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The location of each participant from
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Aerial photo of Maitland Garden
Village in 2019. Source: Adapted
from Google.

14

Figure 15
The percentage of landlords that
require assistance and support
to develop their property from
the survey.

The distribution of residential property
by value. Adapted from CAHFA, 2018b.
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4 174 510
Population estimate
in 2017.
State of Cape Town 2018

The City of Cape Town
(CoCT) is said to be the
fastest-growing city in
Africa, facing housing
backlog and affordability
challenges as a result.

R400 000

Cost of a newly built house in Cape Town.

With the current mortgage rates,
households able to afford this must earn
a monthly salary of at least:

R18 000 - R20 000
Households earning below R18 000
find it difficult to obtain traditional
housing finance.

Based on to the work of McGaffin (2018).

INTRODUCTION
The government’s housing programme, widely known as
RDP (Reconstruction and Development Programme) and later
called BNG (Breaking New Ground) has been utilised
as a mechanism to provide affordable housing to the poor.

Subsidised housing focuses
on households with monthly
income less than:

R3 500

Households earning more than R3 500, but less
than R18 000 per month, do not qualify for a
government subsidy and can’t afford to buy a new
house (CAHF, 2017). This leaves a significant portion
of the housing market without adequate support
to access housing.

McGaffin (2018)

Backyarding as a housing strategy is neither new nor unique
to the South African urban context. It is the fastest growing
affordable housing sector in the country and continues
to provide shelter to households whose needs are neither
met by the housing subsidy nor the formal housing sector.
The backyard rental housing involves the formation of
additional structures on a formally serviced land parcel. The
characteristics of this market are common, usually involving
small scale residential rental units; located on individual
privately or municipal owned erven; managed by private
individuals; units occupied by separate individuals or extended
family; and governed by private agreements. The potential of
this sub-market as a housing solution is largely overlooked and
therefore, lacks the necessary support mechanisms both from
the state and private sector. Despite the lack of support, the
backyard sector continues to flourish and thrive.

In 2019, DAG, with its partners;
Isandla Institute and Violence
Prevention Through Urban
Upgrading (VPUU), embarked on
a joint project ‘Backyard Matters:
Enabling People, Place and Policy’.
This publication forms part of this
joint project. This report provides
an analysis of the Facebook page
titled Affordable Places to Rent in
Cape Town Townships, administered
by Development Action Group
(DAG). The page was created as a
platform to connect people offering
and seeking affordable rental
accommodation in Cape Town’s
townships. Based on interactions
on this Facebook page, DAG
conducted a survey of tenants
and landlords to understand the
transactions taking place within the
backyarding market. Collectively the
Facebook page and survey provide
insight into the opportunities and
challenges that are associated with
offering and seeking affordable
rental accommodation.
The report is structured into
three parts:
01 Describes the methodology
used to collect and analyse
the data.
02 Describes the analysis
from the findings of the
Facebook page and survey.
03 Concludes with
recommendations.
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The main findings of this report are that the affordable rental accommodation
market is fast-growing, with demand generally exceeding supply. According to
the responses, tenants are willing to pay high rentals for backyard accommodation
because it provides them with locational flexibility.

METHODOLOGY
This section outlines the
data collection methods that
are used in conducting this
analysis report. It will explain
data collection methods,
limitations, and ethical
considerations encountered
during the data collection.

Facebook page
This report used data collected from the Facebook posts of
tenants and landlords across Cape Town’s townships. The
Affordable Places to Rent in Cape Town Townships Facebook
page was created on 28 March 2019 and currently has 6 986
members as of July 2020. The motivation for creating the
page was influenced by DAG’s (Development Action Group)
interest in trying to understand the rental market in townships
provided by landlords and emerging micro-developers.
A better understanding of this market can inform
interventions and policy advocacy to improve, manage and
catalyse better quality private rental housing solutions.
A desktop study on the Facebook page was conducted to
obtain a general knowledge of the fast-growing landscape of
affordable rentals in Cape Town townships.

Survey
The survey was created to understand the demographic
profile of participants on the Facebook page. It consisted
of 9 questions and the link to the survey was shared on the
Facebook page. Participation in the survey was voluntary and
confidentiality was ensured by not revealing the names of
the respective tenants and landlords. The survey was posted
on 18 March 2020 and 50 respondents participated in the
survey, constituting 34 tenants, and 16 landlords. The survey
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provided insight into the context of demand and supply of
affordable rentals. These findings will follow in the next section.

