (GEAR) Strategy, and the 2006 Accelerated and Shared
Growth Initiative – South Africa (AsgiSA).
Although South Africa’s housing policies are flexible and can be adjusted to meet society’s changing
needs, there are five documents that currently guide the government’s social housing agenda.
New Housing Policy and Strategy for South Africa White Paper, 1994
South Africa’s housing policy framework is rooted in this document. The White Paper states that the
point of departure of all housing policy in South Africa is:
5. sovereignty of the Constitution
6. housing as a basic human right
7. the role of the state
8. people-centred development
9. freedom of choice
10. non-discrimination.
It also contains government’s overall approach to ensuring housing delivery in relation to:
11. stabilising the housing environment
12. supporting the housing process
13. mobilising housing credit and savings
7

14.
15.
16.
17.

establishing the availability of subsidies
institutional arrangements
land acquisition and redistribution
co-ordinated development.

The fundamental principles of this White Paper are still relevant today and guide all human settlement
development policies and implementation mechanisms.
National Housing Code (2009)
Section 4 of the Housing Act states that the Minister of Housing must publish a National Housing
Code:(1) The Minister must publish a code called the National Housing Code (referred to as the ‘Code’).
(2) The Code (a)
must contain national housing policy;
(b)
may, after consultation with every MEC and the national organisation representing
municipalities as contemplated in section 163(a) of the Constitution, include administrative or
procedural guidelines in respect of—
(i)
the effective implementation and application of national housing policy;
(ii)
any other matter that is reasonably incidental to national housing policy.
(The Housing Act of 1997 Section 4)
The National Housing Policy of South Africa in the Code provides administrative guidelines and
suggestions for implementation. It does not replace any legislation, but gives an overview and confirms
the existing policies.
The updated National Housing Code, 2009 simplifies the implementation of housing projects. It provides
clear guidelines, norms and standards for the various housing assistance programmes and is structured
in three parts:
Part A: Introduction to the Simplified Guide to the National Housing Code, 2009
Part B: Overview of the Current National Housing Programmes
Financial interventions
(a) Incremental interventions
(b) Rural interventions
(c) Social and rental interventions
– Social housing programmes
– Institutional subsidies
8

– Community residential units
Part C: Technical Provisions and Generic Provisions
The Urban Development Framework (1997)
The Urban Development Framework recognises the importance of South Africa’s cities and towns in
meeting people’s needs for shelter within the context of sustainable development.
The policy sets the framework for programmes to ensure that urban developmentis planned and
implemented in a participatory, integrated and environmentally sustainable manner to improve the
general quality of life of all those living in urban areas.
It gave impetus to the Urban Renewal Programme (URP) in 2001, whose broad outcomes are:
• revitalisation of the inner city
• job creation
• integrated economic development
• making the inner city safe.
The Comprehensive Plan for Sustainable Human Settlements, 2004
A review of government’s achievement in housing provision from 1994 to 2004 led to a new strategy:
the Comprehensive Plan for the Development of Sustainable Human Settlements. This strategy, also
called Breaking New Ground (BNG), is government’s medium term (ten year) housing policy framework
that paves the way for a new approach to sustainable human settlements.

http://www.slideshare.net/futurecapetown/bold-city-30-future-of-transport-and-effects-on-housing
9

The BNG approach according was to change from the earlier supply-centred approach to demandcentred approach necessitated by the needs of the beneficiaries. The BNG is predicated on nine
elements as highlighted below:
 Provision of support to the whole residential property market;
 Shifting from just housing to sustainable human settlements;
 Building on existing housing instruments;
 Adjusting institutional arrangements within government;
 Building institutions and capacity;
 Defining financial arrangements such as widening funding flows;
 Creating jobs and housing by building capacity;
 Building information, communication and awareness by mobilising communities; and
 Establishing systems for monitoring and evaluation in order to enhance overall performance.

Social Housing Policy for South Africa, 2003
The goal of this policy, which has been reviewed a few times, is to improve the rental housing sector. It
expands individual housing subsidies to include subsidising social housing projects for people that rent
accommodation and are from the lower- and medium-income groups.
The most important principles of the Social Housing Policy (SHP) are that social housing must:
• restructure urban inner-city by integrating housing development in existing areas
• respond to local housing demand through the establishment of well-managed, quality rental
housing options and quality living environments
• deliver housing for income groups ranging from the working-poor to emerging middle income
groups
• support the economic development of low – and medium – income communities through the
creation of sustainable and workable projects
• promote safe, harmonious, and socially responsible housing and urban environments
• encourage the involvement of the private sector as much as possible.
Two specific features of the SHP are:
• Restructuring zones (RZ) whereby geographical areas that offer opportunities for social and
economic development are identified in areas within a city.
• Accreditation of Social Housing Institutions (SHI) that can apply for a government grant.