Limitations
The challenge encountered in collecting the data for this
analysis report was getting people to participate in the
survey. This might be because people were reluctant to
answer the questions as it was not clear who was behind the
survey (neither the survey nor the Facebook page made it
clear that this was DAG’s initiative). For example, people only
started to reply to the survey after a member of DAG kindly
requested them to do so. This created a form of trust between
participants and the DAG member. The report acknowledges
that the sample of the survey is small (given the large
membership of the Facebook page), yet it does provide some
critical insights into the affordable rental housing space in
Cape Town.

FINDINGS
The following section analyses
the results of the survey and
Facebook posts. As noted above,
because of the modest response
rate to the survey, the findings
are treated as indicative, rather
than conclusive.

Nonetheless, the results provide useful insights into the
dynamics of affordable rentals in CapeTown townships.
The findings are categorised in four parts:
01 The socio-economic characteristics of the affordable
rental market;
02 Demand and supply of affordable rentals for
accommodation;
03 Changes in urban development fabric and,
04 The resources and assistance needed by the
providers of affordable rentals.
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Socio-economic characteristics
Tenants age distribution
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41-49
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Age (Years)
Figure 1 The age distribution of participants.

Age and household income have an impact on
the fast-growing affordable rental market. The
variables display the diversity of the market, as
it accommodates multiple household sizes and
tenants of different age groups. Young adults
become the main segment facing constant housing
decisions in the housing market. This is because
they face differences in life phases such as leaving
home after graduation or moving to a new location.
The location, view, home design, and accessibility
are the significant parts of housing attributes for
young adults’ housing preferences (Farai et al, 2018).
The data from the Farai et al paper was gathered
from a survey questionnaire that was answered
by 180 young adults aged 22 to 33 years. Figure 1
shows the tenant’s age distribution of participants
in the survey. As shown, most of the tenants are
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in the age group of 31 to 40 years of age. The age
distribution reveals the demand for affordable
rentals are made by professionals from age 25
to 30 and 31 to 40. It is important to note that the
tenants in the age group of 31 to 40 years have
different accommodation requirements from
young professionals aged 25 to 30 years. As
observed from the Facebook page, tenants aged
31 to 40 preferred a full house or larger units. For
example, one participant preferred a full affordable
rental house over a small unit because he had a
family of five. Those aged 25 to 30 preferred a
one-bedroom unit. This explains the dynamics
and needs of each tenant. Different forms of
rental accommodation are emerging in response
to the needs and circumstances of diverse urban
populations (Scheba and Turok, 2020).

Tenants income distributions
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R7000-R10000
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R17000-above

Income (Rand)
Figure 2 The income level distribution of participants.

As seen from Figure 2, most participants can afford
to pay between R2 000 and R3 000 for rental
accommodation. It is generally expected that rent
should equal no more than 30% of household
monthly income. With Cape Town’s average rental
of R8 231 per month (Pay Prop Rental Index, 2017),
using the 30% threshold would require households
to earn in the region of R25 000 per month. This

puts housing affordability beyond the reach of the
affordable housing seekers. Thus, it is reasonable
that most tenants are willing to pay R2 000 to
R3 000, as shown in Figure 3. This is complemented
by Figure 2, showing most participating tenants
earn R3 600 to R6 000. As an example: someone
earning R10 000 can afford to pay rent from
R1 500 to R3 000.

Tenants income distributions

Tenants

20
15
10
5
0
R0 R500

R500 R1000

R1000 R1500

R1500 R2000

R2000 R2500

R2500 R3000

R4000 R4500

R5000 above

Rent
Figure 3 Participants ability to pay for the affordable rentals in Cape Town’s townships.
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Figure 4 Spatial representation of household income levels distribution in Cape Town.
Adapted from Dot Map.

Figure 4 shows an overview of household incomes
in the Metropolitan Region of the City. Cape
Town’s income level disparity reflects the legacy
of apartheid spatial planning methods. As seen
in Figure 4, there is minimal integration of income
levels within the City. The metro South East is

dominated by low-income earners of between
R0 to R4 800. This is also shown in Figure 2 of
income distributions by seekers of affordable
accommodation. Therefore, the need for affordable
housing interventions is a direct result of the
unequal distribution of income.