10

4 HOUSING SITUATION IN SOUTH AFRICA
4.1 Housing adequacy
According to the United Nations Centre for Human Settlements (UNCHS) housing adequacy is defined as
follows:
“Adequate shelter means more than a roof over one’s head. It also means adequate privacy; adequate
space; physical accessibility; adequate security; security of tenure; structural stability and durability;
adequate lighting, heating and ventilation; adequate basic infrastructure, such as water supply,
sanitation and health related factors; and adequate and accessible location with regard to work and
basic facilities: all of which should be available at an affordable cost. Adequacy should be determined
together with the people concerned, bearing in mind the prospect for gradual development. Adequacy
often varies from country to country, since it depends on specific cultural, social, environmental and
economic factors. Gender specific and age factors, such as the exposure of children and women to toxic
substances, should be considered in this context”.
Housing adequacy should be based on the following principles:
•
•
•
•
•
•
•
•
•

All persons should possess a modicum of security of tenure that ensures legal protection against
forced eviction, harassment and other related threats;
Adequate housing should be sustainable and contributes towards larger developmental
objectives;
Availability of certain facilities essential for health, security, comfort and nutrition;
Governments should take steps to ensure that the percentage of housing related costs is
commensurate with income levels, in other words, it should be affordable.
For houses to be affordable the populace has to be empowered economically and to that
extent, employment opportunities have to be in place;
Adequate housing must be habitable and the physical safety of occupants must be guaranteed;
Adequate housing must be accessible to those entitled to it;
Adequate housing must be in a location that allows access to employment options, health care
services, schools and other social facilities that make life meaningful to the people;
Adequate housing should be culturally adequate in order to protect the cultural identity of the
people

4.2 Housing Delivery Benchmarks
11

According to Tissington6, the state has over the years developed a range of delivery benchmarks by
which it measures its success:
The National Housing Code of 2000 sets the government’s housing goal (subject to fiscal affordability) as
increasing housing delivery on a sustainable basis to a peak level of 350 000 units per annum until the
housing backlog is overcome.
Target 11 of Goal 7 (Ensuring Environmental Sustainability) of the MDGs commits the government to a
significant improvement in the lives of 100 million slum dwellersby 2014. The target sets as measurable
benchmarks the proportion of the population with access to improved sanitation and access to secure
tenure. The South African government has incorporated this measurement into its objective to
‘eradicate informal settlements’ in South Africa by 2014.
More recently, at a Social Protection and Community Development Cluster briefing, the Minister of
Social Development Edna Molewa described some of the specific national benchmarks around housing.
These include:
•

The Housing Guarantee Fund:AR1billion Housing Guarantee Fund by November 2010 to
incentivise the private sector to supply housing units at lower prices and encourage low-income
earners to build their own homes (DHS, together with the National Treasury);

•

Informal settlement upgrading: Upgrading 500 000 shacks in informal settlements by 2014 (125
000 informal settlement units annually over the next four years) through the provision of basic
services and land tenure rights. According to the Department of Housing Annual Report 20082009, a National Upgrading Support Programme (NUSP) was established in collaboration with
the Cities Alliance. The provinces have completed a total of 110 858 units and are in the process
of completing 245 082 units in terms of the informal settlement upgrading programme.

•

Well-located land: Increasing the number of rental housing units by offering more housing
finance and by setting aside 6 000 hectares of land situated near city centres for affordable
housing;

•

Affordable rental housing: Increasing the rate of affordable rental housing delivery to 300 000
units per year by 2014. The National Rental Housing Strategy for South Africa envisages the

6

Tissington, K. (2010). A Review of Housing Policy and Development in South Africa since 1994. Towards
an SER Matrix: Monitoring the Progressive Realisation of Socio-Economic Rights in South Africa.
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delivery of 100 000 rental units by 2011/2012. Of these units, 75 000 will be social housing for
middle-income earners (R3 500 to R7 500) and 25 000 will be CRUs for low-income earners;
•

National Rental Housing Strategy: Delivering100 000 rental housing units by 2012through the
National Rental Housing Strategy, which was approved in 2008; and

•

Accreditation: Accrediting most of the metros to allow them to develop housing with any spare
capacity they had. In terms of accreditation of municipalities, a benchmark for this was
provided. This benchmark has not been achieved, with only five municipalities having received
level one accreditation to date.

4.3 Housing adequacy and delivery challenges in South Africa
In South Africa, housing is one of the areas wherein the task of providing it is daunting. The extent of the
housing problem and the lack of delivery in South Africa are shown by the demand for affordable
housing and by the number of people living in slums and informal housing conditions. In 1994, South
Africa committed itself to providing an enormous number of subsidies. Faced by an estimated annual
increase in the housing deficit of 200,000 families, the ANC felt that it did not dare allow the housing
deficit to increase during its 5 years in office. However, by promising to deliver one million subsidies in
the 5 years, it effectively chose quantity over quality…However in South Africa, even the delivery of 1.13
million subsidies by the end of 2000, failed to cut the long list of applicants7 More than 2.2 million
houses were delivered up to 2009; this figure has since risen to 2.8 million units in 2010.
There is a backlog of over two million houses in South Africa, which is rising annually. The governing
regime set itself a target of delivering 300 000 social houses per year, yet delivery of these units has
consistently fallen short of target (e.g. 161 854 housing units and 64 362 serviced sites were delivered in
2009/10).8
The need for housing remains critical in South Africa. The former Minister of Human Settlements Tokyo
Sexwale stated that the housing backlog stands at 2.1 million:

7

Gilbert, A. (2004). Helping the poor through housing subsidies: lessons from Chile, Colombia and South
Africa. Habitat International, 28(1), 13-40.
8
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The government housing backlog stands at 2.1 million units, the former Human Settlements Minister
Tokyo Sexwale said on Friday9. He told The New Age breakfast that the 2.1 million housing units affected
over eight million people. Government wanted to remove the backlog by 2030. Currently, government
had set a target of building 200,000 housing units a year. Sexwale said government was buying buildings
in cities and land belonging to state-owned entities to provide housing for people near where they
worked…"We should admit... we started on a wrong foot. These RDP houses that people are saying are
falling [down], not a good job was done there." Sexwale said some of the houses were being demolished
while some were being repaired. There were also complaints that people waited too long to receive
houses. This was mainly caused by corruption in the allocation system. As to how long a person should
wait before getting a house, Sexwale said: "It takes quite some time depending where you are on the
list. On average it should not be that long, within three to four years."

In the Western Cape, the Department's Housing Backlog Study (2010) revealed that the provincial
backlog is estimated at approximately 426710, with almost 61% situated in the City of Cape Town
(CoCT)10. The proportion of households living in informal dwellings in the Western Cape is estimated to
have increased from 15.1 % in 2002 to 19.1 % in 2006. The City of Cape Town (CoCT) reports that an
estimated 44 % of the 904 000 households in the City, or 400 000 households, are inadequately housed.
According to the CoCT, approximately 310 000 are registered on the City's housing database.
Furthermore, 39 % of all households and 77 % of informal settlement households live below the poverty
line. There are approximately 223 informal settlements.
According to the Finance and Fiscal Commission (FFC) South Africa needs at least R800 billion - and a
“miracle” - to clear its housing backlog of 2.1 million houses within the next seven years11. The head of
the commission, Bongani Khumalo, said the housing sector faced many challenges. Some of the
reported 3 000 service protests in the country since 2009 have been blamed on unfulfilled promises of
RDP houses. Khumalo said the backlogs had increased from 1.5 million housing units in 1996 to 1.8
million units in 2001 and then 2.1 million in February this year. “If we were to look at the demands or
backlogs that we currently have, and we have to eliminate those by 2020, the total amount required for
that period is about R800bn to actually eliminate in the next seven or eight years,” said Khumalo. He

9

http://www.moneyweb.co.za/moneyweb-south-africa/housing-backlog-at-21-million-sexwale
http://www.westerncape.gov.za/assets/departments/human-settlements/human-settlements-app2013-2014.pdf
10
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said this would translate to more than R120bn a year. The government allocates about R30bn to
provide housing. “So the sustainability is really an issue, unless a miracle happens… And also it’s
important that when look at sustainability, we also look at the track record,” said Khumalo. He said the
housing sector was also affected by the “unique phenomenon” of an increasing gap market. The gap
market is made up of households earning too much to qualify for subsidised housing, just above R3 500
a month, and too low to qualify for mortgage bonds, earning about R15 000.
Keeping pace with the growing demand for housing is near impossible given the current mechanisms of
delivery.
According to Faling12, rapidly urbanising cities are becoming increasingly inequitable and differentiated.
This is causing an urban risk divide where some communities struggle to survive along the fault lines of
urban risk, while the well-connected elite barricade themselves in well-serviced and regulated highsecurity villages.

http://www.slideshare.net/futurecapetown/bold-city-30-future-of-transport-and-effects-on-housing

12

Faling, W. PhD Proposal The impact of spatial policies on the risk and vulnerability of South African
settlements.
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The poor in developing countries are thus priced out of safe areas and are concentrated in increasingly
vulnerable and unsafe places.

DORMITORY TOWNS AND URBAN SPRAWL
http://www.slideshare.net/futurecapetown/bold-city-30-future-of-transport-and-effects-on-housing
Consequently, informal settlements appear –often overnight –in high-risk zones: this either being the
only vacant land available, or close to employment opportunities and transportation routes. Such areas
are low-lying or steeply-sloping, flood-prone, close to pollution sources, often at highest risk of fire, with
inadequate or non-existent services, and lack of protection from extreme climatic events.

16
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These various forms of hazards interact with each other to produce compound hybrid hazards, and as
disaster risk grows, it undermines the coping capacities of communities. Thus, the combination of
increasingly severe climatic events with high population densities, substandard housing and
infrastructure, ill health, social tension, and deepening poverty, are causing cities in the developing
world to become disaster hotspots.

5 Factors that impact on delivery of housing in South Africa
The National Government is only able to clear the backlog at a rate of 10% per annum (Tony Sexwale,
former Minister of Housing Settlements). He further states that with the resources at the disposal of
government, and mindful of the continued high population growth rate and the rapid pace of
urbanisation, it could take decades just to break this backlog.
In spite of the efforts of the South African Government in the provision of adequate housing since 1994,
the housing sector is still beset with challenges13:
• Lack of capacity to deliver as a result of government’s inability to develop workable policies due
to inadequate funding, poor data collection systems and monitoring;