Demand and Supply Analysis
It is vital to know where these affordable rentals
exist within the Metropolitan region of the City
of Cape Town. Figure 5 shows the location of the
tenants and landlords that have posted on the
Facebook page together with the location of the
survey respondents. The landlords posted about
offering rentals, while the tenants were seeking
for affordable accommodation. These locations
highlight areas where supply and demand for
affordable rentals are happening in the East and
Metro South East of the city. Interestingly, it is
important to note the high supply in Delft and
Khayelitsha portrayed in both Figures 5 and 6.
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Khayelitsha is appealing because it has public
amenities that attract tenants to live in the area. It is
also located along the N2 route that enables good
access to employment areas. Khayelitsha also has
its own Central Business District (CBD) with health
facilities, parks, and schools. While Deft is situated
near Cape Town International Airport and adjacent
to Khayelitsha. The area is accessible through the
R300 and Symphony Way. The area is appealing to
tenants because of its proximity to the Airport and
the industrial areas.

The location of the tenants and landlords

Legend
Tenants
Landlords
City of Cape Town

Figure 5 The location of the tenants and landlords that posted in the
Facebook page together with the survey respondents.

Location distribution
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Location
Figure 6 The location of each participant from the survey.
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Affordable Rentals by Location

Legend
Location of tenants & landlords
City Boundary

Figure 7 The location of landlords that posted in the Facebook page
offering affordable rentals in Cape Town.

Access to good amenities, both
public and private are reflected
in a property’s rent.
These patterns conform to the map
shown in Figure 7, illustrating rental
prices in relation to the locations
of the tenants and landlords. An
example shown above is Maitland,
charging high rental prices of up to
R3 700 because the area is close to
growing economic hubs. Therefore,
tenants are willing to pay higher
rentals because of better access to
economic opportunities.

Under R300k

R300k-R600k

R600k-R1.2M

Over R1.2M

Figure 8 The distribution of residential property by value.
Adapted from CAHFA, 2018b.

11

Figure 8 shows the spatial distribution of residential
properties by value across the City (CAHF, 2018).
The colours of the pie charts represent the number
of properties in each market segment. As shown
from Figure 8, most of the properties worth
R300 000 or less are in the South East Metro,
while the properties worth over R1.2 million are
in the Northern areas. It is important to note, that
most properties under R300 000 were developed
through government interventions. Low-cost
housing locations have shown to be areas where
the affordable rental market occurs. Both Figure 8
and Figure 7 complement each other in showing the
uneven distribution of residential property value
and the location of the affordable rental market
in Cape Town. The CBD, Southern and Northern
suburbs are characterised by high value with
low-density formal housing. Meanwhile, the Metro
South East consist of low value, high densities
of government subsidised units, and informal
backyard dwellings.

Tenants who found a place to rent

6%

94%
Yes

No

Figure 9 Tenants who got accommodation
using the Facebook page.

As revealed above, there is a demand for affordable
rentals in Cape Town. Figure 9 shows responses
from tenants, with 94% of the respondents being
tenants looking for a place to rent. This could
be interpreted as demand exceeding supply

of available places to rent within a tenant’s
preferences. Therefore, the need for adequate
housing is far exceeding the supply.

Landlords found tenants to rent

44%
56%

Yes

No

Figure 10 Landlords who found tenants using
the Facebook page.

Interestingly, on the supply side, Figure 10 reveals
findings from the 16 landlords that participated in
the survey. 44% of the landlords advertised their
vacancies on the Facebook page and received
tenants. Platforms such as the Facebook page
are dedicated to connecting landlords who supply
affordable accommodation with potential tenants.
Landlords (or homeowners) request to join the page
and can post their vacant apartments directly on
the platform. This demonstrates that the model is
working effectively, and the response has shown
how the demand for a service of this kind is needed.
Again, from the survey, the Facebook page is
becoming a popular platform for the affordable
rental and backyard accommodation market.
This was complemented by the high percentage
shown by Figure 11, where participants are likely to
recommend the page to friends. When asked about
any improvements they would like to see on the
page, they replied:
Landlord 1: “When I advertise, I get immediate
responses from people looking for a place to rent, the
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page is useful. If you can block some of the chance
takers/spam on the comment section of our posts, it
would be great.”

Recommendation of the Facebook page

10%

Tenant 1: “I’d like to see more decent places which are
within my budget which is below R2000.”
Tenant 2: “Would like to see results published being
people getting accommodation or whatever.”
Landlord 2: “I’m happy with the page, I found
it helpful.”