13
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•
•
•
•
•
•
•
•
•

•
•
•

•
•
•
•
•
•
•
•
•
•
•

The difficulties of national policy and provincial allocations to respond to the changing nature of
demand occasioned by increased urbanisation and demographic pressure;
High expectations of the communities;
Lack of communication with communities by the government;
Contractors’ inability to deliver adequately;
Decreases in the overall national housing expenditure;
Little attention given by the government to non-subsidised efforts;
Lack of capacity particularly in the municipalities occasioned by a crisis of human capital
development;
Lack of availability of well located land;
Government restructuring of urban policy rather than decentralisation which would have
increased economic efficiency and political accountability and by extension, a reduction in
poverty;
The extent and high rate of urbanisation resulted in the proliferation of informal settlements
and unplanned peri-urban growth;
Pre-democratic legacies and inequalities persist resulting in the continuous unequal quality of
services, housing and the urban environment;
Neo-liberal macro-economic policies such as the introduction of the growth, employment and
redistribution (GEAR) programme that has further created marginalisation and poverty with
attendant high unemployment rate;
Absence of sustainability linkages that should have aided the economic multiplier of housing;
and
Decline in the value of the subsidy in addition to the increase in the input costs of contractors.
The inability of the Social Housing Programme to deliver at scale;
Non creation of satisfactory integrated housing environments;
The withdrawal of the large construction groups from the low income market;
High land costs in advantageous locations;
Differences in the interpretation and application of the housing policy;
High building costs in areas where land is more affordable but geological and topographical
conditions are not ideal;
Limited participation from the financial sector in the financing of low-income housing
Significant under-spending on budget for low-income housing by responsible housing
departments brought about as a result of capacity shortages, especially at the municipal level.
The identification, acquisition, assembly and release of state-owned and private land in terms of
the revised procurement framework has proved to be a slow and complex process.
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Tissington14 includes the following systemic problems that hinder implementation: local government
capacity and financial constraints; the ineffective ward system; integrated development planning
processes and similarly defunct bottom-up planning mechanisms; ‘elite capture’ and political infighting
at the local and community level; rampant evictions and shack demolitions by the state and private
landlords and owners; poor inter-and intra-governmental relations; problems in the allocation of the
national budget to local government, particularly around subsidised services such as water and
electricity; private sector influence and reliance; soaring inflation in construction-related costs; and a
deteriorating public education and health care system.
A number of other social factors which impact upon the housing situation in the CoCT have been
identified. These include a severe HIV/AIDS problem that is compounded by prevalence of tuberculosis
affecting mainly the poorer population, those most in need of housing. Thus, housing is being delivered
in the context of high mortality among heads of households, or subsidy beneficiaries. Additionally,
family size is constantly changing with estimates ranging from 3.9 to 4.5. There has also been an
increase in the number of “unhousables”, or those households that receive a subsidy but then decide to
remain in an informal area.
In addition, there is also the legacy of the apartheid system, where housing was supplied and used as a
mechanism of social segregation. The disproportionate distribution of wealth together with the class
separation, make for great resistance to low-income housing projects by neighboring communities, as
new housing projects are perceived as (and often are) dysfunctional ghettos

6 INFORMAL DWELLINGS/BACKYARDING
The issue of informal settlements has plagued South Africa since the end of apartheid, when many black
Africans relocated to large cities in search of a new life with better employment opportunities. Cape
Town experienced a large influx of new residents, far more than the economy was able to bear.
Consequently, many of the individuals expecting to find opportunities after years of oppression found
themselves dwelling on the border of the city along with thousands of others. The temporary houses
that were built on the outskirts of the city grew into permanent informal settlements. Improving living
conditions is difficult, but a greater challenge is making redevelopment a process that benefits
communities generating income and creating jobs15

14

Tissington, K. (2010). A Review of Housing Policy and Development in South Africa since 1994.
Towards an SER Matrix: Monitoring the Progressive Realisation of Socio-Economic Rights in South Africa.
15

http://wpi-capetown.org/projects/2009/economy/project-components/background/
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Reports indicate that by 2010 approximately 62 percent of the
total population of South Africa was urbanized. This rate of urbanisation is occurring at ± 1.2 percent per
year. Although this rate is not as high as many African countries, it still represents a significant challenge
to municipalities. Based on 2011 figures, an estimated 10 percent of South Africa’s population live in
urban informal settlements. That is more than 1.2 million households and an informal settlement
population of over 4.4 million. If you include those living in overcrowded backyard shacks, 23 percent of
the households in South Africa’s nine largest cities are estimated to be without adequate shelter. In
reality, the actual numbers are probably significantly higher than these figures suggest16
Insufficient and inadequate housing for the urban poor has a long history in South Africa, with
apartheid-era policies of urban containment resulting in overcrowded and under-serviced townships
and informal settlements on the urban periphery17. Prior to1996, housing policies virtually ignored
backyard dwellers and statistics captured them in the ‘informal settlement’ bracket, though their
circumstances and challenges are very different. According to the 2006 General Household Survey,
14.5% of house-holds in South Africa live in an informal dwelling, rising to almost one-fifth of
households (19.1%) in the Western Cape (StatsSA, 2006). Whilst most of those reside in informal
settlements, 590,000 households (approximately one-third of all households living in informal housing),
reside in backyard shacks (SAIRR, 2008), representing 5.7% of all South African households (StatsSA,
2006) Furthermore, recent data from the South African Institute of Race Relations indicate that the
proportion of households living in backyard dwellings is growing faster than the proportion in informal
settlements, indicating the growing popularity of this housing type in the context of massive housing
shortages (SAIRR, 2008) The City of Cape Town housing department estimates that 75,400 households
live in backyard dwellings (Haskins, 2006)… Backyard shacks are constructed from corrugated iron, metal
sheets and wooden planks, ranging in size and quality, with most comprising a single room in which
residents cook, eat, sleep, wash and live.

16

http://www.communitgrow.co.za/2billionstrong.pdf
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Lemanski, C. (2009). Augmented informality: South Africa's backyard dwellings as a byproduct of formal housing policies. Habitat International, 33(4), 472-484.
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6.1 Terms and definition
There are many different terms used to describe, and varied perceptions about backyarding18:
Household rental: also known as “amateur-rental”, whereby a household lives on the same premises
and manages the rental accommodation, often an activity that involves all members of the primary
household
Informal settlement: In South Africa, backyard accommodation is generally included in the definition of
informal settlement, with respect to the government’s intent to eradicate informal settlement. Often, as
a result, definitions of the accommodation backlog include backyard accommodation. However, most
backyard accommodation has very different built forms, tenure conditions and service standards than
accommodation in informal settlements.
Informal rental: generally used to refer to situations in which some or all aspects of the rental relations
do not conform to legal, official or regulatory norms i.e. the structure is not made with conventional
construction materials; there are no lease agreements in place; the rental takes place within an informal
environment such as an informal settlement or “squatted” building. This can sometimes be equated
with another term, ‘backyard shacks’, which in essence is reference to the informality of materials used
to construct the unit. However, many backyard units are constructed using permanent materials.
Secondary or subsequent dwelling: this refers to units constructed on a property in addition to the
main home or primary dwelling and are not on an individual plot or stand in the title scheme/cadastre,
and can be located within, attached to, or separate from, the principal dwelling. In many cases, the term
secondary should not be taken to mean that there is just one other unit but rather the relationship
between these units and the primary residence.
Sharing: is a term often used to describe arrangements that deviate from single family houses and from
apartments occupied by single households. Research completed in the United States indicates that
sharing often works best when people share out (i.e., alternate the use of) common facilities, and when
interior physical spaces are reserved for separate households as much as possible. Within the spectrum
of different sharing arrangements, secondary units seem to offer the most potential for privacy and
separation of this so
Slums: In certain areas, backyarding can lead to slum-like conditions in which there are concerns around
the nature of the units, their material, density, location, legality or access to services. However,
backyarding does not automatically imply slum-like conditions
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6.2 Regional Information: Western Cape Province
According to census data19 the number of households in the Western Cape has increased from
1,173,304 in 2001 to 1,634,000 in 2011. At the same time the total population has increased from
4,524,335 in 2001 to 5,822,734 in 2011. Households have grown faster than the individual population
(3.4% CAGR3for households compared to 2.6% for individuals) and household sizes have continued to
decline from 4.0 in 1996, to 3.9 in 2001, and 3.6 in 20114. Driving the growth in the trend towards
smaller average household sizes is the noticeable increase in the proportion of one-person households.
In 2001 16% of all households were comprised of one person living alone while in 2011 21% of all
households were comprised of one person.
One-person households are more common in urban areas than in farms; there are no tribal or
traditional areas in the Western Cape according to the 2011 Census. In 2011 in the Western Cape 22% of
households living in areas demarcated as urban areas were one-person households whereas in areas
demarcated as farms 13% of households were one-person households5.
These one-person households are in many cases attached to other households living elsewhere.
According to the IES 34% of one person households in the Western Cape either send or receive
remittances indicating financial interdependency across dwelling-based households. How many of these
households would reconstitute as multiple member households (including families) if suitable
accommodation became available is a matter of conjecture.
Migration, presumably for economic reasons, has played a significant part in shaping the population
distribution across the province. According to Statistics South Africa’s 2011 mid-year population
estimates, there are roughly two in-migrants for every one out-migrant in the Western Cape. The
majority of in-migrants (50%) have come from the Eastern Cape.
The total number of households living in formal dwellings has increased by 359,533 over the ten years
between 2001 and 2011 although the proportion of households living in formal dwellings has remained
static. In 2001 81% of households lived in formal dwellings. By 2011 this had decreased slightly to 80%.
The proportion of households living in shacks not in backyards has remained steady at 12%.
It appears that the number of households living in informal settlements, as proxied either by dwelling
type (shack not in backyard) or EA (informal residential) has increased in the Western Cape. In 2001
there were 142,706 households living in shacks not in backyards compared to 191,668 in 2011. With
regard to EAs, 116,096 households lived in areas demarcated by Stats SA as informal settlements in
2001 compared to 149,051 in 2011 in areas demarcated as informal residential.
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At the same time there has been a significant increase in the number of households living in backyard
shacks. The number of households living in this type of dwelling has increased at a very rapid rate of
8.4% per year, albeit off a low base. In terms of total households, Census 2011 indicates at total of
105,282 households living in shacks in backyards, compared to 46,840 in 2001.

Informal Dwelling Count for Cape Town (1993–2005)20

6.2.1 Living dangerously in Informal settlements
The dangers of living in informal settlements21. Following the tragic deaths of a mother and her two
children in a Philippi shack blaze at the beginning of March, City of Cape Town chief fire officer Ian
Schnetler said fires in Cape Town’s informal settlements had claimed 82 lives between June 2008 and
January 2009.