94%
Yes

The backyard and affordable rental
accommodation seem to be an informal practice,
but the principles and outcomes are like
formal practice systems. Like trends observed
in the formal housing market, prices increase
on well-located land. Tenants also mentioned
the preferences of their ideal affordable rental
accommodation. Additionally, Figure 12 shows
the percentage of tenants who want to view their
potential accommodation. Unfortunately, 88%
reflects the tenants who did not find an opportunity
to view accommodation in their search for
affordable rentals. The above-mentioned principles
reflect formal practices, hence the need to
recognise this important housing market as it has
both formal and informal aspects.

Figure 11 Survey participants’
recommendation of the Facebook page.

Tenants viewing of potential place to rent

12%

88%
Yes

Changes in urban
development fabric
The increased density of people living in
backyards is a result of the affordable housing
sector backlog. The South-East of Maitland
Garden Village (MGV) will be used as an example
to show how densities are increased due to
backyarders and affordable rentals. Figure 13
shows MGV in the year 2000, with single dwellings
in each land parcel. Through Figure 14, we can
now see that the area has significantly densified
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No

No

Figure 12 The percentage of tenants that
viewed potential places to rent.

and each land parcel has reached its highest
capacity. Homeowners have converted part of
their properties into rental units. This happens in
response to MGV being a well-located land parcel
close to economic opportunities, amenities, and
its proximity to the CBD. The addition of units is
also a response to growing families who want
privacy when the main dwelling does not
accommodate the growth. Although people get

access to a well-located area, the densities are
placing pressure on the existing networks of
infrastructure. This where the role of the local
government comes in, as it is challenged to
facilitate the relevant infrastructure to service
the density. It is important to recognise that the

provision of backyard dwellings will increase on
well-located land close to public transport and
job opportunities, as MGV shows. These trends
appear to be happening in Cape Town’s townships.
Therefore, the pictures illustrate the context of the
changing urban fabric.

Resources and support
The few survey participants that are landlords
(homeowners) highlighted the need for
assistance to develop their properties.
Hence 31% replied ‘yes’ to the survey questions,
which is shown in Figure 15. For this report, the
necessary resources and support mentioned come
from the Development Action Group’s (DAG) past
and recent projects with micro-developers and
small local construction companies.

Figure 13 Aerial photo of Maitland Garden Village in 2000.
Source: Adapted from Google.

Assistance needed to develop

31%

69%

Yes

No

Figure 15 The percentage of landlords that
require assistance and support to develop
their property from the survey.

Figure 14 Aerial photo of Maitland Garden Village in 2019.
Source: Adapted from Google.
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McGaffin (2018) notes that access
to affordable finance and lack of
formal construction management
are key challenges for microdevelopers.

In 2017 DAG launched a
Contractor and Developer
Academy (CDA) to improve
and enhance the capacity
of emerging construction
companies and
micro-developers. Two
lessons that can be taken
from CDA in the context of
this report are first, the
facilitation of access to
finance for micro-developers,
and secondly, the support
with project management
to ensure the housing units
comply with approved
building standards.

DAG’s CDA are designed to assist
emerging developers to access
property development finance
from micro finance institutions to
allow them to improve the quality
of shelter and basic services for
backyard tenants. This allows the
tenant to have a dignified shelter at
affordable rentals. Experience of the
CDA team through engagements
with emerging developers shows
that developments that are financed
through personal loans are subject
to high-interest rates and as a
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result most developers are reluctant to go that route. In other
instances, the majority of small-scale developers will not meet
the requirements of traditional financial institutions such
as banks. DAG’s CDA works with institutions such as Trust
for Urban Housing Finance (TUHF), through the uMaStandi,
Bitprop and Ibuild Home Loans to secure affordable finance
for small scale developers. These finance institutions have
customised financial packages for small-scale developers,
something that is rare with traditional finance institutions like
banks.

Construction usually
takes less than:

6 months

Delays may be experienced in securing finance or finding
competent contractors.

The CDA programme trains emerging contractors
and supports 14 emerging construction companies.
The emerging contractors are defined as those with
a Construction Industry Development Board (CIDB)
grading 4 or less, who have been in operation for
less than 5 years and are meeting the targeted
preferential procurement regulation.

Employment opportunities are created through working
with local contractors, who construct affordable housing.

DAG Annual Report 2018

CONCLUSION AND
RECOMMENDATIONS
This report has highlighted
the importance of
understanding and supporting
the fast-growing market
of affordable housing. In
exploring the demand and
supply of affordable rentals,
the analysis shows that the
need for adequate housing is
far exceeding the supply.