20

Information and Knowledge Management Department, Strategic Information Branch, City of Cape Town (2010)
http://www.capetown.gov.za/en/stats/Pages/InformalDwellings.aspx
21
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Schnetler said in the same period, fire fighters had responded to 930
reports of shack fires, including false alarms. The number of shacks destroyed in these fires amounted to
3,292 shacks. Figures for the first half of 2008 were not readily available, but Ashley van Niekerk,
manager of the crime, violence and injury lead programme at the Medical Research Council said
according to the National Injury surveillance Systems Report published annually, there were 123 burn
deaths in informal settlements in Cape Town during 2006. In 2007, 129 people died.For both 2006 and
2007 this accounted for a high number of the total deaths by burning. In 2006 there were 254 burn
deaths in total and in 2007 there were 290 burn deaths.
The picture below is an indication of how backyard dwellers are crammed in such dwellings. The image
is of 34 people living out of a one-bedroomed council house in Hanover Park with the majority sharing
makeshift shacks in the backyard:

6.3 Factors influencing informal settlements:
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From the demand side, there are a number of basic motives for the development and sustained growth
of backyarding, which include22:
•
•

•

•

•

•

•

Lack of Alternative Accommodation Options: High accommodation demand and low relative
accommodation supply forces households to access the only readily available housing supply.
High Effective Demand: Low levels affordability, the inability to obtain finance and the limited
provision of other housing products (subsidised or for purchase) ensure a high demand for the
more affordable, readily available backyard accommodation.
Rental Preference: Demand from households who do not want to own accommodation. This
may include young people, people who already own accommodation, and those needing
temporary accommodation options.
Small Home Preference: There is a growing movement internationally towards reducing overall
accommodation size, due to rising costs of accommodation, transport and ancillary living costs
such as service charges. For instance, anecdotal and some primary research evidence points to a
rising proportion of households in South Africa that do not necessarily want to obtain and take
responsibility for a subsidised house at a specific point in their lives and prefer smaller, more
affordable and more flexible accommodation options with flexible tenure.
Household Sizes and Structures: Smaller households dominate those seeking backyard
accommodation and living in informal settlements. Further a reduction in average household
sizes in South Africa over the last two decades drives demand for accommodation more relevant
to smaller households. Where a household is in their “life-cycle” also determines what is or is
not appropriate.
Formal Housing Exclusion: Demand for backyarding is also driven by households or individuals
unable to access formal, or state-subsidised accommodation such as residents without
citizenship or permanent residency permits, illegal residents, people who have already accessed
subsidised accommodation and those that are ineligible for such accommodation by virtue of
being, for instance, too young or with no dependents.
Multi-Nodal Households: Many households face requirements for dual or even multiple
accommodations in different areas, due to economic or social requirements. This includes the
need to be located close to places of employment, kin, schools or other social facilities.

In terms of the key factors affecting the supply of backyard accommodation, there are two main
motivations for the provision of backyard accommodation:
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•

•

firstly, landlords that build and rent accommodation for monetary gain (which is generally
formally constructed), or provide space on their properties (generally for the construction of
shacks by tenants) for which a regular rental is paid; and
secondly a social motivation through which backyard units or yard space is provided to enable
family or friends to access accommodation.

7 SURVEY OF OPTIONS TO ADDRESS THE HOUSING
CHALLENGE
Dewar states that he problem at present is less one of finance than the capacity and ability to spend it
and to spend it well23.
For example The N2 Gateway project in Cape Town was launched as a pilot project to demonstrate how
the new policy directions could be achieved. In short, it sought to give form to the principles of the
Breaking New Ground document. The project was planned as a full partnership between National,
Provincial and Local Government. It was a highly ambitious urban mixed-use initiative to provide some
22000 units, both rental and ownership, in two and three-storey walk-up forms.
A year and a half later, after the first phase of 705 units had been delivered, the project was temporarily
suspended, because of the magnitude of the problems being encountered. In alia, these included: the
units were far too expensive for the target market; geotechnical information revealed that there was
considerable less land suitable for housing than had originally been thought and large numbers of
people needed to be relocated out of the area, a situation which many have refused to accept;
inadequate allocation processes and procedures had resulted in disputes within the affected
community; different spheres of government were blaming each other for the problems; and there were
serious concerns about project management.
As the Gateway project demonstrates, South African housing policy is profoundly schizophrenic at the
present time. On the one hand, in terms of its rhetoric, it argues that the State is a facilitator of housing.
Through every other action it accepts responsibility as a provider. Moreover, it delegates it’s accepted
responsibility as provider to key political agencies – local authorities – thereby increasing the politicised
nature of housing.
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The issue of whether the state should be a facilitator or a provider of housing is probable the central
debate in housing policy. There are a number of reasons why countries in many parts of the world have
moved away from a position of provider:
 Firstly, it is a position which is frequently impossible to sustain. Many countries in the world are
unable to provide housing for all of it’s people, particularly developing countries with huge
demands on the public fiscus relative to supply.
 Secondly, it dilutes energy. Many commentators would agree that primary role of housing policy
is not to provide standardised solutions but to generate energies which can be directed at the
housing issue across a broad front and over an extended period
 Thirdly, regardless of how much finance is invested, international precedent shows that there is
inevitably continuing dissatisfaction on the part of recipients over the quality of the housing
products which are provided (regardless of the actual quality), because people are not involved
in decision-making relating to their units

7.1 The Need to Introduce New Housing Instruments
The pilot project demonstrated that the laudable objectives contained in the Breaking New Ground
(2004) housing document cannot be achieved using existing policy instruments. New instruments,
particularly financial instruments, are required. If social housing is to become a significant plank of South
African housing policy, as it should, then innovative instruments to enable it to work are required.
Housing issues cannot be separated from broader development issues: it is clearly sensible to use
housing processes to social and economic ends:
 The first, which has been raised, is the need to use housing policy to promote a new developer
class from within historically-disadvantaged communities, particularly through the promotion of
lodging and small-scale private rental housing
 The second is in the arena of small builders. In the 1990’s, wild claims were made about the
potential for national economic re-generation through ‘inward industrialisation’, led by the
construction sector. It is important not to fall into the trap of this form of over-generalisation.
Nevertheless, much more must be done to promote a network of small builders and to factor
them into public housing programmes.
 The Third option, (and broadly related to the above) is the model advocated by organisations
like Fuller Housing Centre.
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The choice for such an option can emerge as a result of the
limits of the state-subsidized approach which provides mixed financial asset. Despite providing a
financially tradable asset, low transaction values (caused by the large supply of RDP houses as
well as their small size, poor quality and typically peripheral location) mean that they cannot be
sold for sufficient value to secure upward property movement. Furthermore, low-income
homeowners themselves are reluctant to use RDP houses as collateral for credit, thus limiting
the financial asset value of state-subsidized houses for low-income households24. Towards the
end of the 1960s, scholars in Latin America started to believe that self-help housing could be a
viable response to the inability of many governments to solve the housing backlog. Assisted selfhelp housing schemes were being appropriated as a strategy to answer the proliferation of
informal settlements in the global South. In nearly all developed countries, self-provided
housing has been a major form of housing supply as well. Research25 illustrates the importance
of the Peoples Housing Process (PHP) policy as a key instrument for housing provision in South
Africa, and demonstrates that PHP projects generally result in better quality dwellings and that
the inhabitants are also more satisfied with them26
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8 Appendix A
8.1 HOUSEHOLD PROFILES PER SELECTED AREAS (according 2001
CENSUS)
The tables below show the 2001 census results of housing profiles of certain suburbs throughout
the broader Cape Town areas. These results are informative to understand how socio-economic
conditions impact on peoples standard of living27:

ATLANTIS
HOUSING PROFILE
Atlantis
TYPE OF DWELLING

Number

%

House or brick structure on a separate stand or yard

8,719

74.78

Traditional dwelling/hut/structure made of traditional
materials

215

1.84

Flat in block of flats

999

8.57

Town/cluster/semi-detached house (simplex; duplex;
triplex)

174

1.49

House/flat/room in back yard

331

2.84

Informal dwelling/shack in back yard

288

2.47

Informal dwelling/shack NOT in back yard

778

6.67

Room/flatlet not in back yard but on shared property

37

0.32

Caravan or tent

33

0.28

Private ship/boat

3

0.03

Not applicable (living quarters is not housing unit)

82

0.70
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Total

11,659

100.00

DWELLING OWNERSHIP

Number

%

Owned and fully paid off

2,553

21.90

Owned but not yet paid off

5,827

49.98

Rented

2,439

20.92

Occupied rent-free

758

6.50

Not applicable

82

0.70

Total

11,659

100.00

Atlantis

Atlantis
HOUSEHOLD INCOME (PER ANNUM)

Number

%

0 - R19 200

4,026

34.53

R19 201 - R76 800

5,943

50.97

R76 801 - R307 200

1,459

12.51

R307 201 - R1 228 800

39

0.33

R1 228 801 and more

192

1.65

Total

11,659

100.00

TYPE OF DWELLING

Number

%

House or brick structure on a separate stand or yard

8,129

71.51

Traditional dwelling/hut/structure made of traditional
materials

207

1.82

BONTEHEUWEL
Bonteheuwel

30

Flat in block of flats

332

2.92

Town/cluster/semi-detached house (simplex; duplex;
triplex)

1,287

11.32

House/flat/room in back yard

232

2.04

Informal dwelling/shack in back yard

1,061

9.33

Informal dwelling/shack NOT in back yard

26

0.23

Room/flatlet not in back yard but on shared property

39

0.34

Caravan or tent

6

0.05

Private ship/boat

3

0.03

Not applicable (living quarters is not housing unit)

46

0.40

Total

11,368

100.00

DWELLING OWNERSHIP

Number

%

Owned and fully paid off

5,523

48.58

Owned but not yet paid off

1,771

15.58

Rented

3,850

33.87

Occupied rent-free

177

1.56

Not applicable

46

0.40

Total

11,368

100.00

Bonteheuwel

Bonteheuwel
HOUSEHOLD INCOME (PER ANNUM)