Tenants are willing to pay more for rental accommodation
on well-located land, as confirmed by a spatial representation
of rental prices across Cape Town. Areas such as Maitland
Garden Village and Khayelitsha show high rentals because of
their locational flexibility to private and public amenities.
Big financial institutions such as banks will unlikely consider
taking the risk of reducing mortgage rates for micro-developers.
Therefore, there is a need for institutions like TUHF to
propose funding aimed at micro-developers. For example,
uMaStandi which is currently being piloted in Cape Town
and Johannesburg townships finances the emerging
micro-developers with a tailor-made mortgage loan.

Micro developers are
addressing TOD principles
It is important to recognise that affordable rentals and
backyarders generate efficiencies by increasing the density
of land-use. The City’s Municipal Spatial Development
Framework (MSDF, 2018) supports inward growth through
Transit Oriented Development (TOD). Interestingly, the
principles to guide Cape Town towards realising TOD include
affordability and densification.
Therefore, it is recommended that TOD capitalises on the
existing high densities created by affordable rentals and
backyard dwellings. Because TOD is grounded within a context
that promotes the sustainable use of land that includes a
high density of mixed land use centred around efficient pubic
transport system.
Additionally, micro developers provide a unique mixture of both
formal and informal tenure. This creates diversity and gives
people choices in response to the high demand for housing.
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Unfortunately, this is still not yet understood. The
diversity in the affordable rental market brings
integration in a fragmented city of Cape Town.
Again, TOD objectives of realising a city that
provides a rich of mix housing choices start with
the fast-growing affordable rental market.

The Government’s role
The densities of backyarders will continue
to increase because of the inability of the
government to provide adequate housing
opportunities for different segments of the
population. The quality of the backyard rental
accommodation is compromised when it
becomes overcrowded with largely inadequate
services. As a result, high densities will cause
municipal service implications.
The current backyard conditions need to be
addressed and require creative solutions.
Thus, it is recommended that the government
provide the market with the necessary support.
What shape and form this support takes
needs to be considered carefully. The total
control or interference of the state on backyard
accommodation has failed in the past.
Lessons can be taken from the pilot project in Zola,
located in one of South Africa’s oldest townships,
Soweto. The Gauteng Department of Human
Settlements upgraded approximately 500 backyard
shacks in Zola. Unfortunately, the programme
did not have anticipated outcomes. During the
construction of the units, the backyarders had to
be displaced. This created resentment because
the subsidy property owners benefited twice from
state subsidies and increased rent. This resulted in
tenants resisting to pay rent, leaving the landlord
with no income generation (Hopa, 2016).
This displays the government’s lack of forward
planning and not understanding the needs of the
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emerging developers. The role of the state needs
to be scrutinised because their top-down approach
has negative impacts on the fast-growing market.
The backyard rental accommodation does not
have a policy that addresses the market. The City
of Cape Town piloted a backyarder programme in
2014. It entailed improving the basic services of
tenants living in backyards only on municipal owned
property. However, it is unclear whether the City
of Cape Town will continue with the backyarder
programme. DAG, through a partnership with
other organisations, is currently running an
enumeration project of backyard accommodation
in Maitland Garden Village, Lost City, and other
neighbourhoods, the results of which will
provide the necessary information on backyard
tenants’ conditions.
The City’s amendment of the municipal planning
by-law to allow the third dwelling on a single
residential (SR1: Conventional housing) zoned erf
is an example of government providing an enabling
environment for the backyard rental market. In
doing this, the City is trying to add property rights to
areas with low-density to encourage densification
of well-located areas. However, this additional right
is applicable to areas that are zoned SR1 (such as
Maitland Garden Village), leaving out SR2, which
are incremental housing zoned areas such as
Khayelitsha. This means that micro-developers
wanting to develop in an SR2 zoned erf first need
to apply for rezoning if they want to build flats for
affordable rentals. This shows how this form of
private affordable rentals requires policy support,
something that is currently lacking, especially in
the backyard realm.
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SURVEY
QUESTIONS

3. Monthly income range
R0 - R3 500
R3 600 - R6 000
R7 000 - R10 000
R10 000 - R17 000
above
4. Did you find tenants to rent your room/s
using this page?
5. Did you find a place to rent using this page?

7. How likely is it that you would recommend this
page to a friend or colleague?
8. What improvements would you like to see on
the page (Affordable Places to Rent in Cape
Town Townships)?
9. If you are a landlord(homeowner), do you need
help to grow as a micro-developer?

6. What is the location of your area?
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