Number

%

0 - R19 200

4,107

36.13

R19 201 - R76 800

5,657

49.76

R76 801 - R307 200

1,487

13.08

R307 201 - R1 228 800

50

0.44

R1 228 801 and more

67

0.59
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Total

11,368

100.00

DELFT
Delft
TYPE OF DWELLING

Number

%

House or brick structure on a separate stand or yard

11,716

85.86

Traditional dwelling/hut/structure made of traditional
materials

535

3.92

Flat in block of flats

30

0.22

51

0.37

House/flat/room in back yard

117

0.86

Informal dwelling/shack in back yard

629

4.61

Informal dwelling/shack NOT in back yard

339

2.48

Room/flatlet not in back yard but on shared property

24

0.18

Caravan or tent

3

0.02

Private ship/boat

0

0.00

Not applicable (living quarters is not housing unit)

201

1.47

Total

13,646

100.00

Town/cluster/semi-detached
triplex)

house

(simplex;

duplex;

Delft
DWELLING OWNERSHIP

Number

%

Owned and fully paid off

2,882

21.12

Owned but not yet paid off

5,200

38.11

Rented

4,069

29.82

Occupied rent-free

1,294

9.48

Not applicable

201

1.47

Total

13,646

100.00
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Delft
HOUSEHOLD INCOME (PER ANNUM)

Number

%

0 - R19 200

7,908

57.95

R19 201 - R76 800

5,141

37.67

R76 801 - R307 200

549

4.02

R307 201 - R1 228 800

30

0.22

R1 228 801 and more

18

0.13

Total

13,646

100.00

ELSIES RIVER
Elsiesriver
TYPE OF DWELLING

Number

%

House or brick structure on a separate stand or yard

10,848

60.54

Traditional dwelling/hut/structure made of traditional
materials

509

2.84

Flat in block of flats

3,008

16.79

1,209

6.75

House/flat/room in back yard

912

5.09

Informal dwelling/shack in back yard

1,031

5.75

Informal dwelling/shack NOT in back yard

90

0.50

Room/flatlet not in back yard but on shared property

103

0.57

Caravan or tent

21

0.12

Private ship/boat

3

0.02

Not applicable (living quarters is not housing unit)

186

1.04

Total

17,918

100.00

Town/cluster/semi-detached
triplex)

house

(simplex;

duplex;
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Elsiesriver
DWELLING OWNERSHIP

Number

%

Owned and fully paid off

4,073

22.73

Owned but not yet paid off

4,593

25.63

Rented

8,411

46.94

Occupied rent-free

655

3.66

Not applicable

186

1.04

Total

17,918

100.00

Elsiesriver
HOUSEHOLD INCOME (PER ANNUM)

Number

%

0 - R19 200

6,911

38.57

R19 201 - R76 800

8,740

48.78

R76 801 - R307 200

2,161

12.06

R307 201 - R1 228 800

76

0.42

R1 228 801 and more

30

0.17

Total

17,918

100.00

HANOVER PARK
Hanover Park
TYPE OF DWELLING

Number

%

House or brick structure on a separate stand or yard

3,748

40.65

Traditional dwelling/hut/structure made of traditional
materials

90

0.98

Flat in block of flats

3,157

34.24

1,130

12.25

437

4.74

Town/cluster/semi-detached
triplex)
House/flat/room in back yard

house

(simplex;

duplex;
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Informal dwelling/shack in back yard

496

5.38

Informal dwelling/shack NOT in back yard

39

0.42

Room/flatlet not in back yard but on shared property

39

0.42

Caravan or tent

9

0.10

Private ship/boat

3

0.03

Not applicable (living quarters is not housing unit)

73

0.79

Total

9,221

100.00

Hanover Park
DWELLING OWNERSHIP

Number

%

Owned and fully paid off

2,399

26.02

Owned but not yet paid off

1,145

12.42

Rented

5,428

58.87

Occupied rent-free

176

1.91

Not applicable

73

0.79

Total

9,221

100.00

Hanover Park
HOUSEHOLD INCOME (PER ANNUM)

Number

%

0 - R19 200

3,888

42.16

R19 201 - R76 800

4,341

47.08

R76 801 - R307 200

924

10.02

R307 201 - R1 228 800

48

0.52

R1 228 801 and more

21

0.23

Total

9,221

100.00

MITCHELLS PLAIN
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Mitchells Plain
TYPE OF DWELLING

Number

%

House or brick structure on a separate stand or yard

41,100

67.10

Traditional dwelling/hut/structure made of traditional
materials

655

1.07

Flat in block of flats

1,142

1.86

13,625

22.25

House/flat/room in back yard

1,458

2.38

Informal dwelling/shack in back yard

1,740

2.84

Informal dwelling/shack NOT in back yard

636

1.04

Room/flatlet not in back yard but on shared property

475

0.78

Caravan or tent

75

0.12

Private ship/boat

18

0.03

Not applicable (living quarters is not housing unit)

323

0.53

Total

61,248

100.00

Town/cluster/semi-detached
triplex)

house

(simplex;

duplex;

Mitchells Plain
DWELLING OWNERSHIP

Number

%

Owned and fully paid off

15,497

25.30

Owned but not yet paid off

33,061

53.98

Rented

10,751

17.55

Occupied rent-free

1,615

2.64

Not applicable

323

0.53

Total

61,248

100.00

Mitchells Plain
HOUSEHOLD INCOME (PER ANNUM)

Number

%
36

0 - R19 200

18,210

29.73

R19 201 - R76 800

30,384

49.61

R76 801 - R307 200

12,095

19.75

R307 201 - R1 228 800

453

0.74

R1 228 801 and more

106

0.17

Total

61,248

100.00

37

